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	Why is it coming here?

	The Community Services, and Regeneration and Planning Scrutiny Panels, met on the 16th October 2007 and subsequently on 22nd January 2008 and received a joint report examining affordable housing issues. Members requested a follow up meeting in order to consider progress on a number of issues



	What are the key points?

	This report responds to the original resolutions of the meeting of the 16th October 2007.



	Possible courses of action

	It is recommended that Members consider the content of this report and make appropriate observations and resolutions thereon. 



	Contact Officer

	Heidi Wilson – Housing Access Manager – Tel: 01422 392406



	Should this report be exempt?

	 No (Please delete as appropriate)


Report to Scrutiny Panel
1. BACKGROUND 

At its meeting of the 22nd January 2008 Scrutiny Panel requested that a further meeting be arranged to consider a number of issues identified including:

(i)
how to secure maximum social housing grant for affordable housing;

(ii)
how to link such funds to private sector sites through Section 106 Agreements;

(iii)
how to involve social landlords/providers and developers at the earliest point of a co-operative planning process;

(iv)
whether or not to include a Rural Exceptions Policy in the Council’s Core Strategy or a Development Plan Document on housing; and

(v)
to work with partners to achieve a further reduction of local “age limits” for social housing; 

(vi)
possible incentives to encourage developers to make their empty properties available for low cost housing; and
(vii)
information as to what the Council is allowed to use Section 106 monies on, and any limitations which exist in this respect

The specific questions raised in the minute of the 22nd January 2008 are addressed in turn below.  However, due to the significant changes in the housing market, a broader response to the issues raised by the “credit crunch” are also considered within this report.  

2.
How to secure maximum social housing grant for affordable housing
Housing Services has worked closely with the Housing Corporation, the body which allocates social housing grant, to ensure that schemes submitted by the local authority and its housing association partners are given approval.  In addition, officers have been proactive in identifying land suitable for development and selecting an appropriate housing association to work up a scheme.  This has ensured that we have schemes ready if “in year funding” is made available by the Housing Corporation.

The following schemes illustrate progress:

Table 1 – Example schemes, Delivered through NAHP

	
	Site
	Units
	House Type
	Tenure
	RSL Partner

	Recent Completions
	
	
	
	
	

	
	Williamson Street,Halifax
	8
	Family houses
	Rent
	Sanctuary


	
	Scot Street

Walsden
	15
	Houses and flats
	Rent/LCHO
	Pennine

Housing

	
	Windsor Road

Todmorden
	10
	Houses and flats
	Rent
	St.Vincent’s Housing Assoc

	
	Rastrick
	2
	House and bungalow
	Rent
	St.Vincent’s Housing Assoc

	
	Illingworth
	82
	Mix houses and apartments
	Rent/LCHO
	Pennine

Housing

	Under construction
	Valley View
Heptonstall
	22
	Apartments
	Rent/LCHO
	Pennine Housing

	
	The Dudleys,

Halifax
	51
	Family houses
	Rent/LCHO
	Pennine Housing

	
	Melrose Court

Elland
	52
	Extra care scheme of flats
	Rent/LCHO
	Pennine Housing

	Programmed
	Upper Parkinson Lane
Halifax
	42
	Family houses
	Rent/LCHO
	Home Housing

	
	Todmorden rehabs
	6
	Family houses
	Rent
	St.Vincent’s Housing Assoc

	
	Sandhall Green, Pellon
	8
	Family houses
	Rent
	Pennine Housing

	
	Moffat Close Ovenden
	13
	Family houses
	Rent/LCHO
	Jephson Housing

	
	Brig Royd

Ripponden
	18
	Houses and flats
	LCHO
	Pennine Housing

	
	Mount Pleasant, 

Cornholme
	11
	Family houses
	Rent/LCHO
	Pennine Housing

	
	Windsor Road

Todmorden
	7
	Family houses
	Rent
	St.Vincent’s Housing Assoc


The above table is indicative of the National Affordable Housing Programme (NAHP) schemes that have been: completed, under construction and programmed for the future. The total number of units remaining in the last two programmes, for 2006-2008 and 2008-2011, include 105 units currently under construction across 3 different sites, and 153 units across 8 separate sites, programmed to start at a later date. All these units have Housing Corporation grant to enable delivery.   

Completions of grant funded dwellings across the local authorities in West Yorkshire, as recorded by the Housing Corporation,    are indicated in the table below.  Additionally, in 2007/08 47 affordable homes were delivered through Section 106 Agreements in Calderdale. 
	2007/8
	Rent
	LCHO
	Total

	Bradford
	132
	35
	167

	Calderdale
	107
	45
	152

	Kirklees
	26
	14
	40

	Leeds
	41
	39
	80

	Wakefield
	48
	26
	74

	Total
	354
	159
	513


3.
How to link such funds to private sector sites through Section 106 Agreements
3.1
Where affordable housing is sought on private sector sites, via Section 106 agreements, consideration is given as to whether social housing grant could be sought to assist with the development costs.  A housing association partner will be identified for the scheme and a bid will, when appropriate, be made to the Housing Corporation for social housing grant.  The Housing Corporation then use a formula to decide whether Social Housing Grant is appropriate.  In practice, experience to date in Calderdale shows the formula difficult to use and to militate against easy combining of Section 106 subsidy and Housing Corporation grant.  This is because the formula is complex and appears to assume low land values.  Identification of commuted sums for deployment elsewhere forms another alternative model. 
3.2
It should be noted that current housing market conditions have led to a decline in new planning applications - from April 2007 to March 2008 there were 54 new major applications for residential development; from April to mid-September 2008 there have been 15. Over the second quarter there was a decline of 38% in applications from 1 year ago (i.e. 13 in Q2 2007 to 8 in Q2 2008).  In 2007/08 47 affordable homes were delivered as part of Section 106 Agreements in Calderdale.  
4.
How to involve social landlords/providers and developers at the earliest point of a co-operative planning process
Officers continue to work with housing association partners and other providers in a proactive way, to involve them in planning processes as soon as is practicable.  Examples of this kind of approach include:  Clifton Mills - Bailiff Bridge, where the affordable homes obtained included a lifetime home, Oldham Road - Ripponden, which provided homes for shared ownership and Perseverance Mills Elland.  Due to the pressures within the current housing market officers are now being approached by developers more frequently and relationships are being established with them.  Consideration is being given to how to identify housing association partners for private developments at an early stage, particularly where a developer cannot sell properties on a scheme, or where they halt building on a scheme.   This issue is considered further in section 14.

5.
Whether or not to include a Rural Exceptions Policy in the Council’s Core Strategy or a Development Plan Document on housing
The position regarding ‘Exception Sites’ was reported to the joint meeting of the Scrutiny Panels in October 2007. Since that time work has continued on developing the general evidence base for the Local Development Framework (LDF) but it remains too early to determine whether or not an Exceptions Policy will be included in either the Core Strategy or the Land Allocations and Designations Development Plan Documents (DPDs).  This is because it may be possible to show how rural housing needs can be met as part of the mainstream policies of the Local Development Framework.  Issues and Options consultation is programmed to take place during Autumn and whilst this will focus on high level strategy matters in order to determine the overall direction of the Plan, it will become more detailed once the strategy to be followed is determined and developed. This will include further consultation on the options to be pursued, ultimately leading to the ‘Submission Document’ from which the Planning Inspectorate will judge the soundness of the Plan. Submission is programmed for December 2009. The full timetable for preparation of the Core Strategy is set out in the Local Development Scheme and available on the Council’s website. 

6.
To work with partners to achieve a further reduction of local “age limits” for social housing

Work is ongoing in this field.  It is essential that the reduction of local “age limits” for social housing is managed carefully, responding to the concerns of the local community.  However, recent examples of where age reductions have been implemented by Pennine Housing 2000 are at their schemes at Willowfield Crescent and at Cherry Court.  At both schemes the age restriction has been lowered to allow younger people to live there.

7.
Possible incentives to encourage developers to make their empty properties available for low cost housing

A great deal of work has been done around the issue of empty homes and this was considered in greater detail in a separate report to Community Services Scrutiny Panel on 16th October 2008.  The possible increase in empty homes due to the current housing market is considered at section 14 of this report. 

8.
Information as to what the Council is allowed to use Section 106 monies on, and any limitations which exist in this respect

The Chief Law and Administration Officer can provide a detailed opinion.  Key points include the following:

1.
The use of planning obligations must be governed by the fundamental principle that planning permission may be neither bought nor sold.  It is not legitimate for unacceptable development to be permitted because of benefits or inducements offered by a developer that are not necessary to make the development acceptable in planning terms.  Nor should planning obligations be used as a means of securing a “betterment levy”.

2.
Government circular 05/2005 goes on to say that a requirement through a planning obligation for the provision of an element of affordable housing in residential or mixed- use developments with a residential component should be in line with Local Development Framework policies on the creation of mixed communities.  Advice is given in PPS3. 

3. The circular presumes that affordable housing elements of residential or mixed- use developments with a residential component required by local policies on mixed communities should be provided in-kind and on site.  However, there may be certain circumstances, which should be specified in the Local Development Framework, where it may not be necessary for provision to be made on site and where provision on another site or a financial contribution may represent a more appropriate option.  These are set out in PPS3.

9.
A statement of progress with implementing the Calderdale Housing Strategy
At the meeting of 22nd January 2008 it was requested that the panel see a regular update on the progress of implementing the Calderdale Housing Strategy.  This update is provided in Appendix 1of this report.

10.
THE CURRENT HOUSING MARKET - NATIONAL ISSUES


10.1
The term “credit crunch” covers a wide range of issues, all of which link to the  lack of credit now available in the financial market.  The housing market is one of the first markets to be affected and is one of the most visable.  Approximately 70% of households in England are owner occupiers and there are significant numbers of people wanting to enter the home ownership market.

10.2
The impact of the credit crunch on the housing market has led to a number of problems:

a. The lack of access to mortgage products

b. The requirement for higher percentages of deposits being required to buy a property

c. Mortgage lenders becoming more risk averse

d. Reductions in house values, leading to negative equity

e. The impact of credit being accessed via loans against properties

f. An increase in unemployment leading to difficulties paying bills, including mortgages

g. A lack of confidence in the housing market, leading to a reduction in house building

10.3
The impact of the credit crunch is now starting to be seen, key facts include: 

i. Nationally there is the second lowest level of mortgage approvals in 13 years (thus leading to a reduction in house building and house sales)

ii. Local authority and housing association new-build over the last decade is at its lowest level since 1947

iii. Average house prices have risen 4.5% from quarter 2 in 2007, when the average was £224,337 across England and Wales; compared to the average in quarter 2 of 2008, when the average was £234,391.  However, the Land Registry House Price Index which measures matched pairs shows a decrease in house prices of 8% from September 2008 to a year ago. It also shows a further month-on-month decrease from August to September 2008 of 2.2%. More severely the Volume of sales nationally has reduced dramatically by over half from June 2007 when there were 123,293 sales to June 2008 when there were 54,072 sales (down 54%)

iv. Average house prices have risen 3% from July 2007, when the average was £142,949 across Calderdale, compared to the average of £147,076 in July 2008.  However, month-on-month from June to July 2008, the average house price dropped 4.9% from £154,576 to £147,076. 
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The rate that average house price has grown compared to the average price for the same month in the previous year has remained relatively strong until the recent impacts of the credit crunch playing out in the down turn of the housing market locally (as illustrated in the graph above). For most of 2002 and 2003 house prices were going up by around 25% a year, 2005 saw lower growth rates, and 2006 and 2007 had price rising at about 8 or 9% annually. 2008 has seen prices rising only modestly for 5 of the 6 months to June (7%, 4%, 4%, 7%, and 2% respectively), with March 2008 prices 3% lower than March 2007 prices. Overall since the credit crunch there has been a downward trend in year on year house price growth. More latterly the Land Registry House Price Index which measures matched pairs shows a decrease in house prices from September 2008 to a year ago of 6.5%. It also shows a month-on-month decrease of 2.6% from August to September 2008.
v. Similar to the national picture, in July 2008 only 189 houses were sold in Calderdale, 59% down on the 458 sold in July 2007, less than half as many houses as a year ago.

vi. The number of properties repossessed by mortgage lenders in the UK has risen by 48% in the past year. The Council of Mortgage Lenders (CML) reported there were 18,900 repossessions in the six months to June, up from 12,800 in the same period last year
vii. The number of people out of work in the UK rose by another 81,000 between May and July, to 1.72 million, according to government figures. That took the official unemployment rate up from 5.3% to 5.5%
viii. The annual rate of UK inflation rose to 4.7% in August from 4.4% the month before, a higher-than-expected jump. The Bank of England indicates that inflation could reach a rate of 5% before falling back. Food and energy price are the main cause for inflation rising beyond the government's 2% target
11.
THE CURRENT HOUSING MARKET – CALDERDALE ISSUES


Owner Occupiers:
11.1
Calderdale’s house prices have remained fairly static over the last year, from July 2007 to July 2008 prices rose by 3% - which is lower than previous years; but not the level of decline seen nationally, although latest indications are of worsening market conditions. More fundamentally the downturn in the market is played out with the dramatic reduction in the number of houses sold, a reduction of 59% in the volume of sales which has impacted on the housing market.  Local statistics show that there has been a modest increase so far in the numbers of repossessions in the borough. Representation to the Citizen’s Advice Board (CAB) concerning repossessions in 2008 to date are recorded at 492; compared to 426 in the same period last year January to mid-September. Overall there is an increase by 15% of the number of cases they are seeing and statistics show that in September 2008 there was a significant increase in the number of Suspended Possession Orders issued.   

11.2
Officers have started to receive some queries from homeowners about concerns they have regarding their ability to pay their mortgages and the numbers of people applying to become members of KeyChoice (the choice based lettings scheme used to advertise Pennine Housing 2000 and some other housing association properties) continues to increase at about 250 households per month.  Currently there are 8,981 members (September 2008) of the scheme.


Homelessness:

11.3
Over the past year the Housing Advice Centre (part of the Housing Options Service) has seen around 2400 clients who are either homeless or at risk of becoming homeless.  This is an increase of some 300 clients from 2005/6.  Housing Options staff are now dealing with fewer homelessness applications (527 cases in 2005/6 compared to 159 in 2007/8), but are preventing homelessness for more clients (303 in 2006/7 compared to 437 in 2007/8) – which is more time intensive, but reduces the need for temporary accommodation.


New Homes:
11.4
Current figures from Planning Services show that activity on building sites within the borough has slowed down significantly and in places ceased completely – as at the end of June 2008 1290 dwellings were under construction, compared to 1368 in June 2007 – a reduction of 6%.  There has also been a reduction in the number of planning applications being received by the local authority - from April 2007 to March 2008 there were 54 new major applications for residential development; from April to mid-September 2008 there have been 15. 
11.5
Over the second quarter there was a decline of 38% in applications from 1 year ago (i.e. 13 in Q2 2007 to 8 in Q2 2008). Similarly new build completions in Quarter 2 (April to June) of 2008 were 89, which are down by around 70% on Quarter 2 in 2007, a year ago when they stood at 289. Accumulatively new build completions have declined by 37% on the last 4 quarters compared to the previous 4 quarters, from 1079 to 682. Both are evidence of a lack of confidence in the housing market within the borough.  The fewer new homes being built means that greater pressure is put upon social housing and private sector lettings.  

11.6
The slow down in the house building industry has had a direct impact on schemes within the borough.  Sites such as Fountain Head village in Ovenden, Hope Street at Todmorden and the Dudley’s scheme in Illingworth have all seen activity decline or halt completely.  However, more positively, Housing Services are currently in discussion with the Housing Corporation about possible options to bring forward the new units at the Dudley’s, possibly offering them for rent – with a view to converting to a mortgage in 1-3 years time.

11.7
Housing Services are also discussing options with developers where private sales activity has been slow. The opportunity to gain additional affordable housing units and assist developers in these difficult times, is being developed. Officers have been working with the developer Persimmon at a site at Southowram. A grant from the Housing Corporation has been secured against units on this site to deliver rented accommodation. Officers are currently working with Persimmon, an RSL and the Housing Corporation to deliver the best possible outcome. Similarly for Fountain Head Village site officers are contacting the developer and beginning negotiations. Officers will continue to develop a proactive approach to new house building sites that are struggling under current market conditions.    


Unemployment:
11.7
Although the numbers of households currently being affected is limited, it is envisaged that medium term we are likely to see an increase in people needing assistance with their housing.  The numbers of people affected will increase if the numbers of people who are unemployed also increases and this is of particular concern given the Borough’s exposure to employment in financial services.  Unemployment in Calderdale amongst males has risen from 4.4% in December 2006 to 6.5% in December 2007; whilst unemployment amongst females has fallen from 5.4% to 2.9%. Overall unemployment has remained around 5.1%. Benefits Agency Claimant Count shows unemployment has risen from 2.4% in January 2008 to 2.8% in July 2008.


Case Study:

11.8
Officers from both Housing Services and Pennine Housing 2000 have recently been approached by households facing problems relating to the credit crunch, an example of such a case is provided below (names and some details have been changed to ensure anonymity):


Mr and Mrs Wilson and their young son Charlie live together in a house they have owned for 10 years.  Until recently both Mr and Mrs Wilson have worked and had no problems paying any of their household bills.  About 6 months ago Mrs Wilson was diagnosed with a degenerative illness with a poor outlook.  She has had to stop working and Mr Wilson has had to take some time off whilst she has been attending hospital appointments.


They are already struggling to pay their household bills and have missed a couple of mortgage repayments.  They wrote to the local authority for help and assistance via the Housing Advice Centre.  Due to the circumstances of the family, a member of Housing Services staff arranged to visit the family home to ensure all aspects of their housing situation could be assessed.


The Council officer was able to explore their circumstances and outline housing options.  It transpired that the family home was worth approximately £150,000.  The mortgage was £80,000, but the family had taken out a number of loans against the property to the value of £60,000.  

Liaising with the providers including Pennine Housing 2000 the family were advised about both shared ownership schemes the family may wish to consider (that were more affordable than their current mortgage payments) as well as advice about how to join the KeyChoice scheme.


The family agreed that their preferred option was to move into a social rented property as soon as possible, both to save on mortgage/rent costs, but also to give Mrs Wilson the opportunity get used to her new home, before her illness had a significant impact on her home life.  The family joined KeyChoice and they were awarded Gold Band priority (the highest band – due to Mrs Wilson’s medical condition).  The family were offered a property in their chosen area (it was essential that they remained close to support networks and also in an area where Mrs Wilson knew where amenities were etc).  They have recently moved in and feel that a huge weight has been lifted from them and that they can now focus on being a family and dealing with the health challenges that face them, rather than having to worry about their mortgage and making ends meet.


Although this case study (a real life example) results with a positive outcome, it is important to understand that a significant amount of officer time was needed to achieve it.  This level of service cannot be given to all clients approaching the service – unless there is an increase in staff numbers.  However, the service is already looking at developing its expertise and knowledge in the homeownership field.  If repossessions and unemployment start to rise, the numbers of households needing assistance will increase.

Not all those facing repossession will be given gold (high) priority on the KeyChoice scheme, it will be very much dependent on the households circumstances.  In some cases, if a household has borrowed against their property to fund holidays, cars and luxury items it is possible that they will be found to be intentionally homeless and the Council will have no duty to accommodate them.

However, the new KeyChoice scheme does assist a wider range of applicants that the old points based system.  Out of all lets so far on the scheme over 30% have been allocated to applicants who would have previously been found to be low priority (now bronze) – as more properties are let on an open basis (that is, open to all applicants – and allocated on a length of time on waiting list basis).  Households facing repossession will also have to look at options such as downsizing and the private rented sector.  They may also have an opportunity to take advantage of the new products and schemes being developed locally and nationally (refer to section 15).

12.
POTENTIAL OPTIONS TO ADDRESS MARKET CONDITIONS
There are a number of options available to the authority to enable it respond to the changing needs of the borough’s residents and the challenges being presented by the market.  
Each option would need to include independent financial advice from agencies such as CAB, the Credit Union, KeyHouse Housing Group (or the authority could decide to fund this kind of advice itself, this is being considered as part of the Housing OptionsTrailblazer work) these are considered below:

1. Interest Free Loans for owner occupiers facing possession to cover outstanding mortgage arrears (required payback over 3-5 years):  this would result in a cost for the authority (lost interest, potential risk of non-payment and cost of administering the service), but would be simple, attractive to residents, quick to set up, cost effective (approx. £1,000-£10,000 per household) and save the cost of a household becoming homeless and needing temporary accommodation (the average social cost of dealing with a homelessness presentation through to rehousing has been estimated at £6,000 per case) 

2. Equity Loans for owner occupiers (required payback when the house is sold):  in the long term the authority should not lose any money (as the loan would be paid back as a proportion of the equity of the property), but the administration of this kind of loan is more complex and often less attractive to owner occupiers.  Housing Services already administer similar kinds of loans (for home improvements etc) and so a system is already in place.  

3. Mortgage Rescue Scheme for owner occupiers (in most cases there would need to be equity in the home for this kind of scheme), which could operate in one of three ways:

a. The owner sells their property to a housing association (our preferred partner for this activity is ph2k) and remain as tenants

b.  The owner sells part of their property to a housing association (for example, 25%, 50% or 75%) – and remain as shared owners, but pay rent on the sold share

c. The owner signs up to a “shared equity” scheme, this would provide the owner with a secured loan to help them with either “payment shocks” or clearance of arrears

d. The government has made funding available for such schemes, but assistance is limited to only those who have not “borrowed excessively or acted recklessly” – and most of the clients approaching Housing Services at present have a number of additional loans taken out against their home and would therefore not be eligible for the government scheme.

e. Locally, we could develop a scheme of our own, but this would be complex and take time to set up (developing policies and procedures etc), although we could use models developed by other authorities such as Wakefield.  Again this would involve additional staff resources and costs, but could prevent families becoming homeless 

4. Assistance schemes for first time buyers (either in the form of a loan to the potential buyer or a “mortgage guarantee” – which would cover the mortgage lender up to an agreed loss emanating from the mortgage they lend):  this would help to kick start the local housing market and help those wanting to enter home ownership.  The authority would need to assess those applying for this kind of scheme, to ensure that they were not putting themselves at risk by borrowing too much.  It would help towards increasing the volume of house sales and if assistance is focussed on specific sites (for example, schemes where the authority is carrying out regeneration, such as the Dudley’s in Illingworth) then it could help to increase new build completions

5. Savings matched scheme – which will provide first time buyers with a secured loan (repayable in full over a certain period) which HAS to be matched against savings (not a loan or credit) to provide the level of deposit currently required for mortgages (generally between 10% and 25% depending on the lender):  as above, this will help those people wanting to enter the home ownership market for the first time (or families who are separating) and would have a similar impact on the housing market.  This kind of loan could be “interest free” or on an “equity share” basis

6. Council mortgages:  this is something the Council has been involved with previously and is something that could be considered, however, experience shows that this work would be very time and cost intensive – and would require a long term commitment (up to 25 years).  It may be prudent to consider other options first, before going down the route of providing mortgages ourselves.  At present there are banks who are prepared to offer mortgage products – but only to low risk clients.  Schemes such as loans/guarantees/savings matched would all mitigate much of the risk to the lender and they are more likely to offer mortgages to the clients we work with.  This would mitigate the need for the Council to carry out the administration and provision of the mortgage, but would have the same net result – of helping someone onto the housing ladder

7. Work with private sector landlords to bring empty homes back into use:  consideration could be given to possible use of capital money to be used for short term repayment loans to owners to bring their properties up to habitable standard.  There would be a requirement for landlords to maintain a tenant in the property and be involved in the Landlord Accreditation Scheme 

8. A marketing campaign designed to offer simple, easily understood advice on housing options.  This would include:
a.  A clear, simple leaflet outlining options available

b. Web based information

c. A courier news story or a monthly question and answer session in the Courier for readers with housing problems

d. Continued involvement with Phoenix Radio (on a monthly basis)

In addition, it is important to note that changes to the Council’s Housing Options Service, as a result of being one of only 2 Authorities in the North of England awarded “Trailblazer” status, will also assist those facing debt and mortgage problems.  The Trailblazer work aims to develop housing options work to meet a wider range of clients, whilst providing a more comprehensive service, which looks at housing need alongside debt and employment issues.  Changes include:

· Provision of a “warm phone” and Job Point computer (provided by Job Centre Plus, as part of the bid)

· A new post of Employment Advisor (based at the new service)

· A Housing Advisor post (a current vacant post) to be a specialist advisor on debt and mortgages

· Improved provision of advice, information and guidance

13.
FINANCIAL IMPLICATIONS

13.1
Each of the proposals outlined above will have some cost implication attached to them.  The potential cost will depend on a number of variables, including: numbers of customers interested in specific schemes; the value of property; the value of outstanding debts; and of course, funding availability.  However, Officers have provided some outline figures below, using current average house prices and an initial ‘pilot’ customer number.  Most of the schemes assume that funding will be repaid by customers over time, however, there is a risk that this would not happen in all cases.  It is important to note these figures are indicative only.

	OPTION/SCHEME
	COST (5 customers)
	COST (10 customers)

	Interest Free Loans
	£15,000
	£30,000

	Equity Loans
	£50,000
	£100,000

	Mortgage Rescue Scheme*
	£500,000
	£1,000,000

	Assistance schemes for first time buyers
	£100,000
	£200,000

	Savings matched scheme
	£50,000
	£100,000

	Council mortgages
	NOT RECOMMENDED

	Private sector landlords/

Empty Homes
	£50,000
	£100,000

	Marketing campaign
	£500
	£1000

	TOTAL
	£765,500
	£1,531,000


* - this scheme assumes that approximately £30,000 per property would be available from central government and the remainder will be from the local authority or from a housing association (through borrowing)

13.2
It would be helpful if any funding provided is not ringfenced to one specific scheme, but that funding is flexible to allow it to be used to for which ever product/scheme is most suitable for the customer needing assistance.  This work would form a pilot to assess potential/current needs of customers.  There is not enough evidence yet to suggest which schemes will be most needed and therefore an open and flexible approach is essential.
13.3
Officers are currently considering potential sources of funding.  These include national and regional schemes as well as any funding which could be identified locally.  There is currently no specifically identified resource, and a Cabinet decision would be needed to agree specific interventions and to identify funding.   
14.
CONCLUSION

14.1
There are a number of challenges facing Calderdale’s housing market over the next few months and years.  However, there are some potential solutions in place and opportunities to continue to increase affordable housing levels, through more effective work with private developers.  

14.2
The following projects are the priorities that we feel should be addressed, with partners, immediately:

i. Improved co-ordination between developers and housing associations (facilitated by the local authority)

ii. Assistance to first time buyers with deposits (due to lenders requiring higher levels of deposits)

iii. Development of a suite of information that gives clear guidance on what products are available for both first time buyers and owner occupiers

iv. Provision of a range of support for owners who are facing repossession
v. Manage the potential increase in number of empty properties following repossessions and abandonments

14.3
The credit crunch has started to impact on Calderdale’s housing market and evidence suggests that this will increase over the next year or so.  It is essential that the local authority and its partners are ready to face the challenge and have a suite of possible solutions that could be used to resolve the problems that we are bound to face.  

14.4
Officers have already identified the possible issues they will face, as well as providing some potential solutions.  The local authority needs to be prepared and ready to respond to residents housing difficulties, as and when they arise.
MARK THOMPSON

HEAD OF HOUSING AND COMMUNITY SUPPORT

ANDY EDWARDS

ACTING HEAD OF PLANNING AND REGENERATION 
For further information on this report contact:

Mark Thompson, Head of Housing and Community Support, Tel: 01422 392435

Andy Edwards, Acting Head of Planning and Regeneration, Tel: 01422 392422
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