2005 LONDON HOUSING STRATEGY CONSULTATION

The response of the SE sub region (Bexley, Bromley, Greenwich, Lewisham and Southwark) is as follows. The response is confined to the particular questions posed and does not necessarily represent a comprehensive view of direction the London Housing Strategy should be taking.

How can we provide more housing?

Q1.1  How do we maximise the potential for new supply across London, including the growth areas?

· Press for upfront and maximum investment in infrastructure, especially transport – and especially in the growth areas. However the current significant capacity in areas that are not growth areas and that generally have local infrastructure should not be overlooked.

Q1.2  What more can local authorities do to increase the supply of new housing?

· Using assets, eg. by recycling capital receipts into new housing development – for which some incentive may be necessary.

· Investigate the capacity for additional homes on existing LA estates.

· Pursue an active ‘enabling role’.

· Local authorities could do more to increase supply if they were allocated funding with which to commission new affordable housing.

· Q1.3   How can we bring London's 100,000 empty homes back into use?

· The Board may wish to consider whether funding could be directed to encourage or facilitate sub regional initiatives to tackle empty homes – for example to have sub regional publicity campaigns or to have dedicated additional capital funding (SHG, TSHG or grant funding for private sector), possibly in support of CPO or compulsory leasing.

Q1.4  How should we best target available public subsidy to maximise the increase in the supply of housing?

· Public subsidy needs to be directed in a way that generates overall additional supply. Housing association led development could be considered as a priority over use of public subsidy on s106 schemes where it could be argued that overall no additional supply is being generated.

· Public subsidy should be very closely linked to deliverability.

Where in London should new housing be developed?

Q1.5  Where do we want new housing to be developed if we want to maximise new supply?

· Ideally, new housing should be developed widely across the sub region and should be where good infrastructure is in place. 

· It should be developed in places that people want to live in in order to achieve long term sustainability.

· Otherwise new housing should be developed where capacity exists and where early delivery can be guaranteed. This could include sites out of London if demand is known to exist.

Q1.6   To what extent should we be taking a sub-regional approach to new housing development?

· Sub regional approaches to development have begun to gain momentum and this should be built on. The Board may wish to consider whether any potentially major imbalances in the level of investment between sub regions would be reflected in nominations being made between sub regions.

· The sub regional approach should continue to allow a degree of flexibility and discretion for individual boroughs.

· ‘Pan London’ or Thames Gateway funding should be integrated or closely aligned with other investment in new homes in the sub region.

· The take up of nominations should be monitored over time to evaluate where people are choosing to live and to provide evidence for targeting future funding 

What type of new housing do we want? 

Q1.7   How do we ensure that all new housing developments contribute to building sustainable communities in an area, in particular through providing mixed tenure?

· We need to find ways of encouraging housing associations to take on mixed use developments (including housing for sale).

· The Board may wish to ascertain the extent to which in certain areas the buy to let market ultimately creates transient populations of short term private renters.

· Funding for key workers needs to be integrated into the main capital programme for new affordable housing. The prospect of exclusive key worker ‘ghettos’ will represent a missed opportunity for investment in key worker housing to make a contribution to ‘sustainable communities’.

· A mix of unit types may be every bit as important as a mix of tenures. A mixed tenure scheme of 1 and 2 bedroomed flats is not necessarily ‘sustainable’ if it is unable to accommodate a mix of household types. 

Q1.8   What mix of size of homes do we need?

· We need to increase the proportion of larger homes provided. There need to be more 3 bedroomed homes but in particular 4 and 5 bedroomed homes. These homes would be for families and therefore they need to be provided with adequate amenity.

· Clear targets for a significant proportion of larger units need to be set – e.g. a minimum of 40% should be 3 bed or larger and a minimum of 15% should be 4 bed or larger.

· It must be clear that provision of larger units is a priority for public subsidy, especially so should legislation be introduced for prevention of overcrowding

Q1.9   How do we provide for those who are not eligible for social housing but who cannot afford to rent or buy on the open market?

· It could be argued that there is already significant investment for this group though the take up of most of this accommodation is now confined to those households that the government considers to be key workers. A relaxation of definitions of key workers may in due course be justified.

· Otherwise investment in accommodation for this intermediate group still needs to ensure the housing is affordable to households on modest incomes; an expression of intermediate housing as a proportion of open market value does not necessarily provide the accommodation required.

· A clear rationale and clear strategic aims need to be established before any programme of investment in the ‘intermediate’ housing market and further assistance for this group must be dependent on additional funding, not the diversion of existing funding.

Q1.10   How can we make higher density developments work?

· We recognise that we need to develop new housing at relatively higher densities. However we need to avoid over reliance on schemes with very high density that are usually unsuitable for families or households with support needs.

· High density development will be of little value if, as has been proposed, it requires significant levels of under occupation and excludes households with children.

· Management is crucial. It needs to be integrated and coherent. RSLs need to be able to demonstrate they are able to achieve this.

· Further development or sharing of good practice is necessary to formulate and apply the good design principles that are essential.

Q1.11   How do we create new housing developments where people want to live?

· By providing them in locations that people want to live in – i.e. with good transport, good schools and good quality open spaces.

Q1.12   What is needed to create a sense of community and place in areas of new development?

· Areas of new development need to have a sense of originality and focus rather than impart a sense that they are identical and bland. This may be an issue of design or of the ‘branding’ of an area through development of other features or facilities.

· Consideration should be given to minimising the more negative impacts of the buy to let market generating a transient population that does not develop local links.

Q1.13   How do we make sure that new supply reflects the needs of London's diverse communities?

· See above. The main way new supply can reflect diverse communities is by having a wide range of unit sizes.

· Within London’s diverse communities there are also considerable numbers of people with disabilities or mobility problems. The Board could prioritise funding for schemes that include wheelchair units and advise against funding schemes that do not comply with Lifetime Homes standards.

Q1.14   How should we make provision for supported housing for people with special needs?

· Investment in new affordable housing needs to allow for an element of supported housing according to sub regional and local authority advice.

· At the moment new schemes are not being provided due to lack of revenue funding 

Can the housing sector deliver a step change? 

Q1.15   How can we get more developers involved in the London housing market?

· Explore the role that housing associations can play here. Either by acting entirely as developers in their own right or by forming and leading partnerships that include private developers that are relatively new to London.

Q1.16   How do we ensure that housing development is not constrained for example by skills shortages?

· The Board and its partner agencies may wish to consider the extent to which they could advise government that major intervention or investment is needed in this area.

· Options include mentoring schemes & secondment placements between the private and public sectors and the extension of apprenticeship type schemes.

Q1.17   To what extent should we be using modern methods of construction to speed up the supply of housing?

· Continuing encouragement – but not prescription - of MMC will help bring its price down and therefore make a contribution to speeding up supply whilst achieving value for money. However attention still needs to be paid to whether sufficient skills exist.

Q1.18   In what other ways can the housing sector speed up delivery of more homes?

· Greater encouragement and incentive to housing associations to landbank and if necessary to forward fund new development at risk. With an oversubscribed 2 year programme there is now a risk that housing associations fail to bring forward enough pipeline schemes.

Please let us know if there are other issues that you think are important in increasing the supply of housing and building sustainable communities. Please tell us how these issues should be addressed in the London Housing Strategy.

The supply of new housing must not be maximised at the expense of sustainability. So, for example, investment must be determined on a number of qualitative factors, identifiable at sub regional level, rather than purely on the basis of unit cost.
2. Improving existing homes and communities

How do we improve homes?

Q2.1   How can we make sure those in social housing have decent homes to live in?

This issue is generally best handled at local level though adequate and significant investment is essential.

Q2.2   How can we improve conditions in the Private Rented Sector? 

· By maintaining a steady long term programme of investment – at sub regional, borough and neighbourhood level. This would mean that current level of ringfenced funding from the Board should be extended into 2006-7 and beyond.

· The relationship of house condition to HB levels could also be looked at, though there may be some knock on in terms of supply. (On the other hand, there may be incentives that can be used to encourage more landlords to rent to households in receipt of HB since this would make a positive contribution to meeting the most acute housing needs).

Q2.3   How should poor quality owner occupied housing be improved?

· By careful targeting of resources – e.g. equity release schemes aimed at elderly and vulnerable owner occupiers.

· The SE sub regional may be facing a Decent Homes ‘time bomb’ in the owner occupied sector with very high levels of potentially non Decent homes pointing to a marked increase in non decency levels in c. 10 years time. Therefore we need to be promoting preventative maintenance in a variety of ways e.g. encouraging good practice, arranging or brokering inspections and approved builders. Owner occupiers may invest more in their homes if they were more confident about the building trade – promotion of the Quality Mark scheme might therefore be considered.

Q2.4   To what extent should we aim to improve homes beyond the current Decent Homes standard?

· An additional element of environmental improvement may be desirable for social housing but difficult to justify for the private sector.  Initiatives to promote ‘liveability’ are probably most relevant at local level.

Q2.5   What are the most effective ways of funding improvements to existing homes?

No sub regional comment


How can we make existing communities more sustainable?

Q2.6   How should we involve local people in making their communities more sustainable?

· This is an issue best dealt with at borough and local level – e.g. through Neighbourhood Renewal initiatives. However local communities may need an opportunity to participate in debate about what constitutes ‘sustainable communities’ though much will be dependent on funding opportunities at local level.

Q2.7   How do we meet the needs of homeless families, vulnerable people, key workers and overcrowded households? 

· Investment in new supply needs to achieve the right balance between these groups. The LHS should look to address each of these 4 groups but resources should not be diverted from meeting the acute need for social housing to fund key worker provision.

Q2.8   How can investment in housing promote greater equality in London?

· Greater equality of access could be ensured by building sufficient wheelchair homes and by adopting Lifetime Homes standards. 

· Investment in housing needs to be linked to combating poverty – e.g. by reducing running costs by achieving high energy efficiency, by avoiding setting poverty traps for residents of temporary accommodation, by ensuring affordability of rents and service charges.

· Provision of a greater number and proportion of larger family units is likely to have a positive impact on meeting the needs of BME communities.

 Q2.9   Are there housing issues that are specific to black and ethnic minority communities, to women, and to people with a disability?

· We have yet to identify any housing issues that are entirely specific to particular groups. However investment in larger homes in safe areas in which people wish to live, to Lifetime Homes standards and with sufficient proportion of wheelchair homes will have a particularly beneficial impact on each of these groups.

Q2.10   How can we ensure that supported housing is available for those that need it in the places they need it?

· The commissioning process through Supporting People must be the starting point – at both local and sub regional level.

· In practice achieving planning consents may be the most challenging issue – and possibly one that would merit a regional or sub regional view of best practice.

Q2.11   What could be done to achieve more mobility in social housing?

· Targeting shared ownership on a pooled sub regional basis for existing tenants.

· Increasing and greater pooling of resources to fund mobility initiatives.

· Dedicated resources aimed at under occupiers.

· Evaluate options for investing in new affordable housing outside London.

Q2.12  How can we increase choice for prospective and existing social housing tenants about where they live?

· We can move towards more choice based lettings arrangements at sub regional level. However each borough and sub region may need scope to go at its own speed.

Q2.13  How can investment in housing help address wider quality of life issues such as crime, anti-social behaviour, health, etc.?

· Encourage the sub regions and the Housing Corporation to work together to set out the ‘Housing Plus’ aims of investment and to set standards for local management. Investment would then need to be prioritised accordingly.

· A continuation of partnering status for RSLs could be dependent on their demonstrating how they have used investment, and their management arrangements, to achieve improvements in quality of life

Q2.14  To what extent should we be taking a local, sub-regional or pan-London approach to improving existing communities?

· The approach should be fundamentally a local one – though some inter borough partnership may be required within the sub regional context. 

Q2.15   How do we ensure that solutions are cost-effective?

· Expect the Housing Corporation to audit schemes to establish the cost effectiveness of investment that assists in ‘improving existing communities’.

Please let us know if there are other issues that you think are important in improving London's homes. Please tell us how these issues could be addressed in the London Housing Strategy.
3. Setting priorities 

Q3.1  Given limited resources, what should be the balance between new housing, improving existing homes and other housing priorities?

· A degree of local and sub regional discretion should be allowed in determining the balance of investment. 

Q3.2   What priority should be given to wider neighbourhood regeneration and how should this be funded?

· The London Housing Board’s investment could be used to support neighbourhood regeneration – however it is not practical to assume that the LHB’s resources are at all sufficient to fund wider programmes of neighbourhood regeneration. Also LHB resources should not be diverted away from increasing supply and achieving Decent Homes standards in order to prop up particular regeneration projects.

Q3.3   Would we get best results by 2016 if different phases of the strategy emphasised different priorities?  For example, should we concentrate first on developing more homes or improving existing homes?

· See – above Q3.1. The taking of a phased or themed approach may well vary from one borough or sub region to another.

Q3.4   Should there be different priorities at the local, sub-regional and pan-London level and if so, how should they be reflected in the Strategy?

· There should be sufficient flexibility to allow for this. The LHS must be able to respond to the priorities fed up to it from sub regions; however individual local authorities need to be able to operate within the broader context of the LHS.

If you feel there are other objectives that should be given priority we would like to hear about them.

We would welcome a more integrated programme of investment from which priorities would be established at sub regional level. This could involve greater devolution of funding.

A more integrated programme of investment would still inevitably keep the fundamental distinction between new supply and Decent Homes, though there needs to be recognition that demolition of existing stock and its replacement by new supply may on occasion be the most effective way of achieving Decent Homes standards.

Such a programme would integrate key worker housing with other funding streams and would better focus or even abolish the pots for Innovation and Regeneration that existed in the 2004-6 programme. It would also integrate ‘pan London’ and Thames Gateway investment into the mainstream LHB programme.

