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Sheffield Stock Increase Programme October 2019

Purpose of Report:

In January 2019 Cabinet approved the Housing Revenue Account Business Plan
for 2019/20. At that time it was agreed that a report would be brought back to
Cabinet to identify the potential to increase the Council’s Housing Stock Increase
Programme following the Government’s announcement in October 2018 to remove
the HRA borrowing cap. This confirmed that Local Authorities would now have the
flexibility to increase borrowing for the purpose of increasing its housing stock as
long as robust HRA Business Plans are in place to be able to safely manage any
additional borrowing.

This report considers the principles that could be adopted to increase the number
of new homes that could be achieved up to 3,100 new homes by 2029 (1600 of
these have already been assumed in the current HRA Business Plan) that will help
mitigate the loss of homes being lost through the RTB legislation and, to provide a
greater range of homes to meet the growing need for affordable housing in the city.
The report also details the current risk of the HRA Business Plan as a result of the
RTB legislation and how the loss is affecting the viability of the plan.

If approved this programme will provide much needed homes to meet housing
need in the city. The proposals for consideration will be to provide new Extra Care
Schemes, specialist accommodation for vulnerable people, new interim temporary
accommodation and a range of general needs housing across the city. New build
development will be built on the Council’s housing allocated sites (HRA), by
acquiring homes for sale that meet gaps in provision and will also include
purchasing ‘off plan’ from private sector developers and through acquiring s106
properties from private developers. The report also recommends commencing a
small programme of shared ownership homes (as set out in the 2019/20 Housing
Revenue Account Business Plan, approved by Cabinet in January 2019) in some
areas of the City to increase housing choice and/ or to enable households to move
into another tenure and free up an affordable home.

All homes built by the Council as part of this programme will meet lifetime home
standards and include apprenticeship and local employment opportunities.
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Recommendations:
That the Cabinet Member:

R1. Notes the progress of the HRA funded Stock Increase Programme since its
approval in 2014 and approves the principle of increasing delivery from 1,600 to
around 3,100 new homes over the next 10 years (which if necessary may include
the purchase of land for the purpose of the delivery of new council homes) subject
to individual business cases and the Council’'s Capital Approval Processes.

R2. Agrees that proposals be developed for shared ownership homes to improve
housing choice in some areas and notes that appropriate policies for the
management of this tenure will be the subject of a further executive decision.

R3. That the HRA Stock Increase Programme is reviewed annually to ensure that
any additional prudential borrowing is at a level that poses no additional risk to the
30 year HRA Business Plan as the programme increases the number of new
homes provided.

Background Papers:

Delivering More Council Housing — report to Cabinet February 2014

New Homes Delivery Plan — Cabinet November 2018

Housing Revenue Account Business Plan update - Cabinet January, 2019
The impact of RTB, Neighbourhood Maps, Appendix 1

rpwnh R
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Lead Officer to complete:-

1 | I have consulted the relevant departments | Finance: Karen Jones
in respect of any relevant implications
indicated on the Statutory and Council : -
Policy Checklist, and comments have Legal: Andrea Simpson
been incorporated / additional forms
completed / EIA completed, where —— -
required. Equalities: Louise Nunn
Legal, financial/commercial and equalities implications must be included within the report and
the name of the officer consulted must be included above.
2 | EMT member who approved Laraine Manley
submission:
3 | Cabinet Member consulted: ClIr Paul Wood, CliIr Robert Johnson
4 | I confirm that all necessary approval has been obtained in respect of the implications indicated

on the Statutory and Council Policy Checklist and that the report has been approved for
submission to the Decision Maker by the EMT member indicated at 2. In addition, any
additional forms have been completed and signed off as required at 1.

Lead Officer Name: Job Title:
Janet Sharpe Director of Housing and Neighbourhoods

Date: 4™ October, 2019
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11

1.2

1.3

1.4

15

1.6

BACKGROUND

Across the country in recent years, challenging market conditions and national
government policies and priorities for housing have stifled the delivery of
affordable housing. In Sheffield, the number of new affordable homes delivered
has not matched the levels needed to meet the increasing demand. The
incomes of many in the city fall well short of the money needed to be able to
afford many rented homes. There is a lack of choice in the type of Council
homes available for those trying to access Council Housing as a result of Right
to Buy and this is increasingly affecting the sustainability of the Housing
Revenue Account (HRA) Business Plan.

The Right to Buy (RTB) legislation gives all secure tenants (subject to some
conditions and exceptions) the right to buy their council home, regardless of
the demand for affordable housing or the effect on the local authority’s self-
financing HRA (as set out in the HRA Business Plan).

Since RTB legislation was introduced in 1980, Sheffield City Council has sold
well over 32,000 Council homes. This has included many of the best and most
desirable homes, particularly houses and particularly in the most popular
areas. Over the last 30 years the mix of Council homes has significantly
changed. Formerly the ratio of houses to flats (which includes flats and
maisonettes) was much higher; it is now likely that in the near future flats will
outnumber houses for the first time. This is at a time when the demand for
Affordable housing has increased significantly.

This has a significant impact on the HRA Business Plan. Aside from the
reduction in rental income as homes are sold (in addition to the statutory rent
reduction imposed by the Welfare Reform and Work Act 2016) there is an
impact on management and maintenance costs, which are much higher for
flats than for houses. Each year it becomes harder to make the savings
necessary to avoid this having an impact on our ability to invest in Council
Housing stock, meet housing demand and manage the estates.

Over 50% of the homes on many estates now have been sold. A considerable
proportion of this is no longer owner-occupied but is now private rented
accommodation. Even though these are still seen as “Council estates” the
Council has no control over who lives in the homes it doesn’t own, which
increases the demand for Council Housing Services to address neighbourhood
issues and reduces its ability to carry out effective neighbourhood
management. The attached neighbourhood map’s gives an overview of some
of the challenges across the city.

This report seeks in principle approval to increase the HRA Stock Increase
Programme from the 1600 already planned as part of the current HRA
Business Plan to 3,100 new homes over the next 10 years to meet housing
need in the city. The report sets out the principles for delivery and describes
proposals for specialist housing provision and the introduction of housing for
shared ownership.
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1.7 The following Graph shows the impact of RTB on the stock profile without the Stock Increase Programme by 2050.
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2.

2.1

2.2

2.3

2.4

2.5

2.6

STOCK INCREASE PROGRAMME

In February 2014 Cabinet approved the development of a mixed programme of
acquisitions and new build to replace the Council’s housing stock. At that time,
the projected delivery of new council homes was estimated to be approximately
600 homes over six years. This was based on the estimated available finance
which was subject to some constraints such as the HRA borrowing cap.

To enable the programme to be implemented smoothly without the need to
refer back for further Cabinet or Cabinet Member decisions Cabinet delegated
authority to officers, subject to obtaining the necessary capital approvals. The
Director of Housing and Neighbourhood Services has authority to identify sites
for new build housing and specify the type and sizes of homes to be built.
They are also authorised to identify properties for acquisition and the Chief
Property Officer authorised to negotiate and agree terms for those acquisitions.
This means that multiple acquisitions, for example units acquired from
developers under section 106 agreements, can be approved and completed.

The estimated number of new homes that could be achieved was increased
over the years through the annual HRA Business Plan. The current estimate,
as reported to Cabinet in January 2019 in the HRA Business Plan 2019/20 is
around 1,600 additional Council homes by 2023/24. Cabinet has not however
considered the programme in more detail than has been reported through the
Business Plan since 2014 and this report provides an update on progress and
future proposals.

Around 500 new homes have been delivered to date. However, by the time this
programme is complete it is likely that the Council will have lost around 3,000
homes so the pace of replacement homes is now critical to ensure that we can
safely provide the homes that are needed and to ensure that the HRA
Business Plan is sustainable and the condition of our estates remains good.

In 2014 the focus was on general needs social rented council housing, with
most new units let at an affordable rent where consistent with Government
guidance. The Cabinet report only mentioned housing to meet special needs
through acquisitions and gave the examples of adapted properties suitable for
disabled people and properties suitable for people with learning disabilities.
This was expanded on in the Council Housing Acquisitions Strategy approved
by the Cabinet Member for Homes and Neighbourhoods in April 2015. Older
people’s specialist housing was not mentioned at all; nor were other affordable
housing options.

Both of these omissions have been considered recently by Cabinet. The New
Homes Delivery Plan (NHDP), reported to and approved by Cabinet in
November 2018, described the shortfall of housing in the city including the
shortfall of affordable housing and identified a number of desirable
interventions by the Council, including direct provision of additional affordable
homes through the Stock Increase Programme, including older persons and
specialist housing and shared ownership.
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2.7

3.1

3.2

3.3

3.4

Similarly, the HRA Business Plan report presented to Cabinet in January 2019
identified the opportunity to introduce new shared ownership homes to meet a
gap in affordable housing provision in the city, and plans for a mix of new
housing types and tenures to meet the demand for social housing in the city.
These are discussed further below.

THE PRINCIPLE OF TAKING ON ADDITIONAL BORROWING FOR THE
PURPOSE OF INCREASING THE COUNCIL STOCK INCREASE
PROGRAMME

Sheffield City Council was one of the few local authorities to work directly with
the government over the last two years on the opportunities that could be
created by lifting the HRA borrowing cap, which was identified as a barrier to
councils building new homes. In October 2018 a Determination was issued
which removed the HRA borrowing cap. The ability to take on additional HRA
borrowing (through new prudential borrowing) will enable the expansion of the
Council Stock Increase Programme. While HRA borrowing will increase for this
purpose, the basis is that the homes built will provide enough revenue to be
self-financed over a 30 year period (or the expected life of the new homes
built). This will then avoid any additional financial risk to the current 30 year
HRA Business Plan.

The lifting of the HRA borrowing cap was reported briefly to Cabinet in the HRA
Business Plan and New Homes Delivery Plan (NHDP) reports. At the time of
the NHDP it had very recently been announced so the report simply stated that
once details were confirmed there would be further opportunity to use any
additional HRA borrowing headroom to increase the number of new affordable
homes for rent. The 2019/20 HRA Business Plan report stated that an
extended council housing development programme was being developed to
take advantage of the new flexibilities. This report contains the proposals for
that extended programme.

Primarily this borrowing freedom will help us in our commitment to deliver more
affordable housing in the city. However, we will only use this flexibility to
finance activities that generate sufficient income for the HRA to offset the
upfront capital and management costs associated with the investment
within the HRA business planning horizon. Using the borrowing capacity in
any other way will bring additional financial risk to the HRA Business Plan. We
intend to assess our options in terms of land availability, land purchase and our
disposals strategy as well as investigating other opportunities to deliver more
affordable housing in the areas where we have significant gaps in affordable
housing provision in the city.

It is proposed that the Council’s housing stock increase programme is
increased by a further 1500 new homes (with most new general needs units let
at an affordable rent), with additional borrowing approved to enable this. This
will result in a greater range of homes to meet the significant shortfall of some
type of homes that the Council has available for letting. This will include:

Page 8 of 17



Sheffield Stock Increase Programme October 2019

3.5

3.6

4.1

4.2

e New Extra Care accommodation
e Homes for Younger People
e Family Accommodation

e Accommodation for specific needs including Learning Disabilities
schemes

e New Interim Temporary, Supported Housing Accommodation

Each phase of this programme will be brought forward by individual business
cases and follow the Council’'s approval route for capital projects. The
programme is constrained by the Council’s confidence in taking on additional
borrowing and the absence of available land at a reasonable cost. Even with
this programme the Council will only be keeping pace with replacing homes
that are lost on an annual basis through RTB but it will enable us to increase
the numbers of certain types of homes that are in short supply, which currently
restricts the housing and affordability choices for many on the housing register,
and will help the overall viability of the HRA business plan.

It is proposed that the Council explores a range of different delivery options in
order to maximise the delivery and retention of units for social rented housing.
Options include: building on the Council’s housing land (held for the purposes
of Part Il of the Housing Act 1985 and accounted for in the HRA), acquiring
homes for sale, purchasing ‘off plan’ from private sector developers, acquiring
properties from private developers, and acquiring land for the purpose of
building new Council Homes.

EXTRA CARE HOUSING

The Sheffield Older People’s Independent Living Strategy (approved by
Cabinet in December 2017) identified a shortfall in accessible general needs
housing and specialist older people’s housing and suggested that this is likely
to contribute to Sheffield’s current above-average rate of placements to
residential care homes. The proposals in this report will help to address the
shortfall in two ways. Firstly, all homes built by the Council will meet lifetime
home standards. Secondly, it is proposed that the programme will provide new
Extra Care Schemes.

It must be recognised that only the housing element of extra care housing
schemes may be accounted for within the HRA. The care provided under the
scheme must be funded separately as is the case for other older persons and
specialist need accommodation in the city. The aim however, for the Council’s
new extra care schemes is to ensure that rents are set at a level that could
encourage people to move from larger homes into high quality extra care
housing with on-site round the clock support which will help them to live
independently, at a reasonable cost, for as long as possible.
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5.

5.1

6.1

6.2

OTHER SPECIALIST ACCOMMODATION

The Stock Increase Programme provides an opportunity to develop
accommodation to help the Council to meet other needs within the city. Two
schemes for people with learning disabilities are currently being developed with
the Council’s own funding being supplemented by grant assistance from NHS
England. As with extra care housing, only the housing element of such
schemes may be accounted for within the HRA. The care provided through the
scheme must be funded separately.

SHARED OWNERSHIP

Shared ownership is a low cost home ownership tenure where the buyer is
granted a lease for a premium based on a percentage of the market value and
pays rent for the remaining percentage. They can increase their share by “stair-
casing”, paying additional sums calculated as a percentage of the market value
at that time. Shared ownership contributes to the city’s affordable housing
shortfall, offers a further affordable tenure for households who have the ability
to contribute towards their housing choice, and helps to reduce demand for
social rented homes.

In addition to the social rented homes to be developed under the Stock
Increase Programme this report also recommends commencement of a small
programme of shared ownership homes, as described in the 2019/20 Housing
Revenue Account Business Plan (approved by Cabinet January 2019). Initially
this will be enabled by securing properties primarily through s106 agreements
in areas of the city where the need for more housing choice is identified in the
Council’'s Housing Strategy.

Council tenants and their households who have the income to change their
housing circumstances presently have limited options available to them. They
can remain in a Council rented property, move to a Private Rented Sector
(PRS) home on the same estate (often a former Council property) or purchase
their home through the RTB legislation. Council Shared Ownership of a new
property in the vicinity would provide an alternative option enabling households
to slowly ‘staircase’ the amount of home they purchase if their financial
circumstances improved. This could reduce the number of households trying to
purchase their home through RTB as an alternative home could be available
elsewhere that better suits their needs.

This would be managed as part of a new Council policy to make the best use
of affordable housing including both social rented and shared ownership
properties. The policy will be developed in consultation with elected members
and approval will be the subject of a further executive decision. This will allow
the Council more control on how and where shared ownership will provide an
additional option for households with an affordable solution. Shared ownership
properties are held within the HRA and are not subject to RTB as the
mechanism for staircasing ownership is defined under the lease. If this type of
property is not required for shared ownership in future it can revert to
Affordable Rent or be disposed of by the Council.
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6.3

6.4

6.5

7.1

7.2

7.3

7.4

8.1

The proposals contained in this report are limited to commencing a programme
of shared ownership homes that have been secured mainly through or
alongsideS106 and developer/planning agreements. Options to further expand
shared ownership will be considered in future once further work has taken
place and will be brought back to a future Cabinet meeting.

Shared Ownership properties provide a different sort of housing management
arrangement to traditional Council social rented housing. These households
are not secure tenants. The relationship is similar to traditional leasehold
management, in the same way as Right to Buy leasehold stock is managed,
but with an additional tenancy element.

The aim of the extended Stock Increase Programme is to look at each
neighbourhood carefully and introduce new affordable Council housing in a
way that creates balanced mixed tenure communities overall and, will take into
account the issues with some of the sizes and viability issues on some sites.

IMPACT OF NOT INCREASING THE HRA STOCK INCREASE
PROGRAMME

This programme would significantly increase the number of new Council
homes and the type of homes needed to meet the growing need for new
affordable homes for rent in a number of key locations in the city

If the Stock Increase Programme were not to be increased as described in this
report then, given the level of change in terms of mix of accommodation types
as a result of the RTB, the HRA Business Plan would require a significant re-
design to address the change in stock, review the costs to the HRA from other
Services that supports front line delivery and revise the management and
maintenance model for the 30 year plan.

To mitigate this the aim is to create an investment plan for the next 10 years
which will balance prudential borrowing, demand and land availability to
provide much needed new council homes in Sheffield. A Member and Tenant
Policy Steering Group is to be put in place to oversee this programme.

The Council’s ability to build new homes itself is limited by land availability
which is why it is also important to work in partnership with the private sector to
purchase new homes by agreement as this should allow the Council to provide
a greater range of new homes in areas where land is in short supply.

HOW DOES THIS DECISION CONTRIBUTE

Our evidence tells us that affordability in Sheffield has worsened over the last
five years. Providing more affordable homes through the Council’s stock
increase programme will help to meet this shortfall and it will provide a wider
range of affordable homes than can be achieved through the planning policy
section 106 contributions alone. It will also help to provide more choice of
homes available (around 3,000 homes per year are re-let) as currently 70% of
homes that become available for rent are taken up by households with an
urgent housing priority so choice is very limited for new and existing customers
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on the Council’s housing register even when taking into account other
affordable housing providers (Housing Association) accommodation available
in the city.

8.2 Anincreased range of affordable homes supports communities to upsize and
downsize locally as their personal circumstances change and helps
households to live in homes where they can more easily access and sustain
jobs, education and training and give or receive care and support. Increased
provision of affordable homes will reduce disadvantage and help
neighbourhoods and their communities to thrive.

8.3  All homes built by the Council will meet lifetime home standard principles and
include apprenticeship and local employment opportunities.

8.4 The table below shows the estimated profile of delivery if approved in principle.
Providing a wider range of new homes will enable those with specific needs to
be able to access an affordable home that meets their needs and will also
contribute to the delivery of some of the Council’s wider strategies such as the
Homelessness Prevention Strategy, Older People’s Housing Strategy, Sheffield
Local Offer for Children and Young People Leaving Care, Supported Housing
Commissioning Strategy and the Social Care Recovery and Improvement Plans.
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Table 1:

Already 2019/20 - 2023/24 - 2026/27 -
Built 2022/23  2025/26  2028/29

Projected Build Out Rate

QIQer Persons Independent 0 240 200 0 440
Living / Extra Care

Temporary Accommodation 0 0 75 0 75
Learning Disabilities 0 16 0 0 16
General Needs - New Build 51 369 402 174 996
General Acquisitions 429 400 300 300 1429
Section 106 Acquisitions 8 33 39 64 144
Total 488 1058 1016 538 3100

Please note that any older persons, shared or specialist accommodation that is built or purchased is exempt from RTB.
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9.1

9.2

10.

10.1

10.1.1

10.2

10.2.1

10.2.2

10.2.3

HAS THERE BEEN ANY CONSULTATION?

Consultation has been undertaken as part of the HRA Business Plan with
tenants and residents who support proposals to increase the number and type
of new homes in the city to increase housing choice in neighbourhoods to
meet the growing demand for affordable housing. An annual review of the
HRA Business Plan is consulted on with tenants to approve Capital
Programme spending priorities.

Further consultation will take place as new sites for development and
purchases off plan will be undertaken with tenants and residents and local
elected members as part of the planning process and to ensure that the local
infrastructure can easily accommodate new homes in their area.

RISK ANALYSIS AND IMPLICATIONS OF THE DECISION

Equality of Opportunity Implications

Increasing the Council’s housing stock, including the provision of specialist
housing for older or vulnerable people and to meet the needs of people with
disabilities will have a positive impact for groups with all protected
characteristics. No negative impacts have been identified as a result of this
proposal.

Financial and Commercial Implications

This report sets out the proposals and defines the parameters for an
increased programme of new Council housing provision. Specific proposals
for new build or acquisition under the programme will be presented through
individual business cases and be subject to the Council’s normal Capital
Approval Processes.

In October 2018 the Government issued a Determination lifting the HRA Debt
Cap. This provides us with more freedom and flexibility to undertake
additional borrowing but future borrowing must now comply with the
provisions of the Local Authorities (Capital Finance and Accounting)
(England) Regulations 2003, made under the Local Government Act 2003,
which require the Council to have regard to the Chartered Institute of Public
Finance and Accountancy’s Prudential Code for Capital Finance in Local
Authorities (Prudential Code) when determining how much money it can
afford to borrow. The objectives of the Prudential Code are to ensure within a
clear framework that the capital investment plans of local authorities are
affordable, prudent and sustainable and that decisions are taken in
accordance with good professional practice.

Other opportunities to maximise and secure external grants (such as through
the Government’s Shared Ownership and Affordable Housing Programme)
and other resources, including funding streams such as Section 106
Commuted Sums and RTB Capital Receipts, will continue to be pursued to
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10.2.4

10.2.5

10.2.6

10.3

10.3.1

10.3.2

reduce the level of any additional borrowing.

The aim is to ensure that HRA resources are used efficiently and effectively
such that the overall stock increase programme can be financially sustainable
in the long term. The principle of this programme is that any additional
borrowing must be able to be repaid within a 30 year period of the Business
Plan or over the life of the asset particularly where there is a strategic need

It is anticipated that the resources to fund this overall programme of up to
3,100 units will be self-financed by the HRA and primarily be funded through
new HRA borrowing of up to £200m over the next 10 years. As detailed
proposals become available, these will be incorporated in to the annual
revision of the HRA Business Plan, and the financial implications will be
reported to Cabinet as part of the annual HRA Business Planning process in
2020.

The programme presented in the table at 8.4 above reflects our assumptions
at a point in time. If the national landscape changes then the ambitions for the
Stock Increase Programme over the next 10 years will have to be re-
examined. There is a risk of uncertainty on a national level, which could
impact on inflation, cost of borrowing, rent policies or grant availability.
Changes in these sources of income would impact on the Council’s ability to
deliver the programme above. Other delivery models are also being explored
that could allow the Stock Increase Programme to accelerate at a faster pace
and, options to protect the City’s Social Housing for as long as possible.

In addition to increasing the supply of affordable housing in the city the stock
increase programme will also have the added benefit of providing additional
income of around £5m in New Homes Bonus (assuming the current scheme
continues), and additional Council Tax of around £13m over the next 10
years.

Legal Implications

The Council has powers of acquisition of land and housing for the purposes
of Part Il of the Housing Act 1985 (the 1985 Act) under section 17 of that Act.
Section 18 provides that where houses are so acquired the Council must
secure that they are used as housing accommodation as soon as practicable
after acquisition. By virtue of section 9 of the 1985 Act the power to provide
housing accommodation for the purposes of Part 1| may be exercised by
disposing of houses so provided, for example for use for shared ownership.
Dwellings, land and other assets held for the purposes of Part Il of the Act are
accounted for within the Housing Revenue Account (HRA) by virtue of Part VI
of the Local Government and Housing Act 1989 (the 1989 Act).

The HRA is the Council’s statutory ring-fenced landlord account. The duty to
keep the HRA and to prevent a debit balance on it, what must and what may
not be accounted for within it and restrictions as to what may be credited or
debited to the account are governed by Part VI of the 1989 Act. Credits to the
account are mainly rent receipts, debits are mainly management, repair and
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10.3.3

10.3.4

10.3.5

10.4

10.4.1

maintenance costs.

Under Part Il of the 1985 Act the Council has the power in connection with the
provision of housing accommodation to provide certain welfare services for its
residents in accordance with its needs. The costs of providing such services,
and any income from charges for them, are to be accounted for in the HRA,
subject to the exclusions listed in the Housing (Welfare Services) Order 1994,
which are social or nursing care services. Thus any such services provided in
connection with the specialist housing described in this report, such as extra
care or learning disability housing schemes, cannot be funded by the HRA.

Any dwelling let as Council housing on a secure tenancy will be subject to the
Right to Buy (RTB) under Part V of the 1985 Act, which may have implications
of financial loss for the Council. However, the Cost Floor rule means that for
any RTB applications completed in the first 15 years, the discount must not
reduce the purchase price below specified costs incurred in respect of the
property, including the costs of build or acquisition. After the Cost Floor period
the discount due to a tenant buying under RTB will not be reduced to take
account of the costs incurred.

There are certain exceptions to RTB listed at Schedule 5 to the Housing Act
1985 which may apply to the specialist housing described in this report:

e Dwellings in a “group” of dwellings, which are either modified to make
them suitable for occupation by people with physical disabilities or are
let to people with a mental disorder as defined in the Mental Health Act
1983 (which in the context may include learning disabilities), or are
particularly suitable for older people, and a social service or special
facilities are provided wholly or partly for the purpose of assisting those
people;

e Certain other dwellings that are particularly suitable for older people.

Other Implications

The Proposed Stock Increase coincides with the celebrations for the 100
years anniversary and will bring forward new Council homes on a scale that
has not been seen for decades. This provides an exciting opportunity for the
city to work with Government to mitigate the risks whilst also providing new
homes to meet the Government’s target for new homes across the UK.

It makes sense, whilst the Government is supportive of Local Authorities to
accelerate its new build and development programmes. There is no
guarantee that this window of opportunity will continue so taking advantage of
this opportunity in a timely manner is important and, the ongoing monitoring of
national housing policies. If any changes add additional risk to the 30 year
HRA Business Plan then a review of this accelerated programme will take
place and be brought back to Cabinet.
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11.

111

11.2

12.

12.1

ALTERNATIVE OPTIONS CONSIDERED

That the Stock Increase Programme remains at 1600 new homes, as
approved in the current HRA Business Plan. This would not take advantage of
the new HRA borrowing freedom to increase the level of provision from within
the HRA to significantly accelerate new homes.

The Council could have considered disposing of Council HRA allocated land
and secured s106 units. However, this could limit the Council’s opportunity to
provide the numbers of new homes by this approach and, we would not
achieve the quality and type of homes needed.

REASONS FOR RECOMMENDATIONS

An extension to the Stock Increase Programme will significantly increase the
number of new Council homes and the type of homes needed to meet the
growing need for new affordable homes for rent in a number of key locations
across the city.
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