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1. Introduction

This document results from updating a strategy for shared ownership in SE London that was produced in 2004 and from incorporating elements of the SE London Key Worker Strategy (also produced in 2004). The combining of strategies for ‘shared ownership’ and for ‘key workers’ is reflected in the establishment of an Intermediate Housing sub group of the SE London Housing Partnership as well as the government and Housing Corporation’s move to end distinctions between key worker and non key worker housing. 

The approach set out in this paper is based on a record of effective joint working on shared ownership in SE London dating from 2002.
2. Since 2004…….
Since the original shared ownership and key worker strategies were produced in 2004, there have been a number of changes and developments that have resulted in the need to review, revise and combine those strategies:
· A healthy pipeline of new intermediate housing but concern about prevalence of 1 and 2 bedroomed flats for sale and the apparent lack of family accommodation
· Some reluctance expressed by key workers for living in key worker ‘ghettos’
· Ending of distinction between key worker and non key worker shared ownership (“HomeBuy”) since 2006 – though claw back still applies to key workers (whereby key workers may have to pay back some public subsidy if they leave their employment)
· Relatively little rented key worker accommodation produced – and a sense that it is not viable to provide at necessary rent levels.
· SE London Key Worker Protocol (previously the ‘SE London NHS protocol’) updated
· Growth in NHS recruitment did not happen as predicted – instead many NHS Trust have reduced staffing
· Extension of the Zone Agent role into that of the HomeBuy Agent – i.e. a wider role that mirrored the partnership’s desire for a one stop shop single register. 
· Comprehensive data about 2004-6 Key Worker Living Programme provided by HomeBuy Agent (formerly “Zone Agent”)
· Little liaison between SELHP and English Partnerships
· Growth of schemes and proposals for intermediate housing from other agencies such as Asset Trust, First Base and Pocket.
· Positive housing association involvement in New Homes events, reflecting more interactive and more co-ordinated approaches to marketing
· A snapshot of shared ownership sales in SE London for 2005-6, 2006-7 and 2007-8 that suggests average incomes of just over £27,000 but a relatively low level of take up by existing tenants (i.e. less than 12%).

3. Background and objectives

This strategy:

Responds to the Government and Mayor of London’s aim for meeting housing needs by working beyond and across borough boundaries.

Seeks to maximise choice and mobility

Builds on the implementation of a sub regional register for shared ownership (with Tower Homes) and the appointment of Tower as firstly Zone Agent to deal with new key worker housing and from 2006 as ‘HomeBuy Agent’ to deal with access to all types of intermediate housing in SE (and SW) London.

Applies to all new shared ownership homes funded by the Housing Corporation (including through Recycled Capital Grant Fund) and completed from 2004 onwards.

Allows priority groups such as existing Council or housing association tenants, and key workers, to take up shared ownership anywhere in the sub region (and possibly beyond).

Is separate from, but complementary to, inter borough agreements on the distribution of nominations for new ‘social’ rented homes in the sub region.

4. The role of intermediate housing in SE London
It is acknowledged that intermediate housing may cater for a variety of strategic objectives and that various implications arise from these different objectives. 
Meeting housing needs is a shared objective – but there is debate about how this is defined and whether resources are best targetted on the greatest need or best spread thinly to cater for the greatest number of households. Our approach encourages targetting of intermediate housing on those in greatest need – in the case of existing tenants by releasing their current homes for others to be able to use.
The aim expressed in our Key Worker Protocol still applies – i.e that we wish to support the provision of accommodation for key workers where this can be seen to have a positive effect on staff recruitment and retention and where improved recruitment and retention in turn are necessary for the improved delivery of key public services.
In some areas the provision of intermediate housing has been seen to have made a positive contribution to the notion of ‘sustainable communities’ since it provides a much more stable group of residents than many of the private sector developments that are acquired by Buy to Let investors and then have tended to be occupied by a more transient population.
5. A pooled approach

From 2004-6 publicly funded shared ownership homes (both new build and re-sales) have been treated as a pooled resource for residents of SE London. They are regarded as a resource for all of SE London rather than necessarily the borough in which they are located. We have been able to promote choice and flexibility whilst reviewing take up to make sure that particular boroughs do not significantly miss out from this approach. All housing associations providing shared ownership homes in SE London now report annually about where purchasers of both new build homes and re-sales have come from.
Schemes provided without public subsidy through section 106 agreements can be kept outside this pooling arrangement and may remain subject to take up by host borough residents and key workers only. Relevant applicants to such schemes are still derived from the HomeBuy Agent. However, individual boroughs are also free to enter into reciprocal arrangements to ensure that the overall the take up of such schemes reflects the priorities set out below. Such an arrangement may have become more acceptable now that more boroughs than just Southwark are developing new affordable housing without use of public subsidy.
There is no reason why a pooled or reciprocal approach should not be extended to other boroughs – not just those in London but also boroughs such as Dartford for which we know there is a strong demand from SE Londoners.

6. Equalities

Through Tower and our partner housing associations we will monitor take up to ensure that there is significant take up throughout the sub region by households from Black & Minority Ethnic communities. As an absolute minimum take up by BME households should reflect the overall composition of the population of SE London. However we will aim for take up to be more reflective of the proportion of BME households that are recognised as being in housing need across SE London.
We will work with Tower to ensure that shared ownership is publicised and marketed in a way that meets these aims.
With an increasing number of wheelchair accessible homes being produced we are also concerned to improve marketing and choice for people with disabilities who aspire to low cost home ownership. Work on this issue commenced in 2006 and will be taken further.
7. Recycling staircasing receipts and RCGF

“Staircasing receipts” and Recycled Capital Grant Fund from sales of higher levels of equity in shared ownership homes should be recycled into the provision of new homes in the sub region. Subject to agreement by the sub region this investment may take place anywhere within SE London and will then be subject to the pooling arrangements described above. When rented accommodation is provided through investment of staircasing receipts or RCGF this will be subject to the nominations formula that applies to rented accommodation.

8. Common priorities

Across the sub region our objective is to maximise take up of shared ownership by existing Council and housing association tenants. In this way accommodation is freed up that can then be occupied by households in acute need. Currently take up by existing tenants is less than 12%, with significant variations between different housing associations. We are aware of the National Audit Office’s proposed target of 20%.
We also wish to continue to support programmes that assist in recruiting and retaining key workers and to directly provide accommodation to households in housing need. However we recognise that being on a local authority housing register is not necessarily a good indicator of need and that prioritising households on local authority registers can sometimes have the effect of generating otherwise unnecessary applications to those registers.
Our priorities are therefore in the following order:
1. Existing Council and housing association tenants resident within the sub region.

2.
Households registered for rehousing with one of the 5 local authorities and recognized as being in housing need e.g. due to homelessness, overcrowding, medical reasons and harassment. This would include leaseholders who are being decanted as part of regeneration schemes. The appropriate band levels for the respective local authorities are 
Bexley
1, 2 and 3.

Bromley
A, B and C.

Greenwich
A and B.

Lewisham
1,2 and3
Southwark
1, 2 and 3.
Whether explicitly contained within these bands or not, this priority level should include “junior” households within social rented housing whose rehousing would result in the social housing they vacate being no longer overcrowded.
3.
Key workers that are within the current definition used by the Government (for Key Worker housing). Key workers will be eligible if they provide a service to residents of at least one of the 5 SE London boroughs – hence they will not necessarily already live in the sub region nor will they necessarily work within the sub region (e.g. staff at Kings College Hospital provide a service to residents of Southwark, but are based in Lambeth).

4.
Existing shared owners who are currently overcrowded or underoccupying.

5. Key workers that are outside the Government’s definition -  and that are recognised as providing key services and having a recruitment and staff retention problem
This category is currently defined as:

‘Those employees of NHS Trusts, (state) schools, the Metropolitan Police, the Probation Service, the Prison Service, as well as local authority planning and social work practitioners that are not categorised as ‘key workers’ for housing purposes by the government..’
6. All other households that are registered for housing with one of the 5 local authorities

Our target is for 100% of the take up of shared ownership to come from these groups. In particular we wish to maximise take up from existing Council or housing association tenants, our aim being that 20% of take up should come from this category.

The HomeBuy Agent provides monitoring information on take up of shared ownership (new build and re-sale) on a 6 monthly basis. 

9. Affordability

In order to have the greatest strategic impact it is essential that shared ownership is affordable to the groups we have identified as priorities. National or regional advice on income levels is issued to include the most expensive areas (such as inner West London). Households with incomes of £49k or £60k can access open market housing in SE London are therefore not relevant to intermediate housing in SE London. In 2005-8 the average income of households accessing shared ownership in SE London was c.£28,000. A small number of open market properties were available in early 2008 in most boroughs at a price of below £120,000.
Therefore:
· Shared ownership schemes should be developed with reference to the income levels of those tenants wishing to access low cost home ownership and to key worker salary levels . Information generated through the HomeBuy Agent will be used to provide further analysis of the latter.
· We will work with housing associations to achieve a consistent view of how affordability should be assessed.
· The rent levels of intermediate rented housing should be relevant to the greater number of staff working in the NHS or in teaching – i.e. income levels of c.£20,000.

We regard shared ownership as ‘intermediate’ – i.e. its cost lies between the social rented sector and the open market.  Shared ownership must be affordable to households who could not otherwise access the cheapest properties in the local housing market. 

Housing associations and other providers offering shared ownership will need to be able to offer reduced levels of equity and to ensure the low percentage levels for the rented element. For example for properties with a value of £200,000 an equity share of 25% would need to be offered. Attention also needs to be paid to service charges.
· Boroughs will not necessarily endorse or promote schemes that do not clearly offer purchasers advantages over acquiring properties on the open market.

10. Priorities and Actions for 2007-8 and beyond
· Increase level of sales to existing tenants using an agreed approach to marketing. 
· Evaluate effectiveness of existing marketing methods
· Agree marketing plan with HomeBuy Agent on an annual basis.
· Devise streamlined way of identifying households ‘in need’ (priority level 2).
· Creative or innovative ways of providing affordable intermediate housing for families and larger households.
· Further develop marketing arrangements for households with disabilities including developing access to shared ownership schemes for households in receipt of benefits.
· Devise common model of affordability.
· Take a more co-ordinated approach to intermediate housing in SE London by working more closely with all funders and providers e.g. to avoid hotspots of over supply and confusion for applicants arising from a plethora of competing products and schemes.
· Update advice about income levels in SE London Key Worker Protocol.
· Explore scope for reciprocal arrangements with Dartford and other neighbouring authorities.
· Explore potential for intermediate rented schemes to contribute to the regeneration of SE London’s town centres.

· Engage with GLA and other agencies in developing relevant sections of the Mayor’s Housing Strategy.
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