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1 Foreword
Cllr Chris Millar – Leader, Daventry District Council
A good home is a fundamental building block of our society. It underpins our health and wellbeing,
helps young people to fulfil their potential, and provides a safe and secure environment for the
frail and vulnerable people in our communities. A vibrant and functioning housing sector also
plays a wider role in supporting a growing economy and a thriving urban scene.
There is no doubt, though, that we are currently facing a national housing crisis with the need
for housing far exceeding the supply of decent, affordable homes. As a result, many people are
unable to fulfil their dreams to buy their own home, and households on low and average incomes
are finding, increasingly, that renting from private landlords is unaffordable. The only option is to
rent from the council or a local housing association and, here too, the supply of affordable rented
housing falls well short of demand.
In undertaking this review, East Midlands Councils is seeking to set out the key challenges facing
local authorities in the region and to identify those areas where we need to do better at both local
and national levels. The review also highlights some innovative and exciting projects which are
being developed by councils, housing associations and other partners to help people who are
looking for a home of their own.

		

Councillor Chris Millar
Leader, Daventry District Council
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Renting from private landlords is expensive
Many households are turning to private landlords, but supply is not keeping pace with demand, despite
massive growth in this sector over the past decade. This is resulting in soaring rents, with the average
rent for the East Midlands now at £555 per month7; up from £542 a year ago.8 Private rent levels are
increasingly out of reach for people on low incomes and benefits and this trend will accelerate as
Local Housing Allowance limits are being frozen for the next four years. As a result, private landlords
are increasingly reluctant to take tenants on benefits and there has been an increase in homelessness
applications as a result of assured shorthold tenancies being terminated.

Councils have the potential to do more
With home ownership and renting privately beyond the reach of many people, there is growing demand
for affordable rented housing. Housing associations and local authorities built 3,340 new homes for rent
in 2014/159 but this falls significantly short of what is required. As a result, 86,000 households are on
housing waiting lists in the East Midlands10 and the number of homelessness applications has increased
by 6.6% in the last year compared to a decrease of 3.3% a year earlier.11
3
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The Government’s decision to double investment in new affordable homes is welcome but the emphasis
on Starter Homes is concerning as essentially this is a niche product catering for a small part of the
housing market.
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Key areas of work have included the collection and analysis of emerging data from across the
East Midlands, some of which was shared with a very well attended EMC Member briefing event
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And for local authorities, a key recommendation is:
So that informed decisions are made in Whitehall, councils need to ensure that the Department for
Communities and Local Government is briefed about the likely impact of the Housing and Planning
Act 2016 and the Government’s wider housing agenda on their local areas.

Conclusion
In short, the number of new homes being built across all sectors falls well short of what is required and
this is helping to drive up house prices and rents, and making it increasingly difficult for people in our
region to find a home of their own. Councils are in a pivotal position to work with Government and other
partners both as direct providers of affordable homes and as strategic housing authorities.
The Housing Review highlights some of the projects that are being developed by councils in the East
Midlands to help people in housing need find and maintain a place to call home.
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3 The Changing Housing Market In The East Midlands
Housing markets across the East Midlands are changing rapidly and
fundamentally. The changing demography of our communities and farreaching structural changes in the wider housing market are combining
to make it more difficult for families and individuals to find a home of
their own.
A Growing and Changing Population
The East Midlands is growing fast – over 4.5 million people are
living in the region with the population increasing by 8.2%
between 2002 and 2012. This compares with population growth
of 7.7% for the UK as a whole over the same period.12 Four of the
top ten local authorities with the highest growth in households
are located in the East Midlands.13 Nottingham is the ninth
fastest growing city in the country with an annual growth rate
of 1.2% and an increase in population of 24,800 between 2004
and 2014.14
Whilst the number of people living in the East Midlands is
increasing, the make-up of the community is also changing. In
line with national trends, average household sizes are getting
smaller with a growing proportion of households comprising
childless couples and single and elderly people living alone.
People aged 65 and over accounted for 17.1% of the population
in 2012, compared to 16.1% for the country as a whole. Between
2012 and 2022, the number of people over 65 in the East
Midlands is projected to increase by a quarter. In contrast, people
aged between 16 and 64 will increase by only 0.6%.15
The number of households in the region is expected to increase
from 1.961 million in 2015 to 2.303 million by 2037; an increase
of 17.4%.16
Immigration has had an impact too with 448,200 people living
in the East Midlands born overseas. This equates to 9.9% of
the region’s population and compares to 6.6% in 2001.17 The
number of asylum seekers, both regionally and nationally, is
continuing to rise. In order to reduce pressure on the existing
dispersal areas (Derby, Leicester and Nottingham), the
Immigration Minister is seeking to widen dispersal of asylum
seekers beyond the existing areas. At a regional level, at least
two new dispersal areas have been identified.
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The changes in the composition of the population as well as the
growth in numbers will have significant implications for local
authorities across the East Midlands. The demand for housing is

increasing but the pattern of that demand is also changing with
a requirement for more, smaller homes.

Homelessness and Housing Need
86,000 households in the East Midlands are on housing waiting
lists.18 In addition, local authorities across the region are
experiencing a steep increase in homelessness applications. In
the second quarter of 2015, councils across the East Midlands
accepted applications from 897 households in priority need
compared to 881 a year earlier.19
In recent years, the proportion of homeless applications from
vulnerable single people with multiple and complex needs has
increased. This has partly reflected the winding down of the
Supporting People programme and the consequent withdrawal
of housing-related support services in many localities.
Families with children are now featuring more strongly amongst
homeless households with 620 accepted as homeless by local
authorities in the East Midlands during quarter two of 2015;
an increase of 17.9% on the figure of 526 households for same
period in 2014.20
With a rise in homelessness, there is more pressure on
temporary accommodation. In the second quarter of 2015, local
authorities across the region had placed 727 households in
temporary accommodation compared to 685 at the same time
in 2013.21 Some councils in the south of the region report that
temporary accommodation is increasingly hard to source due to
competition from local authorities in London and the south east.
It is clear that housing pressures in and around London are
causing a ripple effect with homeless households being
placed in towns around the capital. In turn, those areas are
looking further afield for temporary accommodation and using
accommodation in towns such as Northampton. Inevitably, this
adds to the pressure on education, health and social services in
the East Midlands.
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Private Rentals
One of the main reasons for the rapid increase in homelessness
appears to be the termination of private rentals by landlords
perhaps due to a desire to capitalise on rapidly rising rent levels.
It is also becoming clear that the recent tax changes affecting
private landlords are prompting some landlords to sell up and
leave the market.
A side effect of the booming private rental market is that
households on benefit will effectively be barred from the sector
as local housing allowance rates have been frozen for the next
four years whilst private rents are increasing rapidly. This is
significant in that, since the Localism Act 2011, local authorities
have increasingly sought to work with private landlords in order
to prevent homelessness or discharge their duty to homeless
households.
From 1 February 2016, private landlords are required to check
that prospective tenants have the right to be in the UK before
renting out their property. Concerns have been expressed that
this too could lead to landlords withdrawing from the market
with resultant additional pressures on homelessness services.
The Home Office provide accommodation to destitute asylum
seekers through a contract with a regional provider who
procures properties in the private rented sector. This can lead
to direct competition with a local authority discharging its
homelessness duty in the private rented sector. Inevitably,
pressure on scarce social housing will increase.
The growth in Houses in Multiple Occupation (HMOs) across the
region is having a considerable impact on local communities.
Many HMOs were originally built as council housing but are now
being let at significantly higher rents which are out of reach for
local people. HMO residents tend to be transient and HMOs are
often associated with anti-social behaviour. This has a negative
impact on community cohesion and stability. Councils need
better powers if they are to tackle HMOs effectively.

Home Ownership and Soaring House
Prices
House prices in the East Midlands are well below the national
average although there are some hotspots such as South
Northamptonshire, Rutland, Derbyshire Dales and Harborough.
Nevertheless, across a large part of the region, house prices have
been climbing sharply and are easily outstripping increases in
earnings.
In the twelve months up to November 2015, house prices in the
East Midlands have increased by 6.2% with the average house
price now at £199,000.22 However, this covers a disparity within
the region with the southern part of the East Midlands being
affected to some extent by London and the south east. The
average house price in Northamptonshire of £157,846 is 17.6%
higher than Lincolnshire where the average is £134,196.23
Throughout the East Midlands, the ratio of incomes to house
prices has increased well above traditional levels as the
affordability ratios for 2015 show:
Affordability Ratio 201524
(ratio of annual wages to average
house prices)
Derby

6.2

Leicester

7.4

Mansfield

6.2

Northampton

7.4

Nottingham

6.2

Source: Land Registry 2015 Market Trend Data. ONS 2015 Annual Survey
of Hours and Earnings

House prices in areas like Charnwood and South
Northamptonshire have risen by nearly a quarter in five years
but average salary increases have been well below 5%.

House Building
The supply of new homes, in both the market and social housing
sectors, has not kept pace with demand. Last year, there was a
requirement for 20,500 new homes across the East Midlands but
only 12,420 were built. At present house building rates, this will
lead to a shortfall of 81,000 homes over the next decade.25
Housing completions have fallen from a peak of 17,990 new
homes in 2006/07 to 9,910 in 2012/13. Although completions
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have now recovered somewhat to just over 12,000 dwellings
in 2014/15, including 10,310 built by private developers, the
supply of new homes is still well below the numbers needed to
meet demand.26
The reasons for this shortfall are complex and hotly-debated
as evidenced by the controversy resulting from the Local
Government Association’s recent revelation that private
developers are holding planning consents for 476,000
properties27 that have yet to be built. Shortages in the supply
chain for building materials and the availability of skilled
construction personnel are likely to be factors and there is
certainly scope for small and medium sized builders to make a
greater contribution to the development of new homes.
It is clear, in any case, that the demand for new homes cannot be
met solely by the private sector.
With home ownership out of reach for many households in the
East Midlands, the need for social and affordable rented housing
remains high. The number of new homes built in 2014/15 by
housing associations and local authorities is broadly at the same
level as 2010/11 but the number of properties for social rent
has plummeted from 3,300 in 2010/11 to only 730 last year.28
As affordable rents are up to 80% of market rent in comparison
to social rents which typically are 50% of market rent, it is
apparent that many affordable rent properties may actually be
unaffordable for households on low and average incomes.
The ability of Section 106 agreements to generate additional
affordable rented housing is at serious risk. Many housing
associations are increasingly hesitant to take on Section 106
schemes due to viability concerns and the impact of the 1%
per annum rent reduction. Likewise, developers are looking to
reduce their obligations to provide affordable rented housing
under Section 106 agreements in favour of low cost home
ownership.
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Rural Housing Delivery
Much of the East Midlands is characterised by its rural nature
but the challenge of delivering affordable homes is particularly
acute in smaller settlements. Inevitably, the development of
new homes in rural areas is constrained by higher development
costs, infrastructure issues and, often, resistance from existing
residents to new developments. Demand from people on higher
incomes looking for a rural lifestyle in a market characterised by
limited new development results in high house prices. Average
house prices in Rutland (£277,196) and South Northamptonshire
(£285,722) exceed the average for England (£265,888) despite
house prices in the East Midlands being well below the national
average.29
A consequence of this is that large parts of the East Midlands
countryside are no longer affordable to the people who live
and work within them. Much rural development tends to be
focused on larger and more expensive homes which, when
coupled with limited supply, requires a greater policy emphasis
on providing smaller market and affordable homes. Despite
the constraints, local authorities and housing associations who
have collaborated on a strategic and needs based approach
to rural housing have achieved significant development
programmes in rural areas. It is also clear that where councils
spell out the benefits of growth to communities particularly in
terms of additional infrastructure such as schools, community
facilities and medical provision, new homes are more likely to be
accepted by those communities.
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4 The Government’s Agenda For Housing
Following the General Election in May 2015, the Government is changing
the housing landscape in a very fundamental way. The focus is now firmly on
home ownership: helping people towards owning a home of their own and
encouraging developers to increase housing supply. The main features of
the Government’s housing agenda have emerged in the Summer Budget, the
Spending Review and the Housing and Planning Act, which has just received
Royal Ascent.
Boosting Home Ownership
In November‘s Spending Review, the Chancellor of the
Exchequer announced that funding for new affordable homes
would be doubled and refocused on low cost home ownership.
A total of £2 billion per annum has been allocated to deliver
400,000 new homes by 2020/21.
•

Starter Homes - 200,000 homes aimed at first time
buyers aged over 23 and under 40 who will get a 20%
discount on prices up to £250,000 (£450,000 in London).
Planning authorities will have a new duty to promote
the supply of starter homes and Government will have
the power to set regulations for starter homes to be
included on residential sites as a condition of securing
planning permission. The Department for Communities
and Local Government is currently consulting on
national planning policy for starter homes to be classed
as affordable homes

•

Help to Buy Shared Ownership - 135,000 homes
for households earning less than £80,000 (£90,000 in
London).

•

10,000 new homes where tenants can live for five years
at reduced rents while they save for a deposit.

•

8,000 homes for elderly and disabled people.

The Government is placing considerable emphasis on starter
homes as a way of increasing housing supply but there is
considerable debate about whether the starter homes policy
will even work or not. Analysis by Shelter shows that families in
the East Midlands on average and higher incomes will be able
to buy Starter Homes but households on lower incomes will

generally be excluded. Whilst Starter Homes will clearly help
some prospective home owners, they are essentially aimed at
a small part of the housing market. There are therefore clear
concerns that the promotion of Starter Homes at the expense
of other options such as affordable rent will only exacerbate the
housing crisis.

Extending the Right to Buy to Housing
Association Tenants
The Right to Buy is to be extended to housing associations
following a deal between the Secretary of State for Communities
and Local Government and the National Housing Federation in
October 2015.
•

Every housing association tenant will have the right
to buy although housing associations will have the
freedom to offer an alternative property in certain
circumstances.

•

Housing associations will be fully compensated by the
Government, using proceeds from the sale of highervalue council housing, that they receive the full market
value for every home sold.

•

At a national level, housing associations will commit to
replacing every home sold with at least one new home.
If they are not provided within three years, sales income
will have to be returned to Government.

•

Housing associations will have discretion to determine
the location and tenure of replacement homes – they
may be starter homes or other form of low cost home
ownership as well as rented housing.
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Changing the Role of Affordable Rented
Housing

Raising Standards in the Private Rented
Sector

The Government is also introducing far-reaching changes
affecting affordable rented housing owned by councils and
housing associations.

The private rented sector has expanded massively in the past
decade and, in response, the Government is introducing a series
of measures to improve the standard of management:

•

Lower rents for social housing - All social landlords will
be required to reduce their rents by 1% every year for
the next four years rather than increasing them by CPI
plus 1%.

•

Sale of higher-value vacant council housing – Local
authorities will be required to pay a levy to HM Treasury
which will be based on an estimate of potential income
from sales. Some of these receipts will be used to
fund the extension of the Right to Buy for housing
associations.

•

Pay to Stay - Social tenants with a total household
income of more than £31,000 per annum (£40,000 in
London) will be required to pay higher rents. This will be
mandatory for council tenants but optional for housing
associations. Councils, but not housing associations, will
be required to return additional income to HM Treasury.

•

Fixed Term Tenancies - All new secure tenancies will
be for a fixed term of between two and ten years.
Successions to secure tenancies, other than to a spouse
or civil partner, will result in a new five year tenancy.
Again, this measure will be mandatory for council
tenants but at the discretion of housing associations.

The thrust of Government policy appears to be to ensure that
scarce social housing is available in the short term to help
households get back on their feet rather than to be a home for
life. Whilst accepting that one of the functions of social housing
is to act as a safety net, such a policy can have unintended
consequences. For example, Pay to Stay will be administratively
complex, may well increase the risk of tenancy fraud and
discourage tenants from finding work or improving their life
chances. Ultimately, it will make it more difficult to create and
maintain sustainable communities. Similarly, the proposal to sell
high-value vacant council housing will have a disproportionate
impact on rural areas as this is where the most expensive homes
are located.
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•

Banning orders - These will be introduced to prevent
landlords operating when they have been convicted of
particular offences.

•

National Database - A national database of rogue
landlords and letting agents will be created.

•

Rent Repayment Orders - Tenants (and councils where
the tenant is on Housing Benefit) will be able to apply for
a rent repayment order when a landlord has committed
certain offences.

In addition to these measures, the 3% increase in stamp duty
in April 2016 for people purchasing a buy to let property and
further taxation changes will have a direct impact on the
viability of buying to let.
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Welfare Reform
As well as its housing reforms, the Government is also
implementing a wide-ranging welfare reform agenda with
the aim of incentivising work for people on benefits. Measures
which will particularly affect tenants of councils and housing
associations are:
•

The overall benefit cap will be reduced from £500 per
week (£26,000 per year) to £385 per week (£20,000 per
annum).

•

Housing Benefit and Local Housing Allowance will be
frozen for four years from April 2016 together with a
range of other working age benefits.

•

Housing Benefit in the social housing sector will be
capped at local housing allowance rates for new tenants.

As well as building new homes for affordable rent, we need to
ensure that the existing stock owned by councils and housing
associations remains viable and able to meet housing needs
across the East Midlands. The Housing and Planning Act 2016
contains a range of measures, such as mandatory fixed term
tenancies, the sale of higher-value vacant council homes and
pay-to-stay for high income tenants, which will add to the
administrative burden for stock-retaining councils without
helping them to meet housing need in their areas. Equally, the
1% per annum rent reduction will hamper local authority and
housing association plans for investing in the long term viability
of their existing homes as well as building badly-needed new
housing.

Most people want to own a home of their own and, for that
reason, the Government’s emphasis on helping people into
home ownership is welcome. However, local housing markets
need a balance of homes both for sale and rent at different
price points to meet the diversity of needs in our communities.
A robust supply of truly affordable rented housing, such as that
provided by local authorities and housing associations is an
essential part of the mix. There is a continuing need to build new
affordable rented homes for the 25% to 30% of our community
who will never be home owners. This needs to be reflected more
in the Government’s programme to invest £2 billion per annum
in delivering 400,000 new homes by 2020/21. In essence, the
Government needs to make sure that we are building a range
of new homes which are affordable to people on all incomes
including those who cannot afford to buy.

10
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5 The Way Forward For Local Authorities And Their
Partners
Within the East Midlands, local authorities take a variety of approaches
when intervening in their local housing markets. Over the past thirty years
or so, councils have moved from only being direct providers of housing
to assume more of a strategic and enabling role also. Across the region,
15 councils have transferred their housing stock to housing associations
whilst another 7 have set up arm’s length management organisations to
manage their council housing. The remaining 18 local authorities continue
to own and manage their own housing stock as well as operating as strategic
housing authorities.
The strategic and enabling approach has worked well for
councils as it has enabled them to utilise the capacity and
resources of partners across the public and private sectors
in support of their Housing Strategy objectives. However,
shrinking budgets, soaring needs and a radical Government
agenda for housing are resulting in fundamental challenges
for all local authorities. Local housing markets across the
East Midlands are changing out of recognition and wellestablished solutions are no longer working as well as they
once did.
Housing associations have been successful in providing
social rented housing whilst Section 106 agreements with
private developers were relatively effective in producing
new affordable homes. However, viability issues and the
recent thrust of Government policy mean that Section
106 agreements are less likely to produce a large volume
of affordable rented housing in future. Similarly, housing
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associations are being encouraged to forge a new role
as developers of home ownership products rather than
landlords of social rented housing.
Councils are having to re-think their role as local housing
authorities. Specifically, they need to explore ways of utilising
their assets, increasing capacity and generating sustainable
income flows in order to meet local needs. This may require
the adoption of a hybrid business model which combines the
strategic and enabling role with direct intervention in local
housing markets.
This part of the review highlights some of the ways that local
authorities and their partners can help to bridge the growing
gap between housing supply and demand despite the
challenging environment.
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Building New Council Housing
The supply of new homes across all sectors of the East Midlands housing market is not keeping pace with demand and this is being
reflected in rising house prices and private sector rents. Without a significant boost in house building, rents and house prices will
continue to rise, pushing a decent home beyond the reach of even more local people.
With home ownership out of reach for many households in the East Midlands, the need for social and affordable rented housing is increasing.
During the 1950’s and 1960’s, local authorities throughout the country implemented major housing construction programmes. The
contribution of local authorities was immense as this was the only period since World War Two when house building across all tenures
exceeded 250,000 new homes per annum.
Although council house building stopped during the 1980’s there has been a renaissance since Housing Revenue Account (HRA) selffinancing made it possible for councils to build once again utilising borrowing ‘headroom’. In the East Midlands, most stock-retaining
councils have commenced house building programmes. These programmes enable local authorities to re-balance their housing stock
and ensure that it meets current needs, mitigate the loss of stock through the Right to Buy, increase rental income and bring derelict and
redundant sites back into use. The more ambitious programmes aim to use new council housing as a catalyst for wider urban regeneration.
Crucially, new, well-designed housing in attractive neighbourhoods helps to improve the ‘brand’ of council housing and reduce stigmatisation.
The merits of building new council housing are such that local authorities that have previously transferred their housing stock to
housing associations through large scale voluntary transfer may wish to become landlords again. However, the Government would need
to permit such authorities to re-open their Housing Revenue Accounts to do so.
The construction of new homes also provides an opportunity for local authorities to make a significant contribution towards tackling the
skills shortage in the construction industry. New build housing projects can provide valuable on-site experience for apprentices in the
building trades.

Case Study:
Council House New Build Programme
North Kesteven District Council
North Kesteven District Council manages 3,850 council homes
within a self-financing HRA. There are over 1,600 households
registered with Lincs Homefinder who have specifically
requested housing within the district.
After a break of many years, the Council started building new
affordable homes in 2010 with an aspiration to deliver 500
homes over 10 years. After a gradual start while expertise and
capacity were developed, delivery accelerated and 134 homes
over 26 sites were completed by the close of 2015. A further
46 homes are programmed for completion by March 2017.
Through its new build programme, the Council has been able
to replace homes disposed of through Right to Buy at a rate of
168% since 2012.

Initially construction of new homes took place on Council
owned land such as garage sites and underused HRA land.
Increasingly the Council has been involved in the purchase
of land for development, and has also entered into turnkey
arrangements and the purchase of Section 106 affordable
housing commitments.
The Council builds to its better than building regulations Fabric
First Plus standard which delivers thermally efficient, affordable
to live in, well designed homes.
Contact: Barry Kirk, North Kesteven District Council
barry_kirk@n-kesteven.gov.uk
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Case Study:
Changing Lenton
Nottingham City Council and Nottingham City Homes
Changing Lenton takes a partnership approach to transforming
the Lenton area of Nottingham, which is currently dominated
by a very high proportion of privately-owned houses in
multiple occupation. As a result the neighbourhood is highly
transient, and suffers from significant problems associated
with this property type (physical condition, noise nuisance,
environmental and amenity issues) as well as being difficult to
afford for those seeking routes into owner occupation.
The partnership vision is for Lenton to be “an ‘up and coming’
area with a strong sense of identity. A destination that people
want to visit and live in that provides excellent facilities for a
diverse and vibrant community.”
Part of Changing Lenton involves the redevelopment of five
unpopular and out-moded blocks of high rise flats, and an
associated low demand retail precinct. These will be replaced
by new high quality social rented homes. The scheme, which is
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being undertaken by Nottingham City Homes (the City Council’s
arm’s length management organisation), is delivering a 54 home
older people’s complex, almost 100 houses and bungalows, and
a small number of flats. A former school site is being sold to the
private sector for residential redevelopment, and the objective
is that these two sites can serve as a catalyst for addressing the
wider housing issues the area faces.
Working with the local community, the Changing Lenton
proposals seek to rebalance the housing market in the locality
and to improve the mix of tenure and occupancy. This will help
to create a more stable and less transient housing market, in line
with the City Council’s wider ambitions to boost the provision of
family housing across the City.
Contact: Matt Gregory, Nottingham City Council
matt.gregory@nottinghamcity.gov.uk
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Local Housing Companies
Local housing companies are another way forward and they are already being explored by councils in the East Midlands. Typically, local
housing companies operate outside the HRA and are 100% owned subsidiaries of the local authority or a company limited by shares
with council officers acting as directors and company secretaries. Properties are rented on assured shorthold tenancies.
As well as enabling councils to provide rented housing across a number of price points in the local housing market, local housing
companies can generate income over the long term for the General Fund. Housing built through this route can be exempt from the
Right to Buy and local housing companies can be a useful way forward for councils that lack ‘headroom’ within the HRA.
Local housing companies can help councils to think creatively about how they use their assets and develop housing that is commercially
viable and responsive to specific local needs.

Case Study:
The Daventry Estate Company Limited
Daventry District Council
Daventry District Council promotes new housing through a
range of mechanisms. In 2012 the Council built a new estate
of 32 homes for private rent, alongside 13 for affordable rent.
The affordable rent properties are managed by Emh group,
but the private rental stock is operated by the Council’s trading
company, The Daventry Estate Company Limited. The houses
were built to a high standard, achieving, among other things,
Building for Life and Secured by Design. The company is now in
its third year of operation.

The Council is now taking forward a scheme of 50 homes, of
which 25% will be affordable and the rest will be for market
sale. In the current housing market it is considered that this is
the best way of delivering housing and making a good financial
return for the Council.
Contact: Simon Bowers, Daventry District Council
sbowers@daventrydc.gov.uk
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Utilising Local Authority Land Holdings
Councils across the East Midlands have significant land holdings which can be utilised to meet community needs. Indeed, many local
authorities have redeveloped redundant operational buildings and disused garage sites for affordable housing. A variety of different
approaches have been taken including the construction of new housing by councils, partnership projects with housing associations and
private developers, and schemes with wider regeneration and economic development goals.

Investing in the Existing Housing Stock
Across the country, 20% of the council housing stock was built before 1945 and the oldest homes are now approaching 100 years old. It
is essential that, over the long term, our older council housing stock continues to meet local housing needs, remains easy-to-let, energy
efficient and generates an income stream for the Housing Revenue Account. As well as working to provide new homes, councils will
need to invest in their existing homes so that they continue to play a valuable role within the local housing market over the years to
come. In addition to improving the physical fabric of the properties, this investment can also involve re-configuring housing to meet
changing demands and improving the physical environment of the community.

Case Study:
Homes for the Future
Kettering Borough Council
Around 30% of the council housing stock in Kettering was built
before World War Two. Although refurbished over the years,
much of this older housing no longer meets contemporary
housing needs in terms of bedroom size and internal layouts.
Accordingly, the Homes for the Future project aims to remodel
and refurbish these properties, improve energy efficiency
enhance home security and make a positive contribution to the
street scene.
Homes for the Future will ensure that older council housing will
continue to play a valuable role within the local housing market
over the years to come.
Tenants were consulted about the design on a one-to-one
basis before works started to their homes and offered a full
support package whilst work is underway, including temporary
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relocation to a decant house. Feedback from tenants has been
overwhelmingly positive and shows that the project has helped
to enhance the council house ‘brand’. Tenants have told the
Council:
“It’s been so nice to have what feels like a brand new home, I feel
very lucky. I was kept involved and love the work that has been
done. I noticed a big saving in my energy bills straight away and
the house feels much warmer!”
“It’s lovely. It’s great to have shower installed. The heating’s a lot
better; it’s dramatically warmer, and my fuel bills have come down
a lot. It feels very modern.”
Contact: Darren Ibell, Kettering Borough Council
darrenibell@kettering.gov.uk
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Councils and Housing Associations Working in Partnership
The thrust of recent policy initiative such as the proposal to dispose high-value vacant council properties in order to fund the Right
to Buy for housing associations has the potential to drive a wedge between local authorities and their housing association partners.
It is essential that councils maintain a constructive partnership with housing associations so that their resources can continue to be
harnessed to meet local housing needs. Equally, housing associations need to take account of local housing strategies in formulating
their housing developments and work closely with councils to ensure that choice based lettings schemes match customers to vacant
properties in the most cost effective way possible.

Case Study:
Extra Care Housing with Independent Living
emh group, Blaby District Council, Leicestershire County Council
Oak Court, situated on Winchester Road, Blaby, Leicestershire,
is a flagship extra care scheme comprising 50 high quality,
modern, attractive and contemporary self-contained
apartments for people aged 55 and over. Facilities include a
library/music room, cinema/entertainment lounge, arts and
crafts room, hairdressers, micro-shop, assisted bathroom and
sensory garden. Oak Court sits within a larger mixed tenure
affordable housing development comprising family homes
and bungalows and is designed to be part of the surrounding
community.
The scheme incorporates a pilot re-ablement service which aims
to place older people, who have been in hospital, into the extra
care scheme as part of their recovery – enabling assessment of
when or if they can return home and whether adaptations or
additional therapies are required.

Although there was a commitment to provide much needed
care homes in Blaby to meet growing needs, emh group
together with its partners had a vision of creating a modern
high quality scheme that residents and their families would be
proud of and one that the community within Blaby could be
part of.
The development is the product of a partnership involving emh
group, Blaby District Council, Leicestershire County Council, the
Homes and Communities Agency, Westleigh and the Clinical
Commissioning Group.
Contact: Purnima Wilkinson, emh group
Purnima.Wilkinson@emhgroup.org.uk
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Collaborating on Housing Market Intelligence
With the fall in home ownership and the dramatic growth of the private rent sector in recent years, it is clear that this is a period of rapid
change in local housing markets. Often, local housing markets cross council boundaries and the challenges facing one local authority are
also being faced by their neighbours. There is, therefore, a clear benefit for councils within particular housing market areas to collaborate
with each other and pool their research capacity so that they can keep abreast of emerging trends in their local housing markets and
develop relevant strategies and interventions.

Case Study:
Identifying Rural Housing Needs and Delivering Solutions in Leicestershire
Leicestershire Rural Housing Group
The Leicestershire Rural Housing Group, which seeks to assess
and meet the housing needs of people in the rural areas of
Leicestershire, is a partnership between the County Council,
district councils and three housing associations – emh group,
Nottingham Community Housing Association and Waterloo
Housing. The Group provides funding to investigate housing
need and bring forward suitable sites for development
whilst Midlands Rural Housing (MRH) takes the lead on
implementation. Where a local housing need is established, the
partners work together to develop a housing solution for that
location.

A five year Housing Needs Survey Plan provides a framework for
MRH’s engagement with parish councils and local communities.
Priorities for the Group are to improve community engagement,
share knowledge on rural housing issues with councillors
through briefings and training, and to develop new funding
models and delivery mechanisms.
The partnership ethos of the Leicestershire Rural Housing
Group has been successful as is evidenced by the fact that 120
affordable homes for local people have been delivered in more
than 15 villages over the past five years.
Contact: www.midlandsrural.org.uk
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Managing the Impact of Welfare Reform
The welfare reform agenda is having a far-reaching impact on many of the most vulnerable and disadvantaged people within our
community with social housing tenants being particularly affected.
With Housing Benefit and Local Housing Allowance frozen for four years from April 2016 and the overall benefit cap reduced from
£500 per week (£26,000 per year) to £385 per week (£20,000 per annum), local authorities have an important role to play in minimising
the impact of welfare reform on their most vulnerable tenants and helping them to develop valuable life skills. There are a variety of
strategies which social landlords, in particular, can deploy to support their tenants. These are often relatively inexpensive but can have
huge benefits in terms of their impact on the lives of their tenants.
At the most basic level, social landlords can identify households that are likely to be affected by particular welfare reforms and provide
tailored support. They can also work intensively with new tenants by offering induction programmes, personal financial assessments and
advice, and carrying out home visits throughout the period of the introductory tenancy. Such initiatives can help vulnerable people to
sustain their tenancies into the long term.
Support for tenants affected by welfare reform can go well beyond measures such as these and help tenants develop their life skills
and go on to live full and productive lives. Life skills training programmes are provided by many councils and housing associations in
the East Midlands. Focusing on issues such as household budgeting, healthy cooking, personal health and how to sustain a tenancy,
these courses do more than impart knowledge. They also help participants to develop their self-confidence and build a real sense of
achievement.

Case Study:
Derbyshire Dales Debt Project
Derbyshire Districts CAB and Derbyshire Dales District Council
Derbyshire Districts Citizens Advice Bureau runs a debt
management project in partnership with Derbyshire Dales
District Council.

The Project is currently working to expand referral routes so that
housing associations operating within the District are able to
refer their tenants quickly.

A thorough financial assessment is completed by a specialist
money advice worker for all customers contacting the bureau
for debt advice. This includes an assessment of income,
expenditure and debts as well as the customer’s capacity to
manage the debt advice process.

During 2014/15, the Project helped to manage over £1.4 million
of debt across the Derbyshire Dales. A total of 37 households
who were threatened with homelessness were helped to keep
their homes and another 50 households with rent arrears were
also supported.
Contact: Robert Cogings, Derbyshire Dales District Council
robert.cogings@derbyshiredales.gov.uk
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Health and Quality of Life
There are very clear links between housing and health which often go unrecognised both by local government and the National Health
Service. The interdependence between local housing authorities and the NHS in terms of commonality of customers and their draw on
resources in both sectors can be considerable. For instance, identifying vulnerable tenants and providing low-level support or helping
them move to more appropriate accommodation can result in a better quality of life for those tenants and reduce spending at a later
stage on acute services. Similarly, some degree of co-ordination between local authorities and hospitals on discharge arrangements can
reduce bed blocking and help people to live independently in the community.

Case Study:
Kettering’s Health and Housing Partnership
Kettering Borough Council and Kettering General Hospital
Kettering Borough Council has forged an innovative new
partnership with Kettering General Hospital NHS Foundation
Trust and Northamptonshire Healthcare NHS Foundation Trust
in order to integrate health and housing locally so that public
resources are used more effectively and to improve the health
and wellbeing of local residents.

A number of projects have been identified for delivery by the
health and housing partnership which meet these focused
outcomes, including:
•

Facilitating timely discharge from acute, community,
and mental health hospitals – exploring how housing
can help: This project is examining how housing can
offer solutions to health providers experiencing delays
in discharge, such as providing temporary housing with
support for patients unable to return home.

•

Data sharing between health and housing: A data
sharing agreement will enable the lawful sharing of data
between health and housing professionals.

•

Making Every Contact Count – up-skilling front-line
housing professionals to deliver health messages to
tenants and residents: Front-line housing professionals
are being trained to deliver health messages to tenants
to encourage more healthy behaviours and lifestyle.

Following a workshop involving local health and housing
professionals, three objectives for the partnership were agreed:
•

Through the home and community, support residents to
improve their health and wellbeing

•

Identify and support residents at risk of poor health and
wellbeing within our community

•

Facilitate discharge from hospital, community and
mental health services into safe and suitable home
environments

Contact: Suzanne Jackson, Kettering Borough Council
suzannejackson@kettering.gov.uk
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6 Recommendations
For Government
The Government should recognise that a robust supply of truly affordable rented
housing, such as that provided by local authorities and housing associations is an
essential part of a balanced local housing market.
The Government’s programme to invest £2 billion per annum in delivering 400,000 new
homes by 2020/21 needs to have a much greater focus on the building of affordable
rented homes, including new council housing.
The Government should review the proposals within the
Housing and Planning Act 2016 and ensure that local authority
landlords have the same flexibilities and freedoms to manage
council housing as those enjoyed by housing associations in
managing their rented housing.

The Government should give councils which have undertaken
large scale voluntary transfer the option to build new council
housing and re-open their Housing Revenue Accounts.
The Government should consider how best to facilitate higher
levels of house building by private developers with existing
unused planning consents.

For Councils
So that informed decisions are made in Whitehall, councils need to ensure that the
Department for Communities and Local Government is briefed about the likely impact
of the Housing and Planning Act 2016 and the Government’s wider housing agenda on
their local areas.
In the light of a rapidly changing local housing market and
a radical Government agenda for housing, councils should
consider the scope for a hybrid operational model combining
the strategic and enabling role with direct provision of housing
both within and outside the HRA.
Councils which have retained their housing stock should
examine the scope for building new council housing on
redundant or disused sites in local authority ownership.
Local authorities should consider providing opportunities for
on-site training in construction skills as part of their new build
and refurbishment projects.
Councils should explore the feasibility of setting up local
housing companies in their areas as a means of meeting the

need for affordable homes, helping to shape the private rented
market and generating income for the General Fund.
Stock-retaining councils should ensure that they invest in their
older housing stock so that it remains easy to let, viable and
fulfils a useful role in the local housing market over the long
term.
Local authorities should review their choice based lettings
schemes in partnership with housing association partners to
ensure they are cost effective and customer focused.
Councils should build support for sustainable housing growth
by spelling out the benefits of growth to their communities
particularly in terms of additional infrastructure such as schools,
community facilities and medical provision.
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