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1. INTRODUCTION

Westminster City Council, CityWest Homes and the housing association sector face
significant challenges in ensuring a continuing supply of sufficient new affordable housing
of good quality and of the sizes and types needed to meet current and future demands.
Alongside this sit the continuing challenges of ensuring that the present stock of affordable
housing in the City is managed and maintained to a high standard, and ensuring that local
communities and new developments are sustainable.

Westminster faces largely unique difficulties in tackling these challenges, and the
establishment of the Westminster Housing Commission to consider such matters is
especially welcome.

The Westminster housing associations are committed to working in partnership with the
City Council to address local needs and circumstances. We welcome this opportunity to
set out our perspective on the issues facing housing providers in Westminster, and to
suggest ways for increasing the supply of affordable housing in the City, while developing
sustainable neighbourhoods.

This submission represents the views of nine associations® active in the City. The paper
illustrates the positive contribution housing associations make to life in Westminster, and in
particular how they support Westminster City Council’'s (WCC) community leadership role
through strong and effective partnership working.

The paper focuses on three main areas:
Who we are housing;
Our wider community development and regeneration role;
Continuing and increasing the supply of affordable housing in Westminster.

Housing associations (HAs) are committed to helping tackle current and anticipated
challenges. This paper contains a number of recommendations to facilitate discussion. If
the members of the Commission would be interested to visit HA schemes, or would like
further information on any matters in this paper, we shall be pleased to assist.

2. HOUSING ASSOCIATIONS IN CONTEXT

54 HAs own or manage between them some 12% of the total housing stock in
Westminster. This comprises 11,603 units for rent; 1,885 special needs, 617 shared
ownership and 1,815 temporary accommodation. A summary of HA activity is set out in the
Appendix.

11 HAs, including the nine listed in the footnote below, and CityWest Homes, representing
almost 90% of the social housing stock in Westminster, have signed up to the Social
Landlords Protocol. This commits signatories to agreed minimum standards so that all
customers know what to expect, regardless of their landlord.

! Dominion Housing Group (Acton HA, Optimum HG), Genesis Housing Group (PCHA, Pathmeads HA,
Sutherland HA), Network Housing Group (Stadium HA, Willow Housing & Care), Octavia Housing & Care,
Peabody Trust, Soho Housing Association, Threshold Housing & Support, Ujima Housing Association,
WECH.
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In each of the last three years, HAs have provided on average 200 new rented properties
in, and more than 200 relets of existing stock for WCC nominations. Approaching 700
further new units are expected over the next few years.

The majority of the existing HA stock is in smaller units, with 59% comprising studio or one
bedroom properties, 27% being two bedroom, and just 14% is three bedroom and above.
However, of the social rented units currently in development, 79% (455) are two bedroom
or larger. On the other hand, intermediate housing is likely to be made up of smaller units
because of the difficulty of making this type of housing affordable.

The map below shows the location of HA homes throughout the City at the time of the
2001 census, alongside other tenures. The highest HA concentrations were in the north
west of the City (Harrow Road, 1521 units) and the south east (Tachbrook, 1633 units).

3. WHO WE HOUSE

This section provides background on the people we serve and the types of
accommodation we provide.

3.1 Lettings and nominations

Most lettings are for small units of accommodation. The CORE lettings report for general
needs for 2004-05 indicated that 65% of lettings were for one bedroom accommodation,
with less than 12% of lettings for three bedroom and above. Over half the general needs
lettings in 2004-05 were to single adults aged between 16-59.

Figures 3 and 4 in the Appendix illustrate HA lettings to and nominations from WCC. Over
the last three years, for first lets almost three-quarters have been two bedroom and above,
whereas almost three-quarters of relets have been for one bedroom and bedsit
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accommodation, illustrating the turnover of smaller accommodation. The majority of
successful nominations from WCC to HAs are homeless acceptances or from the WCC
transfer list.

WCC normally applies two types of nomination agreements to new HA development,
depending upon the source of funding.

WCC implemented choice based lettings - Home Connections - across all priority housing
groups from November 2004. All social housing lettings are included in Home
Connections. An evaluation report of progress during the first year is imminent.

3.2 Incomes, rents and Housing Benefit

The 2004-05 CORE report shows that just over a third of heads of households signing up
for general needs tenancies were working full or part-time. The mean weekly income
across all household types was £178.62, and it was estimated that 61% would qualify for
Housing Benefit (HB).

Figure 5 in the Appendix shows average net rents for HAs in Westminster, along with
those from the HACE? group and City West Homes. In general, HA rent levels are lower
than CityWest Homes. There is, however, a range in the rents charged by different HAs,
reflecting different historic circumstances. This has implications for rent restructuring and
also for HAs’ capacity to achieve the Decent Homes (DH) standard (see 5.1 below).

A particular concern has been Government proposals to pay HB direct to tenants. Recent
indications that this may not now proceed for social housing are welcome.

Genesis, Octavia and WECH provide a drop-in surgery at WECH Community
Centre to maximise the income of vulnerable residents on low income, help with
filling out forms and make benefit assessments in conjunction with the CAB.
Feedback from clients showed that the project has helped users claim more than
£437,000 in benefits to which they were entitled.

In conjunction with this project, a CAB Debt Advice Service is funded by WECH,
Octavia, Paddington Development Trust, and the Legal Service Commission to
support residents in debt to improve the management of their finances.

3.3 Homelessness and overcrowding

The CORE report shows that, before signing up for a general needs property, 20% of
people were living in hostels, bed and breakfast, short life or other temporary housing.
18% were statutorily homeless. Many, particularly single, people moving into general
needs housing are vulnerable.

Households accepted as homeless by the City Council are by far the largest group of
nominations to HAs, although the proportion has been falling (54% of all nominations in
2002/03; 46% in 2003-04; 33% in 2004-05).

Overcrowding was a significant reason for people leaving their last settled home,
according to the CORE report. Almost a quarter of people signing up for new general
needs tenancies stated that their previous property was overcrowded. 29% of people in
Westminster are reported as living in overcrowded conditions, which rises to 38% in

% Housing Associations Chief Executives Group, excluding Notting Hill HT whose stock is mainly temporary
accommodation in Westminster.
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Church Street, Lancaster Gate and Westbourne wards.> The National Housing
Federation’s Feedback Service, which reports on tenant satisfaction surveys, has
demonstrated that overcrowding has a recognised negative effect on residents’
satisfaction.

3.4 Temporary accommodation

In August 2005, 3,469 homeless households were in temporary accommodation in
Westminster under the Housing Act 1996* Of these, 2,318 were in private sector
accommodation leased by the WCC or HAs. HAs own or manage 1,815 units of temporary
accommodation in the City.

High private sector rents mean that people living in leased temporary accommodation are
often reliant on housing and other benefits. HB is of crucial importance in Westminster,
where private sector rents for self contained housing are among the highest in London.
The rent for two bedroom houses, maisonettes and flats averaged £375 in 2004°. The HB
taper system means high rents can be a disincentive for finding work.

One example of the way this might be tackled is in East London, where Boroughs are
working with the GLA and East Thames Housing Group on a ‘Working Future’ pilot. The
gap between private sector rents and social housing rents is bridged by a block grant, with
the majority of funding coming from the Department of Work & Pensions.

Dominion Housing Group has 402 units purchased through a £100m funding
facility from the Halifax/Bank of Scotland. Originally the City Council nominated
homeless families and paid a nomination fee for ten years. The association then
charged residents a sub market rent fixed at levels determined by the Rent
Officer. Recent house price increases have led to an extension of the nomination
fee period to 14 years.

Pathmeads (part of the Genesis Housing Group) operates a Private Sector
Leasing Scheme where properties are leased directly from a landlord and then
sub-leased to the City Council, with responsibilities set out in a management
contract. This is a growing scheme that is anticipated to include a block of 33
homes for single vulnerable homeless people.

3.5 Supported housing

Housing associations are significant providers of Supporting People services, comprising
30 of the 55 providers active within Westminster. The range of provision is summarised in
the Appendix, at Figure 6.

The CORE lettings report for supported housing 2004-05 reveals the vulnerability of new
supported housing tenants. Only 4% of households were working full or part-time, with
56% unemployed or job seekers, and 17% long term sick or disabled. A net weekly income
of £40 - £59 was reported by 69% of respondents.

Prior to signing for a supported housing tenancy with an HA, a quarter of people had been
sleeping rough and 15% were in a direct access hostel. 14% were statutorily homeless
and 72% other homeless.

® Westminster PCT, ‘Health Inequalities in Westminster’, March 2004.
* The Mayor of London’s Homelessness Briefing, August 2005.
®> The Mayor of London’s Private Sector Rents Bulletin, 2004.
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3.6 Key workers

Whilst the overriding need is for affordable housing in Westminster, WCC also recognises
the needs of low paid key workers in jobs that experience recruitment and retention
problems, and who also work for the benefit of Westminster residents. In March 2001,
WCC considered that three occupational groups - healthcare, police, education - met
these criteria®. Key workers on low pay (currently classed as household income below
£38,000) are a priority group for shared ownership opportunities.

Sutherland (part of the Genesis Housing Group) currently manages 638
bedspaces and 36 on-call rooms within hospital buildings in Westminster. In a
year there would be an average of 190 lettings for these schemes.

Peabody is refurbishing 79 units to provide key worker accommaodation on their
Pimlico, Chelsea Gardens and Ebury estates. So far 47 units have been
completed.

Soho Housing Association is making units available to potential key workers on
Assured Shorthold agreements on a small scheme in Soho that is subject to
future use appraisal.

3.7 Older people

The first Commission meeting highlighted older people’s housing issues. There is a strong
link here to the WCC'’s previous review of Older People’s Services, to which a number of
HAs contributed. HAs provide a range of support services, in addition to 935 units of
sheltered housing in the City. Many HAs are reviewing their own services for older people
in the light of changed expectations and aspirations for sheltered housing. A number are to
consider remodelling some of their schemes.

Ujima Housing Association’s ‘Mary Seacole House’ in Harrow Road provides 24
self contained one bedroom flats for African-Caribbean older adults.

Network has successfully bid for PCT funding for a ‘Well-being Programme’ to
be delivered in two sheltered housing schemes. The programme comprises
activities for physical and mental well-being, and safety inside and outside the
home.

Active Citizens Project 50+ brings together elderly residents who are at risk of
social isolation and provides an information point for services and activities, and
quarterly mailing to 350 residents from the Genesis Community team.

Octavia’s Friends Foundation provides a small repairs service funded through
charitable donations, which enables older people to have repairs done by the
association’s handyman service. Network provides a similar handyperson
scheme.

3.8 Resident satisfaction and involvement

All HAs undertake regular residents satisfaction surveys, and additionally monitor
satisfaction with repairs and other key services. Survey results are used to target
performance improvements both of associations themselves and their contractors.
Residents often sit on contractor/partner selection panels.

® City of Westminster Unitary Development Plan, December 2004.
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Resident involvement in managing HA stock in Westminster generally relates to the size of
stockholding. HAs with limited stock in Westminster are more likely to involve residents in
association-wide initiatives. Where stockholdings are larger, area committees/forums are
likely to operate. Where area or estate regeneration initiatives are in place, resident
representatives are likely to site on committees directing the improvements.

Opportunities to participate in decision-making include membership of customer panels,
resident forums, management boards, service improvement teams and residents may also
be resident inspectors. It is common practice for HA Boards to include resident members.

A study of resident participation is currently in progress across the City, which will identify
best practice and may demonstrate opportunities for cross-landlord consultation.

3.9 Conclusions

Housing associations provide a significant supply of nominations for the Council. The
housing pressures in the City mean that a large proportion of nominations are for
vulnerable and homeless people. HAs accept these realities, but there is a danger that
without careful management, communities may cease to be sustainable. This is a
particular concern where HAs have concentrations of small units and a high proportion of
referrals have been single people with mental health grounds for rehousing.

Delays in HB payment are a particular concern due to the high levels of rent in
Westminster and the consequent impact on rent arrears.

A further significant concern is the work disincentive posed by the benefit tapers in high
cost temporary accommodation. The Commission could consider whether individuals in
work and occupying temporary accommodation should be ‘fast tracked’ for additional
support, either financial or for permanent accommodation, to ensure they remain in work

Overcrowding remains a significant issue for Westminster. Part of the solution will lie in
achieving more affordable housing supply (see section 5 below). Action to address existing
stock issues such as under-occupation, second homes, and increasing living space in
existing dwellings, should also play a part. In relation to this last point, conversion of some
existing smaller stock into family sized units must be a priority.

4. THE CORNERSTONE OF SUSTAINABLE COMMUNITIES
This section gives background on the ‘added value’ HAs offer beyond housing provision.
4.1  Partnerships

Neighbourhood renewal is a significant issue for Westminster City Council. Westminster
City Partnerships is supporting six Local Area Renewal Partnerships where housing
associations are key partners.

Church Street; - Queens Park;
Westbourne; - South Westminster;
Harrow Road:; - The West End.

In all but the last, housing is a key issue to tackle, with three principal objectives:
Reducing overcrowding;
Achieving sustainable lettings, through providing local lettings plans;
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Improving housing management standards (see earlier reference to the Social
Housing Protocol).

Neighbourhood management may also provide opportunities for shared management and
some stock rationalisation. However, the current VAT regulations, and the fact that VAT is
payable on management fees are likely to be a stumbling block.

In the Church Street Action Zone, Network was able to rehouse some private
sector tenants thereby enabling improvement works to go ahead. Octavia has a
tenant board member on the Church Street Neighbourhood Forum, where the
association has been actively involved in working on ASB and youth
engagement.

The Harrow Road Neighbourhood Forum is led by a group of housing
associations developing an action plan. They have established the Christopher
Project which works with drug users and their families to tackle and prevent
drug use in the area. Network built and jointly funded the Neighbourhood Centre
on Harrow Road and hosts regular ASB surgeries.

In Queen’s Park, the main legacy of URBAN funding has been the Beethoven
Centre which houses many of the URBAN projects and the voluntary and
community groups that run them. The centre is a partnership between the City
Council and Dominion. During the course of the year, the association stages a
number of events and festivals for local people.

4.2 Reducing crime

Many HAs have officers working closely with Civic Watch and City Guardians, and use
CCTV in areas identified as vulnerable by tenants. All social landlords that are signatories
to the Social Landlords Protocol have adopted the guidelines set out in the Crack House
Guidelines, and have provided the Council with their ASB Strategies.

Dominion worked with the City Council and local people to regenerate and
design out crime on the Mozart Estate, whose enclosed walkways had
contributed to high levels of drug dealing and other crime.

Threshold combined some of its own funding with Lottery funding to redesign
the layout and improve the security on Coburg Close where fear of crime was a
significant issue.

Octavia ran a project in partnership with Christchurch and Bentinck Schools to
design and build a ceramic mosaic at the entrance to the Wilcove Estate to
encourage civic ownership among young people living in and around the estate.

WECH and PCHA developed the Police in Residence scheme with the
Paddington Development Trust and the Metropolitan Police. The scheme housed
a police officer within the community to engage with residents, leading to a
reduction in the fear of crime locally.

4.3 Improving the environment

HA residents are not simply concerned with the quality of services and the maintenance of
their homes. As with reducing crime and tackling anti-social behaviour, the quality of local
environments is a key area of concern. HAs have a strong track record of developing and
engaging with environmental improvement and community development projects in
Westminster, such as street warden schemes and neighbourhood renewal initiatives.
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Pimlico Village is a pioneering mixed-use development on the site of a former
central London bus garage, which combines housing with a Sainsbury’s Market
and eight further retail units. The development has won Network Housing Group,
the Grainger trust and Sainsbury’s awards for public — private collaboration, and
also the Joint Silver for Best Landscaped Urban Development at the 2005 New
Homes Garden Awards in association with the Daily Express.

4.4  Employment initiatives

Many HAs have developed employment initiatives as a means to improve the job
prospects of their tenants. A number of schemes exist where HAs are working with their
contractors to provide local labour and training opportunities.

Peabody Trust manages the Bruce House Skills Development Centre in Covent
Garden. The primary function is to provide training and support to vulnerable ex
rough sleepers, ex offenders, refugees, the unemployed and low income
earners. It is a diverse and modern facility operating as a local Cisco Academy,
UK Online Centre and Computer Recycling Project.

Dominion hosts a drop in job club with Paddington First and Queens Park New
Media at the Beethoven Centre, providing training for CV writing and online job
applications. Training to access jobs comes through Westminster College and
Volunteer Action for Westminster.

In partnership with the Queen’s Park Urban Partnership, Westminster City
Council, Real Action and Solon Community Housing Services, Network is
developing a mixed-use scheme which will provide both housing and an adult
literacy shop and training centre. The project has attracted European funding.

45 Responsive to local needs

The close working relationship built up between the WCC and its partner HAs is reflected
in the willingness and speed of response to local needs.

In the aftermath of the July bombings, WCC had been providing Westminster
Horticultural Halls as a Family Assistance Centre. This was due to come to an
end on 19" August 2005, but the continuing counselling and support needs of
those affected by the terrorist bombings meant a scaled down centre was still
required. At the end of July, WCC approached Threshold to supply one of their
new units as a centre for one year. Working in partnership to resolve planning
and legal issues, the new centre was operational by 19" August.

4.6 Diversity

HAs in Westminster have a strong track record in promoting and supporting diversity. 64%
of HA lettings in Westminster in 2004-05 were to black and minority ethnic people. A
number of specialist schemes, such as Ujima’s Mary Seacole House (see 3.7 above) cater
specifically for the needs of particular sections of the community.

It is well known that BME tenants in social housing have historically shown lower
satisfaction levels than non-BME (i.e. White British) people. A number of HAs operating in
Westminster are currently working with the Housing Corporation and National Housing
Federation to research the reasons for this disparity, and to develop good practice
guidance on the subject.
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Octavia developed a photographic project as part of its diversity work. The idea
was to teach five young residents photography while at the same time to use the
work as an opportunity to dispel widely held perceptions about the Muslim
community by producing a notebook. Working in partnership with ‘Photoworks’,
Westminster and a professional photographer those involved shot photograph’s
of some of Octavia’s Muslim tenants in their home surroundings for incorporation
into the notebook along with information about Islam.

Housing association community centres are a focus for activity of local ethnic
groups. For example, WECH Community Centre provides activities run by
Bangladeshi Elderly Disabled and Carer Group , North Westminster Muslim
Cultural Assaociation, Elmondila Sudanese Group, Egyptian Community Group,
and Somali Children Trust. The Beethoven Centre houses the Queen'’s Park
Bangladesh association, the Yemeni Community Association, and the Somali
Advisory Bureau.

4.7 Conclusions

HAs are committed to their ‘in business for neighbourhoods’ agenda, and are providing far
more for the citizens of Westminster than bricks and mortar. They link into the community
leadership role provided by the City Council and have proved themselves willing partners.

5. MAINTAINING AND INCREASING THE SUPPLY OF AFFORDABLE HOUSING

This section highlights particular pressure points in delivering more affordable solutions,
and identifies opportunities and areas for action.

5.1 Existing assets

In common with local housing authorities, HAs must achieve the Decent Homes (DH)
target by 2010. Unlike local housing authorities, they must fund any necessary works from
their own resources. Some HAs purchased older street properties and conversions 20 or
30 years ago, when the grant regime included major repairs funding. Such properties
remain comparatively high value, but may also require significant expenditure to achieve
the full DH standard. In addition, HAs do not have freedom to charge unlimited rents. For
some HAs, starting from a historically lower rent level, the funding gap to bridge in order to
achieve DH is significant. In comparison to City West Homes, HAs have generally lower
rents and no access to improvement or repairs subsidy.

Some associations are considering disposal of properties, or indeed sites, in order to meet
the DH target. This would mean the loss of valuable assets within the City. The HAs
concerned are working closely with the Council and the Housing Corporation to find
alternatives to disposal, although identifying viable alternatives represents a real
challenge.

5.2  Funding new supply

Westminster is a high cost area and the continued downward pressure on Housing
Corporation grant makes it an expensive place to invest. Investment decisions are now
largely taken at sub-regional level. This may lead to more investment in lower cost
Boroughs. In order to compensate for this, WCC has worked closely with others to reach
agreement on the sub-regional distribution of nomination rights reflecting WCC housing
needs. It will be important for WCC to monitor future investment decisions to ensure that
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the lack of development opportunities within Westminster and the potential investment
opportunities outside do not prevent WCC obtaining a fair share of affordable housing.

WCC has established the Affordable Housing Fund to pool financial contributions in lieu of
affordable housing provision. Prior to the demise of Local Authority Social Housing Grant,
WCC had been investing on average £6m per year. Since then, commuted sums have
played an even more important role in topping up schemes where there is insufficient
Housing Corporation funding. WCC has invested on average £2.3 m of these sums in
affordable housing over the last six years.

WCC has the ability to use this fund for strategic opportunities that arise within the
Housing Corporation bidding cycle. Its willingness to consider HA bids is welcome. Bids
would need to demonstrate that schemes support WCC® strategic development brief, do
not have other sources of finance, are deliverable, and will deliver the right type of tenure.

HAs are themselves putting subsidy into schemes to make them work. On the award-
winning Pimlico Village scheme, Network accepted considerable development risk on the
mixed-use site, and even though the housing for sale cross-subsidised the social housing,
this will be in deficit for 15 years. Before the break-even point, each social housing
property carries a £5k deficit. This illustrates the high value of schemes in Westminster.

The standard amount of grant is a disincentive to producing larger units, as the rent
revenue received does not compensate for the higher development costs of larger units.

The high cost of providing affordable housing in the City of Westminster should be
explicitly recognised as a ‘premium’, with a commitment to higher grant levels and
acknowledgement that subsidy is required on S.106 schemes in Westminster.

5.3 Planning for new supply

The combined pressure of high costs and competing uses for the land in Westminster is
more extreme than in other areas. This makes it practically impossible for HAs to buy sites
on the open market. New affordable housing must be provided through S.106 sites. The
Commission has received detailed papers on housing and planning policy from the City
Council, and we will not repeat the detail here. The current planning requirements have
successfully delivered 1,800 affordable units through providers working within policy
guidelines that take a pragmatic approach to competing uses and existing values.

The replacement UDP policies have been subject to a Direction from the Secretary of
State to modify them in relation to the threshold and the proportion of affordable housing.
Discussions with GOL and GLA are in progress. There may also be consequent changes
to the way the S.106 toolkit operates. What is a clear situation now is in danger of
becoming increasingly complex, leading to future delays and misunderstanding.

Planning policies are clearly delivering significant numbers of affordable homes for people
in need. However, a case could be made for reviewing quality and mix in the planning
evaluation process, so as to ensure that mixed schemes does not mean ‘messed’
schemes. Such an evaluation should consider not only delivery issues but also how
successfully schemes are being managed..

For instance, service charges to HAs on higher density schemes create dilemmas. Plainly
service charges are important to help ensure good quality estate management. However, if
full charges are passed on to residents, there is the danger of a poverty trap being
created, with tenants reluctant to take up or maintain employment because of the high
costs they would then have to meet. An innovative approach to dealing with these charges
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is required. These issues are raised in a recent research report by Tribal HCH’. As with
the problems of high cost temporary accommodation (see 3.4 and 3.9 above), this is a
national issue, but is especially relevant given the costs of living in Westminster.

5.4  Site availability

The City has a number of designated areas for particular policy development. Within the
Central Activities Zone (CAZ), there is a high level of competition for other uses. Here
policies aim to incorporate housing as part of mixed-use commercial development.

Special Policy Areas exist in Paddington (PSPA) and North West Westminster
(NWWSPA). PSPA policies provide for a significant proportion of housing and much is
proposed already. NWWSPA has a high proportion of social housing already and would
not benefit from a further concentration. Victoria is designated as an Area for
Intensification in the London Plan, with potential for some large sites to provide housing.

However, these policy areas need to deliver other requirements, for example regeneration
in PSPA and transport in Victoria. Affordable housing provision is likely to be just one
requirement on a long list, with the danger of ‘trade-offs’. Potentially the largest gains for
new affordable housing will be those most threatened.

Other than these specially designated areas, there is a shortage of large sites, and
Westminster does not have a large stock of former industrial land or public sector land.
One significant opportunity may be the development of Chelsea Barracks, which could
deliver a large number of homes. Office conversions were potentially a source of
affordable housing, but recovery of the commercial sector and lack of suitable buildings for
conversion has reduced capacity.

5,5 Temporary to permanent accommodation

The ODPM’s ‘Homes for All' five-year plan encourages the conversion of temporary
accommodation into permanent settled accommodation. Many London Boroughs have
significant private sector leasing schemes managed through HAs and private sector
landlords. Sub-regional research is underway to support the extension of ‘temporary to
permanent’ accommaodation.

Experience in Westminster has largely been through Dominion’s 402 properties used as
temporary accommodation on 14 year leases. When this was established six years ago,
property values were lower and rents broadly the same as now. Such schemes are more
difficult to achieve since property values have increased.

It might be possible to enable HAs to re-purchase former Right To Buy properties with
enhanced allowances, or an alternative source of grant funding. This would be the most
cost effective way to manage the homes and provide best value.

HAs are keen to support WCC in working to reduce the numbers in temporary
accommodation.

5.6 Empty homes and houses in multiple occupation (HMOS)

WCC has a proactive approach to bringing long-term empty homes back into use, and
has worked on a partnership basis with HAs. For instance, it has provided grants to
landlords with an undertaking from Network to lease these properties for five years on

"“What Price Sustainability? Keeping service charges affordable in high density mixed tenure development.”
November 2004
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completion of works. One example in Westbourne Grove is a block of 21 flats above
commercial premises that is now used to house WCC nominees.

HMOs are important as entry-level accommodation. New licensing responsibilities apply to
the Council following the 2004 Housing Act. HAs may be able to support HMO landlords
with their housing management expertise.

5.7 Estate and property redevelopment

With land in short supply, there is a need to maximise the potential of existing estates and
individual properties. Part of the problem is information, and knowing where opportunities
might arise. In Wandsworth, the ‘Hidden Homes’ project has reviewed opportunities on
existing estates and identified a number of potential schemes. A similar exercise
incorporating CityWest Homes and HA stock could be beneficial.

As regards individual properties or blocks, greater capacity may be achievable through loft
extensions and conversions. In one such example, Threshold has put additional storeys on
a block of flats in Coburg Close. It would be worth seeking to identify in advance property
archetypes suitable for conversion.

5.8 High Buildings

Increasing density through the provision of higher building is another option. WCC
commissioned a detail study into the potential for high buildings in the City. This
underpinned Policy DES 3 in the 2004 Unitary Development Plan. Whilst the study
confirmed that “there are no substantial areas of the City where, due to their physical
characteristics, high buildings are specifically appropriate...[the approach]...would not
preclude proposals for individual buildings coming forward on an exceptional basis”. It
would be useful to review the findings of the study in relation to areas where the
development of taller buildings might be an option. A design initiative could then be
developed (say with CABE) to explore design, management and sustainability issues.

5.9 Remodelling

Many HAs are considering remodelling older sheltered housing stock. Additional units may
be achieved through such exercises.

5.10 Underoccupation

Practical approaches to tackling underoccupation could include targeting local lettings
plans for new schemes to enable this to be reduced. Cash incentives are useful, but often
having good quality, smaller properties to move to may be better. Giving under-occupiers
extra points in the allocation system would help to create sustainable communities and
free up larger homes at the same time. It would also be valuable to collate and provide
information on suitable and attractive alternative accommodation outside the City to those
tenants who might be inclined to move.

5.11 Conclusions

The key to improved supply of affordable housing is the relationship that housing providers
have with City Council housing, planning and legal officers. There are no ‘easy’ schemes
and partners have to be in the business for the ‘long haul’, with its subsequent impact on
resources. During the time it takes most schemes to come to fruition, there may be policy
changes and valuation changes to take into account. It is crucial that the Council’s
enabling function is effectively resourced to deal with this.
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Nevertheless, this is not all about big schemes and initiatives. There are smaller steps that
would have an incremental impact on supply. Some of these rely on improved knowledge
and information. Housing Corporation funding and the Affordable Housing Fund are
already both targeted on direct provision of affordable housing. An alternative source of
funding for research and innovation may pay dividends.

6. RECOMMENDATIONS
The independent Housing Commission has been charged with the dual task of:
Identifying new and creative ways to combat the City’s shortage of affordable housing;

Ensuring that resources that will flow from a new £100 million housing charitable trust
are used effectively.

Set out below are recommendations for the Commission to consider. Inevitably some will
be straightforward to implement within existing powers and responsibilities. Others will
require more fundamental changes to existing practices and arrangements.

6.1 Rentregulation

In high cost areas such as Westminster, where existing HA rents are significantly below
the Government’'s policy rent levels, there should be an exception to the £2 maximum
catching up provision, particularly where additional funds will support the achievement of
the Decent Homes Standard. This needs to be addressed alongside consideration of
actions to address poverty trap concerns (cf. paragraph 5.3).

6.2 Rent additions

Where tenants in temporary accommodation are in employment and making substantial
contributions towards their rents, they should be ‘fast tracked’ for additional support, either
financial or for permanent accommodation, to ensure they remain in work (see 3.4 and 3.9
above).

6.3 Housing Benefit
Concerted effort should be made to ensure that delays in HB payment are minimised.

The Government should be encouraged to confirm that proposals to pay HB direct to
tenants will not proceed in the social housing sector.

6.4 Management fees

Many social landlords would be sympathetic to exploring opportunities for shared
management and potentially stock rationalisation, were it not for the disincentive posed by
VAT being payable on management fees. The Government should be encouraged to
remove this liability.

6.5 Incentives for under-occupiers

A strategy and targets for reducing underoccupation should be developed between the
City Council and HAs. This should include incentives for underoccupiers and providing
more information and advice on options outside the City. Incentives should be not only
cash incentives, but also incentives to move to smaller properties on new scheme by
allocating additional points and by providing marketing information.
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6.6 Research and innovation

A research and innovation fund should be established with initial targets to identify hidden
opportunities on estates and individual properties for redevelopment and increased
capacity. This should include work on high buildings, and archetypes for potential
redevelopment. In particular conversion of smaller units into family sized dwellings should
be encouraged. In the process, consideration needs to be given to ways of incentivising
landlords to build up and out.

6.7 Developing the Social Landlord Protocol

The Social Landlords Protocol incorporates an additional protocol covering Crack Houses.
Part of the protocol deals with the illegal occupation of Crack Houses. This should be
extended to enable partners to deal with other forms of illegal occupation.

6.8 Monitoring sub-regional investment

WCC and HAs should work together in monitoring sub-regional investment decisions to
ensure that Westminster receives its fair share of opportunities.

6.9 Tackling overcrowding

A continuing high priority should be given to tackling overcrowding by ensuring a continued
supply of units through the nomination process; ensuring large units are developed
through the planning process and lobbying for grant arrangements that don’t discriminate
financially against large units; providing resources for conversions, back additions, roof
extensions where this is practicable.

6.10 Use of existing properties

Funding should be available for works to existing properties, particularly where this
increases the capacity of existing buildings. HAs and WCC should work together to reduce
the use of temporary accommodation, in particular by re-acquiring former RTB properties
for temporary to permanent accommodation.

6.11 Evaluation of existing planning policies

City Council officers should work with HAs to review the detailed outcomes of planning
policy in achieving mixed schemes, and larger affordable units. The review should
consider management as well as development issues.

6.12 Grant rates

The impact of high costs in Westminster should be acknowledged through higher Housing
Corporation grant funding.

A premium should be applied to schemes to provide an appropriate level of grant for larger
units.

6.13 Subsidy for Section 106 schemes

The need for subsidy on S.106 schemes should be explicitly recognised in view of the high
costs and competing building and land use in Westminster.

Dominion Housing Group Octavia Housing & Care Threshold Housing & Support
Genesis Housing Group Peabody Trust Ujima Housing Association
Network Housing Group Soho Housing Association WECH
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STATISTICAL SUMMARY

Appendix

Figure 1: Total housing association units in management in Westminster
Rent Units Shared Ownership Units Temporary Accommodation
13,488 617 1,815

N.B. In addition to the above, there are 1,514 units for rent located outside Westminster to which
the City Council has nomination rights.

Figure 2: Stock breakdown by size

Tenure/ Studio | 1Bedroom | 2Bedroom | 3 Bedroom | 4+ Not Total
Bedroom size Bedroom | spec

Rent Units 990 5335 3449 1494 275 60 11603
Special needs 1147 580 55 5 2 96 1885
units

Intermediate 38 329 223 25 2 0 617
housing

(Shared

ownership)

Total 2175 6244 3727 1524 279 156 14105
% of total stock | 15.4% 44.3% 26.4% 10.8% 2.0% 1.1% 100

Figure 3: Housing association lettings provided for WCC nominations 2002/03 to
2004/05

LETTING TYPE FIRST LETS RELETS

UNIT SIZE BS 1B (2B |3B |4B (5B |TTL|BS |1B |2B (3B |4B |5B [TTL |[Total All
2002/2003 38(122| 77| 11| 2| 252 43| 74| 61| 10, 2[ 0] 190 442
2003/2004 39| 75| 67 0| 184| 59| 103 44| 7 2| 0| 215 399
2004/2005 13| 90| 48| 39 0| 192| 103|117| 53| 11| 2| O 286 478
Totals 16| 167|245| 183| 15| 2| 628| 205| 294(158| 28| 6| 0| 691 1319
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Figure 4: Successful nominations from WCC to housing associations

Year BS 1B 2B 3B 4B 5B 6B Other Total
2002/2003 46 99 154 85 13 2 0 4 403
total

Homeless 11 40 92 59 10 2 0 2 216
Accepted

From 7 22 48 24 2 0 0 0 103
transfer list

Other 28 37 14 2 1 0 0 2 84

categories

2003/2004 74 155 130 81 4 0 0 0 444
total

Homeless 15 70 70 47 3 0 0 0 205
Accepted

From 5 27 44 28 1 0 0 0 105
transfer list

Other 54 58 16 6 0 0 0 0 134
categories

2004/2005 88 163 108 50 4 0 0 1 414
total

Homeless 10 60 39 25 2 0 0 0 136
Accepted

From 6 29 46 20 2 0 0 0 103
transfer list

Other 72 74 23 5 0 0 0 1 175
categories

N.B. The apparent discrepancy between the total number of housing association lettings and the
total number of successful nominations is accounted for by (a) differences in timescale, as the CBL
system has made verification a quicker process, and (b) nominations via Social Services.

Figure 5: Comparison of rents
One Bedroom Two Bedroom Three Bedroom Four + Bedroom
£ £ £ £
HACE* net rents 68.99 79.59 82.49 99.00
CityWest Homes 78.44 92.55 107.23 129.34
net rents

* HACE represents the housing associations that have signed the Social Landlords Protocol.
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Figure 6: Supporting People investment
Service area Units % of SP Budget
Single Homeless with Support Needs* 348 *Combined budget 45.54%
Rough sleepers* 690 See above
People with Drug Problems 60 4.22
People with Mental Health Problems 478 17.22
People with Learning Disabilities 99 3.90
Young People at Risk or leaving care 250 12.85
People with HIV/AIDS 51 1.17
Generic 72 0.87
Offenders or People at risk of Offending 20 0.86
Refugees 12 0.28
People with a Physical or Sensory 13 0.33
Disability
Women at Risk of Domestic Violence 40 1.81
Frail elderly 62 0.64
Older people with support needs (includes 2191 10.32
emergency link and mobile warden service)
Totals 4386 100
Figure 7: Future housing association schemes where funding is in place, schemes due
to complete in remainder 2005/06
Tenure/bed size studio 1 bed 2 bed 3 bed 4 bed 5 bed Total
Social rent 8 44 85 29 5 2 173
KW Intermediate 0 64 0 0 0 0 64
rent
Non KW SO 0 0 5 0 0 0 5
Total 8 108 90 29 5 2 242
Figure 8: Future housing association schemes where funding is in place, schemes due
to complete in 2006/07
Tenure/bed size studio 1 bed 2 bed 3 bed 4 bed 5 bed Total
Social rent 0 3 18 8 0 2 31
Non KW SO 0 0 3 0 0 0 3
Total 0 3 21 8 0 2 34
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Figure 9: Future housing association schemes where funding is in place, schemes due
to complete in 2007/08

Tenure/bed size studio 1 bed 2 bed 3 bed 4 bed 5 bed Total
Social rent 0 41 127 83 0 0 251
KW Intermediate 0 8 0 2 0 0 10
rent

Non KW SO 0 11 2 0 0 0 13
KW SO 0 78 2 0 0 0 80
Total 0 138 131 85 0 0 354
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