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BACKGROUND BRIEFING - LEVELLING UP HOUSING IN THE EAST OF ENGLAND

To inform on-line EE APPG meeting from 15:30 to 17:00 on Tuesday 23" May, 2023

INTRODUCTION

The East of England is home to 6.3 million people and is the UK’s fastest growing region — up almost half a
million since 2011. Its population is expected to rise by another half a million people by 2041. Getting housing
right — the right homes in the right places and at the right price - is therefore of critical importance.

Unfortunately, when the East of England APPG compiled its report Levelling Up the East Of England: 2023 —
2030: The East Of England’s Progress Towards Achieving the Twelve Levelling Up White Paper Missions it found
“low confidence” that the Government’s housing mission and target would be met in the proposed timeline.

By 2030, renters will have a secure path to ownership with the number of first-time buyers increasing
in all areas; and the government’s ambition is for the number of non-decent rented homes to have
fallen by 50%, with the biggest improvements in the lowest performing areas.

While finding “low confidence” in achieving either the first-time buyer or the non-decent homes targets, East
of England partners, including the East of England LGA, identified two other major issues that are priorities
across the region:

e To increase the number of homes available — by housing associations or by councils - at social and
affordable rent levels.
e To reduce homelessness and rough sleeping.

The meeting on 23 May will hear from speakers from Homes England, the Home Builders Federation, the
East of England LGA, Build East, Anglian Water Services and Cambridge Ahead. The aims of the meeting are to
discuss and agree:

a) What housing goals for each of the four housing priorities are realistic to be achieved and by when
b) In order to unblock and/or help accelerate delivery what specific interventions are required by:
I central Government
Il. local government
1. other partners

Following the APPG session a delegation meeting will be sought with Housing Minister, Felicity Buchan MP.

NB This briefing draws on: Opening the Door: Good Quality, Available and Affordable Housing in the East
of England (EELGA) and BuildEast’s role in solving the housing crisis in the East of England (Lichfield’s)



https://eastofenglandappg.org.uk/wp-content/uploads/2022/12/Levelling-up-the-East-of-England_Full-Version_V6_LoRes.pdf
https://eastofenglandappg.org.uk/wp-content/uploads/2022/12/Levelling-up-the-East-of-England_Full-Version_V6_LoRes.pdf
https://eur01.safelinks.protection.outlook.com/?url=https%3A%2F%2Fwww.eelga.gov.uk%2Fapp%2Fuploads%2F2023%2F03%2Ffinal-EELGA-Housing-Report-2023.pdf&data=05%7C01%7CAdam.Thorp%40eelga.gov.uk%7Ca3466fd3fe904077c6de08db249e8700%7C44abcddb9c114bdfa5b399418b946f11%7C0%7C1%7C638144036346081290%7CUnknown%7CTWFpbGZsb3d8eyJWIjoiMC4wLjAwMDAiLCJQIjoiV2luMzIiLCJBTiI6Ik1haWwiLCJXVCI6Mn0%3D%7C3000%7C%7C%7C&sdata=l059VIszg4aaVywq%2BeJD%2FqhN8lCO4q%2B3tDkBn8Vs9Zk%3D&reserved=0
https://eur01.safelinks.protection.outlook.com/?url=https%3A%2F%2Fwww.eelga.gov.uk%2Fapp%2Fuploads%2F2023%2F03%2Ffinal-EELGA-Housing-Report-2023.pdf&data=05%7C01%7CAdam.Thorp%40eelga.gov.uk%7Ca3466fd3fe904077c6de08db249e8700%7C44abcddb9c114bdfa5b399418b946f11%7C0%7C1%7C638144036346081290%7CUnknown%7CTWFpbGZsb3d8eyJWIjoiMC4wLjAwMDAiLCJQIjoiV2luMzIiLCJBTiI6Ik1haWwiLCJXVCI6Mn0%3D%7C3000%7C%7C%7C&sdata=l059VIszg4aaVywq%2BeJD%2FqhN8lCO4q%2B3tDkBn8Vs9Zk%3D&reserved=0
https://eastofenglandappg.org.uk/wp-content/uploads/2023/04/BuildEast-Report.pdf

1. FIRST TIME BUYERS

Key facts:

e Home ownership in the East of England is the highest of any English region - 67.4%: the English average
is 63.8%.

e The average price of a house in the East of England was £363,779 in 2022; up from £104,203 (adjusted
for inflation) in 1997 ie gone up more than three times in real terms.

e House prices are currently 10.1 times the average salary in the East of England, twice what they were
20 years ago

o Affordability is a big problem in the East of England, with the ratio of entry-level house prices
(£240,000 in September 2021) to earnings 30% higher than the national average.

e The ratio of lower quartile income to lower quartile house prices varies across the East of England -
from 6.3 in Great Yarmouth and 14.5 in Uttlesford

e 236,000 homes in the East of England have planning permission in 2022 but building work has not
started yet.

o According to the RTPI, planning department budgets in the East of England shrank by around 20%
between 2009/10 and 2020/21.

Nationally the trend in terms of first-time buyers was slightly upwards for the period 2008 to 2021. Since 2021
the number of first time buyers decreased from 405,302 to 362,461. This downward trajectory is expected to
continue in 2023 as house prices have increased for example across England by 6.3% in the twelve months to
January 2023. Meanwhile, mortgages for first time buyers are now typically 4.25% and above.

The number of First Time Buyers in the East of England is not a publicly available ONS statistic but an estimate
by Money.co.uk puts the figure in 2022 at 13,473. This was down 8.2% from 14,680 in 2021. It is extremely
difficult to predict when an upward trend will start again.

Much of the Government’s assistance for First Time Buyers has been curtailed for example Help to Buy ended
October 2022. Current ‘live’ schemes are detailed at www.ownyourhome.gov.uk. These are:

e The First Home Scheme — has helped 1,500 key workers (NB closes 30.09.23)

e The mortgage guarantee scheme — this makes deposits of just 5% possible (NB closes 31.12.23)

e Shared ownership — has to be linked with a housing association or local government property

e Right to buy — for council tenants of three years or more

Key questions:

e How many homes can and should be built per year in the East of England — currently in the order of
27,437 (of which 26.3% are “affordable” see later). It has been estimated that the total housing need
in the East of England is 35,542 dwellings per year.

e Ifmore homes are to be built what provision needs to be made for increasing additional infrastructure
(transport, schools, etc) and an increased workforce (both builders and planners)?

e What can be done to assist first time buyers apart from increasing the supply of new homes? Is there
a case for assistance from councils and private sector partners in the region and/or for more national
initiatives for specific groups of workers?

e s there a case for powers to impose a substantial council tax surcharge on second and empty homes
in areas of low housing supply? In addition, should there be greater regulation of short-term rentals to
ensure that more properties are used for housing residents?


https://www.ons.gov.uk/peoplepopulationandcommunity/housing/bulletins/housingaffordabilityinenglandandwales/2022
https://www.money.co.uk/mortgages/first-time-buyer-mortgages/statistics
https://www.ons.gov.uk/peoplepopulationandcommunity/housing
https://www.ons.gov.uk/peoplepopulationandcommunity/housing
https://www.money.co.uk/mortgages/first-time-buyer-mortgages/statistics
http://www.ownyourhome.gov.uk/

2. NON-DECENT HOMES
Key facts:

e Qver all tenures (owner occupation, private rented and social rented homes) 13% — one in eight — are
non-decent.

e Thisis better than the England average but means 352,000 homes, mostly in the private rented sector,
are non-decent.

e 24% (almost 1 in 4) of private rented homes are non-decent — worse than England average.

e Figures for the East of England show that 5% of social rented homes are non-decent — better than the
England average

For information a decent home is one that meets all of the following four criteria:

e meets the current statutory minimum standard for housing (from April 2006 the Fitness standard was
replaced by the Housing Health and Safety Rating system)

e isin areasonable state of repair

e has reasonably modern facilities and services

e provides a reasonable degree of thermal comfort.

Improving non-decent homes, especially those in the private sector, remains a priority for many councils.
Doing so generates considerable benefits for levelling up as improving the housing stock delivers better
insulation, which reduces fuel poverty and help towards the move to zero carbon, and also helps create
healthier homes.

However, the discretionary funding from councils — usually provided in the form of home improvement grants
and loans - to assist owners in the PRS is small and has been diminishing since the end of the 1990s. This is
largely due to reduction in Government funding which does not have any dedicated Decent Homes
Programme although it did conclude a review of the Decent Home Standard in 2022.

A limited range of other assistance available is summarised here by Citizen’s Advice. This includes national
schemes such as essential energy efficient upgrades to homes under the ECO4 scheme.

Recent changes to the law mean that landlords should only rent out properties with an Energy Performance
Certificate E rating. They have also permitted more local authorities to “licence” landlords which could be
useful, for example in challenging poor landlords over sub-standard accommodation.

Key questions:

e How do we ensure that the next generation of homes are sustainable as well as plentiful? Specifically,
is there a role for incentives to ensure more Energy Performance Certificate-A homes are produced?

e [fthe Government and the East of England want to reduce climate change emissions, how do we make
the retrofitting of older housing stock a priority for national and local government?

e s there a case to extend ECO4 into a national and/or Combined Authority Warm Homes Initiative?

e To what extent can non-decent homes be regulated out of existence? Is there a case for councils
adopting licencing powers sooner rather than later?


https://www.citizensadvice.org.uk/housing/moving-and-improving-your-home/help-with-home-improvements/

3. HOMES AT AFFORDABLE AND/OR SOCIAL RENTS

Key facts

e There are 2.7million homes in the East of England — 451,000 of these are available from registered
social landlords (housing associations and councils) at affordable or social rent levels

e The average monthly entry level, private sector rent across the East of England is £695 p.c.m.

o Monthly rents have increased by 39% since 2014, (compared to +26% nationally) — the average for a
three bedroom house is now £1,077 p.c.m.

e Just 7,216 affordable homes were built in the East of England in 2021/22, representing 26.3% of all
the homes built in the East of England, and slightly more than the England average of 25%

e The number of social homes built for rent in the East of England fell by 85% between 2009/10 and
2021/22, from 4,652 to 661 per annum

e There are 92,053 names on council waiting lists across the East of England

When discussing housing, the term “affordable housing” can mean different things to different people.
However, for the Government “affordable” means that the property is either sold or rented for 20% below
the local market rate. Arguably, given the current ratios between wages and average house prices, 20% is not
enough to bring house prices back to what many would consider affordable.

The Government says it values the private rented sector and wants to see “a strong, healthy and vibrant
market”. Its aim is “a bigger and better private rented sector that offers security, stability and decency.” It is
hoping to increase the supply of private rented sector housing through the £1 billion Build to Rent fund and a
£3.5 billion Private Rented Sector Guarantee scheme to underpin investment in the private rented sector.

The Government recently announced that local authorities for the years 2023/24 and 2024/5 will retain 100%
of monies from Right to Buy Receipts.

For housing associations and councils to build both “affordable” housing to buy or rent, including social rented
housing, requires subsidy from Homes England*. Figures proved by Homes England show the regional
allocations for the Shared Ownership and Affordable Homes Programme which ran from 2016-21**,

SOAHP 2016-21
CME Strategic Partneships Total
GOR Grant Homes Grant per GOR Grant Homes Grant per GOR Grant Homes Grant per
home home home
East Midlands 28c, 700,000 7,200 £35,6841| |EastMidlands £40,517| |East Midlands y £40, 008
East of England 310,300,000 8,200 East of England £44,305| |EastofEngland £30,628)
Morth East 28£ 000,000 7,200 Morth East Morth East £35,52%
Morth West 764,700,000 20,600 Naorth'West NorthWest
366,000,000 5,200 SouthEast SouthEast

5 326,700,000 7,700 South'West SouthWast
'West Midlands 450, 200,000 10,600 ‘West M 5 ‘West Midlands
Yorkshire and The Humber 350,600,000 2800 Yarkshire and The Humbs £174, 200,000 Yaorkshire and The Humber }, D00 MO0
Total 3,118,200,000 78,500 Total £1, 84 6,500,000| Total £4,96 5,100,000 116,500 £41,540

For the current Affordable Homes Programme (2021-26) the following information has been provided

AHP 2021-26
CME Strateqic Partneships
Grant per Grant per
GOR Grant Homaes GOR Grant Homes GOR
home home
East Midlands 1,480 East Midlands = East Midlands
East of England 1,770 East of England East of England
Morth East 1,580 £45, Morth East Morth East
MNaorth Wast 4,600 £45,B1g| |MNorthWest MNorth'West
South East 1,480 £50,235| |SouthEast SouthEast
South West E70 £54,157| |South West SouthWest 7 £57,217
West Midlands 1,700 £50,623] |WestMidlands West Midlands 132268 £63,380|
Yorkeshire and The Humber 570 £46 045 |Yorkshire and The Humbs £5,00,000,000| 520 1| |Yorkshire and The Humber £026 B | 10,000 ££2 111
Total £ 668,300,000 13,850 £4B8.253| |Total £5,056,600,000 Bo, 466 £56,523| |Total £5,725,200,000| 103,316 £55,415
*Regional breakdown dozs not include circa £1Bgm for MMC, rural and community housing - not yet splitregionally


https://www.localgov.co.uk/Councils-to-keep-100-of-right-to-buy-receipts-/55933#:~:text=A%20letter%20sent%20to%20all,%2D23%20and%202023%2D24.
https://www.localgov.co.uk/Councils-to-keep-100-of-right-to-buy-receipts-/55933#:~:text=A%20letter%20sent%20to%20all,%2D23%20and%202023%2D24.

An analysis by EELGA of Homes England regional funding per capita*** shows that at £71 per head of
population the East of England received the lowest allocation between 2016 and 2021 and at £96 per head of

population in the period 2021 to 2026 it is equal lowest along with Yorkshire and the Humber.

Key questions:

e How do we ensure the allocation from Homes England for housing associations and councils in the East
of England to build affordable homes increases in the medium to long term?

e How do we encourage the private sector to move into the affordable private rented market?

e What are good examples of housing associations and local authorities working together to help reduce
wider barriers to affordable housing delivery?

e |s there an opportunity for councils to increase the required percentage of new homes for which they
grant planning permission to be affordable homes?

*Please note Homes England published its Strategic Plan for 2023 to 2028 on the 16 May 2023. It can be found here.

**please note within the Affordable Homes Programme there are two routes to access funding. Providers can apply for
funding on a scheme-by-scheme basis bidding through continuous market assessment (CME) or providers can become a
strategic partner and access grant for a longer-term development program through a multiyear agreement. Home
England first launched strategic partnerships in 2018 as a way of working with affordable housing providers who have
the ability and ambition to deliver at pace and scale.

*#*%2016-2021 Figures:

Region Funding (£) Population at 2021 Census | Funding Per Capita Number of Homes
East Midlands 433,000,000 4,880,200 89 10,800
East of England 447,800,000 6,334,500 71 11,300
North East 347,800,000 2,647,100 131 8,800
North West 1,040,100,000 7,417,300 140 26,700
South East 879,100,000 9,278,100 95 18,700
South West 610,500,000 5,701,200 107 13,400
West Midlands 692,000,000 5,950,800 116 16,800
Yorkshire & the Humber 514,800,000 5,480,800 94 13,000
TOTAL 4,965,100,000 47,690,000 104 119,500
2021-2026 figures:
Region Funding (£) Population at 2021 Census | Funding Per Capita Number of Homes
East Midlands 667,200,000 4,880,200 137 11,270
East of England 607,900,000 6,334,500 96 11,129
North East 285,600,000 2,647,100 108 5,596
North West 926,600,000 7,417,300 125 18,706
South East 1,020,800,000 9,278,100 110 16,143
South West 1,036,600,000 5,701,200 182 18,117
West Midlands 654,700,000 5,950,800 110 12,265
Yorkshire & the Humber 525,800,000 5,480,800 96 10,090
TOTAL 5,725,200,000 47,690,000 120 103,316



https://assets.publishing.service.gov.uk/government/uploads/system/uploads/attachment_data/file/1155338/Homes_England_Strategic_Plan_2023_to_2028.pdf

4. REDUCING HOMELESSNESS

Key facts for 2021/22:

Bedfordshire 11,627 3,720 17 9.6 £1,014 8,779
Essex 27,228 7,026 72 11.1 £1,193 60,337
Cambridgeshire 13,853 4,236 75 9.5 £1,137 26,796
Morfolk 10,967 2,750 a7 8.7 £818 45,417
Suffolk 10,213 4,050 a3 9.2 £R38 33,031
Hertfordshire 18,148 4,343 51 12.4 £1,466 54,419
TOTAL 92,035 26,125 285 Nfa £1077 229,679

e Local Authority spending on temporary accommodation in the East of England quadrupled from
£15.4m to £61.2m between 2011/12 and 2021/22

e The Government announced new measures regarding tackling homelessness in December 2022 -
these follow on from the Everyone In initiative during the pandemic — see HoC Library report here

Rough sleeping is thought to be most common in the East of England’s urban centres and coastal towns.
However much homelessness is “invisible”, for example sofa surfing by young people and rural homelessness,
which a recent report by CPRE found is a growing problem. There are 92,035 people on council waiting lists.

Local authorities have a statutory duty to house homeless people who fit legal criteria — generally adults with
dependents who have a local connection. In the three months between July and September 2022, local
authorities across the region made 7,780 “initial assessments”. 1,930 of these were entitled to be rehoused

Local authorities often do not have available suitable accommodation and therefore have to resort to
providing temporary accommodation. As EELGA’s report states: “It is no surprise that, when it came to budget-
setting meetings, adult social care and the cost of temporary housing are always the two main headings.”

There have not been any major reports on homelessness in the East of England despite the fact that it is a
widespread and persistent issue. It is understood, however, that DLUHC were going to commission a large
scale evaluation of homelessness services/rough sleeping interventions in the East of England but this hasn’t
started yet. There are undoubtedly specific initiatives in the East of England that are working to tackle rough
sleeping/address homelessness and from which learning could be captured and shared across the region.

Key questions:

e s there a case for commissioning some detailed research on the issue of homelessness and how to
reduce the costs of temporary accommodation in the East of England? If so who would fund this?

e What else can housing associations and local authorities do to reduce demand for homelessness and
better supply housing for the homelessness?


https://www.gov.uk/government/news/tens-of-thousands-protected-from-homelessness-thanks-to-654-million-funding-boost
https://commonslibrary.parliament.uk/research-briefings/sn02007/#:~:text=The%20Government's%20'Everyone%20In'%20programme,ending%20rough%20sleeping%20by%202024.
https://englishruralha.sharepoint.com/sites/RuralHomelessnessResearch-Live/Shared%20Documents/Forms/AllItems.aspx?id=%2Fsites%2FRuralHomelessnessResearch%2DLive%2FShared%20Documents%2FGeneral%2FCommunications%2FFinal%20Report%20%2D%20Collateral%2FFinal%20Report%2FHomelessness%20in%20the%20Countryside%2Epdf&parent=%2Fsites%2FRuralHomelessnessResearch%2DLive%2FShared%20Documents%2FGeneral%2FCommunications%2FFinal%20Report%20%2D%20Collateral%2FFinal%20Report&p=true&ga=1
https://www.gov.uk/guidance/homelessness-data-notes-and-definitions#statutory-homelessness

With thanks to Matt Stewart at EELGA, Tom Outteridge at Homes England, Lawrence Morris at Cambridge

University, Joanna Barrett at Eastlight Community Homes and Louise Hillier at the Flagship Group for their
help in compiling this report.

Steve Barwick, Director, East of England Secretariat, May 2023

The East of England APPG is kindly supported by British Sugar, London Stansted Airport, the East of England LGA,

AstraZeneca, Anglian Water, Cadent, Transport East, the UK Innovation Corridor, Freeport East, England’s Economic
Heartland and CityFibre.
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The academic partners of the East of England APPG are the Centre for Public and Policy Engagement at the University
of Essex, The University of Cambridge, Anglia Ruskin University and the University of East Anglia.
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