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Summary

The City of London Corporation (City Corporation) set a target to deliver 3,700
homes on sites in its ownership by 2025. The complexity, and subsequent timeline,
of bringing some significant sites forward for development is such that this target will
not be completed within the timescale set. This is likely to reduce delivery of new
homes by 2025 to the 700 units planned on existing social housing estates and 200
units on other sites.

Members of the Housing Delivery Programme Working Group would like the City
Corporation to consider an additional policy to identify other housing opportunities, to
resource the development of these options and commit in principle to investment in
such options.

Recommendations
Members are asked to:

¢ Note the challenges to delivering the existing policy of 3,700 additional homes
by 2025.
e Consider the development of an additional policy and options to increase the
supply of new homes beyond the use of its own sites and if agreed to:
o Agree in principle to the allocation of resources for future investment.
o Note the potential and range options and opportunities set out.
o Approve resources of up to £100k from City Cash to provide expertise
and capacity to develop and propose costed options for delivery.
o Amend the Terms of Reference of the Housing Programme Delivery
Working Group accordingly.

Main Report

Background

1. In October 2015 the City of London Corporation set out its policy response to the
capital’s housing shortage. This committed to the delivery of 3,700 additional
homes by 2025.




. An assessment of opportunities to increase housing supply identified capacity
within the City Corporation’s existing social housing estates for approximately
700 additional homes. Outside of these estates, the City Corporation has
identified sites in its ownership with the potential to deliver a further 3,000 new
homes post their current operational or investment use.

. The shortage of housing in London remains acute. Since the City Corporation set
out its approach in 2015, the capital has witnessed the tragic events of Grenfell
Tower, and renewed commitments to tackling housing shortage from the
government and Mayor of London. These have served to ensure housing
remains a significant political, social and economic issue.

. This context provides an opportunity for the City Corporation to fulfil the aims of
its Corporate Plan to contribute to a flourishing society and thriving economy.

Current Position

. Delivery on sites within the City Corporation’s social housing estates has focused
on smaller scale development, yielding 62 new homes to date. Seven other
current schemes are expected to deliver a further 270 new homes, support by
£14.6 million grant funding secured from the Greater London Authority (GLA).

. Beyond these schemes, delivery within the social housing portfolio will focus on
larger scale opportunities offering better economies and value (albeit at greater
complexity). This focus coincides with changes to planning policy, London Plan
targets and approaches in boroughs in which the Corporation has housing stock.
Together, these offer the potential to deliver more homes than originally proposed
for these estates.

. However, the social housing (Housing Revenue Account) business plan is being
reviewed in the light of investment commitments arising from a new stock
condition survey of existing homes, and commitments to retrofit fire safety
measures. These needs may reduce the resources available for new build
development.

. The greatest potential for delivery on other City Corporation sites is focussed on
the opportunities provided by the Markets Review. These sites have been
assessed as having capacity to deliver in excess of 4,000 homes, subject to
planning. However, realising these opportunities is subject to decisions regarding
the relocation of existing wholesale markets, planning challenges, and a change
in legislation. The timeline and complexity of these elements means the sites may
not be available for redevelopment for up to ten years. Therefore, there can only
be confidence in the delivery of the 700 homes planned on existing social
housing estates by 2025 and a further 200 units on other sites (see Appendix 1)

. Other significant opportunities are being explored, but are contingent on
negotiation with, and the co-operation of, third party leaseholders and the local
planning authority.



Housing Delivery Programme Working Group

10.To support the City Corporation’s housing delivery, a member-led Housing
Delivery Programme Working Group has been established. Its remit relates to the
delivery of the target and policy agreed in October 2015. The conclusion of
members of this Working Group is that the delivery of 3,700 new homes on these
sites cannot be achieved by 2025.

11.This conclusion has given rise to consideration within the Working Group as to
whether the City Corporation’s contribution to tackling housing shortage should
be met through additional policy approaches. It is proposed by members of that
Working Group that any such approaches, if supported, should

i. Look at all opportunities for delivering new homes with a focus on:
e City Corporation owned land
e land owned by other London Boroughs or authorities within close
proximity to London that could be developed in partnership with the
City Corporation
e land owned by other parties including the GLA, Homes England,
Housing Associations, the NHS, TfL or similar that could be developed
in partnership
ii.  Where such opportunities:
e drive additional volume that might not otherwise be delivered
e accelerate housing output.

12.In doing so the City Corporation would seek to provide and encourage the
provision of homes of mixed tenures for those on a range of incomes. It would
avoid simply bidding for land on the open market where the role of City
Corporation would not bring added value, additional volume or accelerate
delivery.

13.Such an approach would recognise the potential of a broad range of investment
vehicles for supporting delivery through partnerships, joint ventures and scheme
borrowing with both the public sector and private sector. These would be
evaluated on a scheme by scheme basis.

Potential future approaches

14.The high-profile nature of the City Corporation’s policy commitment to new
homes has encouraged a number of partners — both in private and public sectors
— to propose development opportunities and potential ventures.

15. At face value some would appear to propose schemes that would otherwise be
delivered by the market. However, other proposals seek support to unlock
delivery - including investment in homes on public sector land, supporting
schemes with partner authorities and investing in infrastructure. In addition, a
more ambitious approach to the regeneration of some City Corporation housing
estates could deliver significantly more units than planned. A number of these
emerging proposals are set out in Appendix 2.



16. Members of the Working Group also suggested the City Corporation could use its
brand and balance sheet to give reassurance to developers of potential schemes
and accelerate delivery where market conditions had softened.

17.While a range of external opportunities beyond our own land exist for the City to
consider, it was noted that their exploration would need a dedicated and skilled
resource. It was also noted that any such approaches imply a financial
investment, potentially of significant scale, and that further exploration should
only be pursued if there was commitment in principle to consider such additional
investment alongside what will be required to deliver our own sites and other City
priorities.

Proposals

18.Members are asked to consider whether in the light of the conclusions of the
Housing Delivery Programme Working Group, the City Corporation should
develop an additional policy and options to increase the supply of new homes
beyond the use of its own sites. These options would remain consistent with the
other principles agreed in the City Corporation’s policy “Increasing the Supply of
Homes — the Role of the City of London Corporation”.

19.1f such an approach is supported, Members are asked to agree in principle to the
allocation of resources for future investment, the source of which will be identified
as proposals develop, and which will depend on the capacity in which the City is
acting. This would enable a meaningful dialogue with partners to identify the
range and cost of options for full and future consideration by Members.

20.The return on such investment would depend on the quality of the decision
taking, market conditions and unforeseeable external factors. It is noted that
private sector investment in social and affordable housing is currently targeting
up to 5 per cent and in some cases 6 per cent investment yields.

21.To provide guidance and focus to the options that should be pursued for detailed
consideration, it would be necessary to amend the terms of reference of the
Housing Delivery Programme Working to reflect any agreed change in policy or
remit. The current Terms of Reference are appended (Appendix 3).

22.To progress these proposals, Members would need to approve and resource
additional capacity, with appropriate skills, knowledge and experience. This
would be delivered through either a fixed term appointment or commissioning of
an external advisor.

23.The duration and scale of such a resource will be driven by the number of
opportunities identified for appraisal and whether subsequent or additional
opportunities are sought.

24.Members are therefore asked to make available funding of up to £100,000 from
City Cash to support this work.



Corporate & Strategic Implications

25.The City Corporation’s contribution to tackling housing shortage will support its
corporate strategy aims to “contribute to a flourishing society” and “support a
thriving economy”.

26.As the proposals progress, specific consideration can be given to the capacities
in which the City may most appropriately undertake the activities (ie City’s Cash,
as trustee of Bridge House Estates, or in its local authority capacity). This will
need to include consideration of trustee duties (if BHE is involved) and of relevant
statutory powers (if the City acts in its local authority capacity). These issues
would be the subject of further reports containing detailed consideration of the
issues highlighted and all other issues which emerge.

Implications

27.The cost of delivering any wider housing ambition will be contingent on the site,
nature and scale of any such scheme. A recent example includes reported
expenditure of over £40m by the Mayor of London to acquire a hospital site for
800 homes in north London. It should also be noted that the average cost of
delivering affordable housing in the capital — including land and on-costs — is
currently estimated in the range of £300,000 - £400,000 per unit.

Health Implications
28.Adequate housing is fundamental to the health and wellbeing of individuals, and
therefore increasing the supply of homes will have positive implications for health.

Conclusion

29.Tackling housing shortage in the capital remains one of the most urgent issues
facing all tiers of government in London. The City Corporation has committed to
play its part to address this issue by increasing the supply of homes on
development sites across London. In doing so it has the opportunity to provide
and encourage the provision of homes of mixed tenures for those on a range of
incomes.

Appendices

e Appendix 1 - Delivery opportunities on City Corporation sites outside of the
Housing Revenue Account (non-public)

e Appendix 2 — Housing opportunities: emerging proposals (non-public)

e Appendix 3 — Housing Delivery Programme Working Group: Terms of
Reference
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Appendix 3
Housing Delivery Programme Working Group: Terms of Reference

Housing Delivery Programme Working Group

e the Chairman of the Policy and Resources Committee (or his/her
representative)

e the Chairman of Community and Children’s Services Committee (or his/her
representative)

e the Chairman of the Housing Management and Almshouses Sub Committee
(or his/her representative)

e four Members of the Court of Common Council elected by the Policy and
Resources Committee

Terms of Reference

To be responsible for supporting the Policy and Resources Committee in
progressing the delivery of the Corporation’s target of establishing 3,700 new houses
over the next 10 years, 700 on the City Corporation’s Housing Revenue Account
estates and 3,000 on other sites owned by the Corporation.



