Sustainable Neighbourhoods Partnership Forum

15 May 2008. 6-8pm 

Conference Hall, Manchester Town Hall  

Attendance 

Please see attendance list attached.

Introduction

Sara Todd, Convenor Sustainable Neighbourhoods Partnership welcomed people and introduced the agenda for third SNP Forum meeting.

SNP Matters

Su Goldthorpe, Policy Officer SNP reported from SNP Performance Board 8th April 2008, gave an update on the SNP Work Programme and Timetable and asked for comments or questions.

Presentations and Questions

Peter Bailey, Strategy Co-ordinator, Housing Services, MCC, gave a presentation on Access to Affordable Housing Strategy Toolkit in the context of the LAA targets and Manchester’s housing strategy. He then invited questions.

Workshops

The workshops considered aspects of the Toolkit, across the private and social rented sectors, and the financial products that assist households to achieve their aspirations.

The workshop notes are attached 

For additional copies of the slides, please contact Su at: su.goldthorpe@manchester.gov.uk or ring 0161 2344125 

Sustainable Neighbourhoods Partnership Forum 

15th May 2008

Access to Affordable Housing

 Workshop notes 
Workshop 1

Opportunities through the Private Rented Sector

The group had a long discussion about the role of the private rented sector at present and how this could change in the future.  It was felt that generally the prs meets short term needs in relation to affordable housing but does not offer a long term solution and could be best utilised as an alternative to social housing.  In the current financial climate there are some opportunities to develop innovative packages which may manage the transition of people renting properties from landlords with buy-to let mortgages into ownership of those properties. 

SWOT analysis

Strengths

Diversity (could also be considered a weakness)

Meets the needs of those who don’t want to buy

Flexibility

Weaknesses

Social problems caused by indiscriminate letting

Past experience of Housing Benefit problems

Opportunities

Local Housing Allowance – means more areas are now more accessible for people on Housing Benefit/low income

Try before you buy

Over supply due to city centre numbers

But – repossession

New products

Threats

Danger of dumping – property portfolios being sold en mass

LHA may cause people to be stuck in a benefits trap – i.e increased housing benefit rates making rent unaffordable if people move into low paid work. 

Need to:

Encourage landlords to manage residents not properties

Change landlords attitudes and perceptions of potential clients

Conflict between aspiration and what is affordable

Advice and Information

Need a central point of advertising – ongoing work with CBL

RSLs need to carry literature & be offering realistic prospects advice

Intelligence led responses to prs

Utilising innovative solutions 

Engineering over-supply to meet needs

Workshop 2

Opportunities for Affordable Housing within the social rented sector

Making best use of the sector

Social housing is a positive choice so needs to provide choice and maintain social rented sector opportunities

Need to deal with under occupancy through providing wider choice

Need to offer better advice and information

Need to ensure that support is offered to vulnerable people

Suggest that we support the moving process for people who are under occupying with a package for all who are releasing larger properties, including elderly and vulnerable

Consider cash incentives

Need to provide models for people to stay in their own neighbourhoods while meeting their aspirations – need RSLs/Plumlife to bring in opportunities for tenure change

Need to encourage building to offer opportunities across all areas that will offer choice to under occupiers

Consider exchange matching schemes

Consider opportunities for remodelling of existing properties, particularly two bed street fronted terraces which are unpopular

Features of advice and information needed

Good prospects advice to give realistic expectations

Better signposting to different tenures

Encouragement to people to widen choices of tenure/area by emphasising positive points of other areas, eg transport links

Better overall advice

Impacts of the credit crunch

Need equity step products to assist those with no deposit and low wages

Need to address the mismatch between empty homes on the market and the demand for social rented, for example in Grove Village area

Need to prevent repossessions – could explore the opportunities for RSLs to purchase properties

Workshop 3

Opportunities for Affordable Housing through financial products

Is this yesterday’s problem – now in a period of falling house prices?

Private sector investment 

– requires profit

- expand the market

Mechanisms either

- off land value or

- public subsidy (often to areas of greatest housing stress)

- Issue around lower land values

Need range of products for all types of household income

Long term charge on property

- Tie up collateral in what is not the primary business

- Driver alternative to RSL provision

- Will manage properties for a fixed period of time

- Current situation could be 12 to 18 months

Housing markets changed – now need to reconsider and have products which will work

Onus shouldn’t be on developers but on equity houses/investment companies?

Need a business model for financial institutions

Registration of private landlords – a positive step

Nervousness for first time buyers – will go into private rented sector which has a role to play

Ownership doesn’t necessarily create responsibility

Renting is becoming first choice tenure for some sectors

Traditional first time buyers of terraced housing are choosing to rent – needs to be well run and well governed

Need to  create stability in the private rented sector.  Consider rent to mortgage products

Need to develop stakeholding within private rented sector

Need to promote to raise awareness of products available 

Product needed to fill the gap to enable move of tenure within same property – rent to owner occupation

- Need to work with financial institutions for 10-15 year product 

- Need to know on return

Currently building for a particular sector

- Enable people to stay in the city

Access to housing is a big issue

Regulations disincentive

Flexibility on contribution made

New Business Models

- Pension funds – spread risk

- Maybe some interest over medium term

- BUT new untried market with associated costs disincentive

- Need a critical mass for it to be viable

HCA  - will they provide solutions to suit local circumstances?

Needs to be a Manchester solution

Planning process lead to opportunity


- looking at flexibility of approach


- different value areas


- mechanisms for achievement

SRFs give opportunity for locality response

Planning today for the future


-accessibility of mortgages is a key issue

Interest rates likely to be going up

Lenders have pulled out of some developments in Manchester

Mechanics of lending

3 key points

Need Rent to Mortgage products

Pension Funds

Cross Tenure Business Modelling Approach

Workshop 4
· The discussion identified a strong commitment for Environmentally Sustainable housing production;
· The beneficial impact of this type of housing;
· Related issues of social inclusion, community cohesion, sense of place, benefits to all types of people;
· That might be a possibility for Manchester, (including Manchester in the production and manufacturing); and  
· Some of the obstacles.
Attendance List

Workshop 1

“Opportunities for affordable housing within the private rented sector.”

	Name
	Representing

	Richard Edgington
	M.J. Gleeson

	Tim McMahon
	EN4M SN – Pool

	Debbie Ellen
	‘Keep Chorlton Interesting’

	Kath Robinson
	Dandara

	Jean Laurie
	GMPTE

	Jenny Murray
	Brentwood

	Mukti Bhattacharyya
	MCCR

	Salik Rahan
	City Circle


Workshop 2

“Opportunities for affordable housing within the social rented sector.”

	Name
	Representing

	Bernard Caine
	Manchester Residents Association

	Ian George
	Parkway Green Housing Trust

	Mark Melhuish
	Places for People

	Greig Lees
	Northwards Housing

	David Nugent
	People First

	Niall Power
	City South Manchester Housing Trust

	D. Brookes
	M Barkk Ltd.

	Flick Harris
	MDPAG

	Mike Franks
	EN4M

	David Shelton
	Cibitas

	Anne Duffield
	Policy and Housing

	Kate Fay
	Adactus

	Barry Johnson
	CN4M

	Cym D’ Souza 
	Arawak Walton HA


Workshop 3

“Opportunities for affordable housing through financial products.”
	Name
	Representing

	Suzanne Price
	NEM

	Barry Holmes
	Countryside properties

	Tim Morris
	Places For People

	Ian Slater
	MSP

	John Ward
	Northwards Housing


Workshop 4

“Design for sustainability”

	Name
	Representing

	Su Goldthorpe 
	MCC

	Rev. David Gray
	Communities for stability

	D. Opley
	M Barkk Ltd.

	R. Sidi
	M Barkk Ltd.

	Cllr Richard Cowell
	MCC

	Hannah Bey
	Manchester women’s design group
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