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A Strategy for Key Worker Housing in South East London: 2004-6.
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1. Introduction

This strategy has been produced on behalf of the SE London Partnership of the boroughs of Bexley, Bromley, Greenwich, Lewisham and Southwark. If you would like to comment on the strategy or find out more about the SE London Partnership please contact:



Dave Shiress



SE London Housing Strategy Co-ordinator



9 Larcom Street



SE17 1RX



Telephone: 020.7525.7725



E-mail: dave.shiress@southwark.gov.uk

2. Objectives

The primary purpose of providing key worker housing is to improve recruitment and retention in key public services and hence to improve those services for the benefit of residents. It is crucial that the provision of housing for key workers leads to improvements in recruitment and retention and that this in turn leads to improvements in public services. To achieve this primary objective, we aim to:

· Set out the need for key worker housing and the resources available.

· Ensure the effectiveness of key worker housing provision

Other strategic links and objectives

This strategy complements the South East London Housing Strategy 2004-6 that was launched in April 2004.  The main objectives of the South East London Housing Strategy have various implications for key worker housing: 

Increase the supply of housing and affordable housing and promote choice 

New key worker homes – over 2000 for 2004-6 – will make a significant contribution to the supply of housing in SE London. Potentially this takes pressure off existing stock including that in the ‘social’ sector. It assists in meeting borough and London-wide targets for the provision of new affordable homes.

We will aim to promote choice for key workers in SE London by:

· Ensuring access to schemes throughout the sub region, and possibly beyond, regardless of borough boundary, employer or occupational group.

· Seeking to end distinctions between ‘key worker’ and ‘non key worker housing’ whilst respecting the aims of the Office of the Deputy Prime Minister that investment should result in a very significant increase in accommodation for key workers.

· Offering a range of tenure, location and unit sizes.

Ensure that all tenants of social housing in SE London have access to a decent home by 2010.

This is a major priority for local authorities and RSLs throughout the sub region and though it has limited direct relevance to the provision of key worker housing it does mean that local authority and RSL resources and assets may be focused on this priority rather than funding the provision of key worker housing. 

Promote quality homes in the private sector

Key workers are potential occupants of empty homes that are brought back into use. Those living in privately rented homes may also benefit from improved quality.

Create sustainable communities

In many circumstances, the provision of appropriate key worker accommodation can make a valuable contribution to local regeneration. In particular an influx of households that are all in employment can have a positive effect on local economies and may help sustain or enhance local services. Provided that the location and type of scheme are adequate, major regeneration schemes may benefit from including an element of housing for key workers. We will encourage larger local regeneration schemes to include an element of housing for key workers.

Reduce homelessness and promote the use of appropriate temporary accommodation.

This is another major priority for local authorities. For this reason local authorities will continue to strive for additional resources to meet the demand for key worker homes and will not wish to see resources diverted away from accommodation and services for vulnerable households.

Some key workers may be inadequately housed in existing Council or RSL accommodation. By offering rehousing into more appropriate accommodation we will free up housing that can be used to relieve homelessness.

3. Context

Background

· This strategy is one of a series of sub regional key worker housing strategies being produced across London.

· The production of a SE London key worker housing strategy is one of the objectives set out in the SE London Housing Strategy 2004-2006

· Research such as that carried out on behalf of ‘Keep London Working’ has established that there is a link between the availability and affordability of accommodation for key workers and problems in achieving adequate levels of recruitment and staff retention to maintain key public services.

· The Government has launched major investment to increase the provision of housing for key workers. Initially this was through the Starter Home Initiative and the Key Worker Challenge Fund but more recently through a major combined programme (‘Key Worker Living’) through the Housing Corporation for 2004-6. This programme includes the establishment of ‘Zone Agents’.

· The formulation and launch of a protocol with NHS Estates in 2003 was the first collective and public SE London response (including Lambeth). It was the first such protocol in London and has been heralded as good practice in attempting to build joint working between local authorities and the NHS.

· A group including the NHS and the 5 SE London boroughs and Lambeth meets regularly and is part of the structure for the delivery of the SE London Housing Strategy. This strategy’s action plan will form the work plan for this group.

· The group has commissioned work to review existing data about supply and demand for key worker housing in SE London. The purpose of this work was to provide a snapshot from which to propose future targets, to put forward and test assumptions and to highlight any major gaps in knowledge.

Who are our key workers and where do they work?

The current government definition of key workers (for the purposes of its Key Worker Living programme) is:

· Nurses/Health Workers

· Police

· Police Civilians

· Social Workers

· Teachers

· Occupational Therapists

· Educational Psychologists

· Prison staff

· Probation Service Staff

· Planners

Many of these key worker groups are spread across the sub region. The services key workers provide often extend beyond borough boundaries and sometimes across sub regional boundaries. For example staff working at Kings College Hospital are located within the London Borough of Lambeth but provide services for residents of Southwark.

In SE London the largest single group of workers are those working for the NHS – over 38,000 working in SE London (including Lambeth). Of these some 13,000 earn less than £18,000 per annum. NHS staff are spread across 14 Trusts and the SE London Strategic Health Authority.  Guys and St Thomas is the largest Trust employing over 9,000 people. 
The current Government eligibility criteria for Key Worker Living do not include many ancillary and administrative staff and excludes all staff working through private contractors and agencies. So for example some 13,000 low paid NHS employees in SE London may not currently qualify.

Some boroughs and commentators have proposed different or wider definitions of worker groups – e.g. to include fire fighters and transport workers or to be based entirely on income levels. There is scope to take a sub regional view as well as local or borough views on this – with the means to assist groups not eligible for government funded schemes likely to be based on 3rd highest level of priority for traditional shared ownership and on possible eligibility for key worker housing provided without public subsidy.

4.  Consultation

The approach taken in this strategy as well as in the protocol and action plan is based on close liaison between the 5 (sometimes 6) local authorities and the NHS, originally NHS Estates but now the SE Workforce Confederation for whom the newly appointed Housing Co-ordinator for SE and NE London is an important link between NHS Trusts and the local authorities in the sub region.

Many Trusts and employers have carried out their own surveys of staff (e.g. “exit surveys”) and the research we have drawn on from Keep London Working and from local Housing Needs surveys includes an element of interviews with staff members. We suggest extending the practice of exit interviews to help build up our understanding of the relationship between staff retention and housing availability.

We would like to find more out about the views of key workers themselves as well as to achieve a greater level of involvement from key employers such as the NHS Trusts. In particular we would like to find out from key worker employers about how they envisage public services can be improved by housing provision for key workers.

5. Needs

· In SE London we are aware that private house prices and rents are well beyond the reach of key worker salaries - and that there is an insufficient supply of affordable housing. Illustrations of this are set out in the South East London Housing Strategy.

· Our summary of supply and demand, produced in April 2004, found (based on current definitions of key workers):

· 2,400 new key worker homes (including re-lets) will be provided up to the end of 2005-6.

· The identified supply for the same period is 2,800.

· On the basis of the information and the assumptions we have used, a further 400 key worker homes would be needed in order to satisfy demand.

· Demand for 250-400 new key worker homes per year from 2006 to 2016 is predicted. 

· Looking at needs and supply on a sub regional basis does not necessarily fully reflect the patterns of where key workers choose to live and work. In particular our sub region is “blurred” with LB Lambeth - which is within the same Health Authority area. We know that there will always be a number of key workers who commute to and from the region, though further data about such movements and about the preferences that key workers have would be a useful subject for further research.

· Higher estimates of the level of key worker housing needed arise from projections of significant growth in the NHS’s workforce.

· The report on supply and demand forms appendix 1 of this strategy.

6. Delivering the objectives

In setting out the objectives of this strategy in the first section we set out 2 main aims that arose from our primary objective of improving public services. From each of these aims we can identify more detailed objectives:

Set out the need for key worker housing and the resources available.

· Understand key worker needs and demands – we have collated the data we already have both at local level and through disaggregating from London level (e.g. Keep London Working research). This gives us a ‘starting point’ as well as an opportunity to identify where the most significant gaps in our knowledge are to be found. We will continue to seek further information – in particular to achieve a better understanding of how key worker housing provision in SE London can lead to improvements in public services.
· Identify key worker housing schemes in the sub region – we have collated the information we have about existing provision as well as new provision that is in the pipeline.
· Identify actual and potential investment in key worker housing – we will continue to collate information about where investment has taken place or is planned (in particular by mapping investment through the Government’s ‘Keep Worker Living’ programme) but can also propose other potential sources.
· Propose targets for provision of new homes for key workers in the sub region – based on the information we have on demand and on provision we can propose some preliminary, and tentative, targets for additional provision. Interim targets are set out in appendix 2.
· Review targets and resources and monitor progress – by regular monitoring reviewing we will establish whether the sort of targets we have proposed and the assumptions we have used are realistic.

Ensure the effectiveness of key worker housing provision.

· Ensure key workers are fully informed of housing opportunities – the role of the Zone Agent (Tower Homes) is central in marketing the provision of key worker housing.  Local authorities and public sector employers also have a role and will be able to influence Tower’s marketing strategy. We expect all providers of key worker housing (e.g. funded through Challenge Fund or section 106) to use the Zone Agent as a single source of applicants and referrals.

· Target key workers effectively in order to improve recruitment and retention - local authorities and employers will need to advise about which groups they regard as a priority including, possibly, on a short term and localised basis. Take up of key worker housing will be monitored and we will seek ways to evaluate its impact on recruitment and retention.

· Ensure suitability of new housing for key workers – we can use the information we have about supply and demand and build upon the principles of the Protocol to put forward proposals about the type and nature of new key worker housing. This can be included in the SE London sub region’s ‘Guide to RSLs’ that will be produced in August 2004. See appendix 3 for a summary of the issues involved.

· Retain key worker housing – whilst working within Government guidelines and avoiding disincentives or unduly onerous conditions, we can explore ways of minimising the occupation of key worker housing by households that are no longer key workers (i.e. have left the profession that qualified them for housing) or that have income levels that mean they can easily access alternative accommodation on the open market.

· Effectively procure new key worker housing – based on the advice we set out about what constitutes “suitability” we need to work closely with the Housing Corporation and RSL partners to ensure the prompt delivery of key worker homes to these sorts of requirements.

· Provide sufficient resources to support work on provision of key worker housing – revenue resources are needed to market and monitor key worker housing, to ensure liaison between local employers and providers of key worker housing and to progress this strategy and its action plan. (Recent Government announcements about the role of the Zone Agent suggest that at least some of these resources may now be in place.)

· Fully involve employers – awareness of key workers housing opportunities by employers needs to be raised in order to ensure assistance can be targeted at groups for whom the greatest recruitment and retention problems exist.

· Monitor take up of key worker housing – the appointment of the Zone Agent gives a welcome opportunity to monitor take up through one agency.

Updating the strategy

These objectives are set out in an action plan that forms appendix 4 of this strategy. Due to the need to quickly respond to and influence the Government’s initiative in funding a major programme of key worker housing the focus of this strategy and its action plan has been relatively short term. Further challenges and issues still exist and will be more fully addressed in an update of this strategy and a new action plan in place for 2005-6, e.g.

Delivering larger units

Equalities

Review of the protocol between boroughs and NHS

Evaluation of contribution of key worker housing to improving public services

7.  Resources

It is unlikely that suitable and affordable key worker accommodation can be provided without some sort of subsidy. Cluster or hostel type accommodation has been provided without capital subsidy in the past (though employers have often had to underwrite revenue lost through voids) – however further demand for this type of accommodation has not been identified and development of additional shared of cluster accommodation is not recommended.

Social Housing Grant, including Homebuy, provided by the Housing Corporation is now the main source of funding for key worker accommodation. Over £52m is being invested in the SE London sub region under the banner of the Government’s Key Worker Living programme in 2004-6, though previous dedicated programmes of key worker accommodation were funded through the Starter Home Initiative and the Key Worker Challenge Fund.

Thames Gateway capital funding my in future provide resources for key worker housing in “Zones of Change” areas in Bexley, Greenwich and Lewisham that are additional to the SHG that is allocated by the Housing Corporation from London’s single housing capital pot. Such funding would be in anticipation of an increase in population of up to 70,000 by 2017 in the Thames Gateway Zones of Change that are within SE London.
Capital funding by employers, including the use of assets such as surplus land and buildings, has been encouraged by the Government. Some NHS Trusts in the sub region have been able to pursue this course of action. 

Section 106 agreements may provide accommodation for key workers without use of public subsidy or with reduced use of public subsidy. These are agreements between planning authorities and developers of residential accommodation that allow for an element of affordable housing to be required. See below for a summary of the role of section 106 agreements in providing key worker accommodation in SE London.

· All boroughs require an element of intermediate housing in the on site provision of affordable housing on private residential developments that they are able to secure through section 106 agreements.

· Rented key worker accommodation is an accepted form of intermediate accommodation.

· The provision of all of an affordable housing requirement as exclusively key worker accommodation is not acceptable.

· An element of key worker accommodation as part of a section 106 should reflect the standards and affordability levels referred to elsewhere in this document and the protocol between the boroughs and NHS. Therefore the provision of shared or clustered key worker accommodation through section 106 agreements would only apply in the most exceptional of circumstances.

· Public subsidy will not necessarily be available for key worker housing provided through section 106 agreements. Where no public subsidy is provided planning authorities will need to ensure that standards and affordability are clearly set out within the wording of section 106 agreements. However lack of public subsidy may also mean an opportunity to offer more flexibility than is the case when subsidy is involved – e.g. about equity models, about eligibility and about ‘claw back’ arrangements.

English Partnerships have embarked on a programme of procuring key worker accommodation for sale. Sites have already been acquired in Lewisham and Southwark. We will work closely with English Partnerships in order to achieve effective liaison and high standards throughout SE London and we recommend that English Partnership schemes also make use of the Zone Agent for finding applicants.

Private funding and innovative solutions make a significant contribution to the provision of key worker housing and are likely to continue to do so. We will encourage the development of innovative solutions (e.g. different equity models, fixed term provision, demountable housing) providing the accommodation produced achieves the appropriate quality, standards and affordability. 

One such opportunity is presented by LIFT, a programme for the procurement of new primary care facilities on behalf of local Primary Care Trusts. Some facilities may be well suited to the provision of key worker accommodation on upper floors.

Revenue can be used in a number of ways but some NHS trusts are already using revenue to underwrite the cost of void units and employers or local authorities may still make revenue contributions in order to make key worker housing feasible. Other options include the use of revenue for rent deposit schemes. Sufficient revenue is also a factor in providing adequate management and effective marketing and lettings arrangements.

