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Subject:	Housing Delivery Partnership
Report Author:	Claire Astbury, Roger Kirk, Brighton Fong
Private and Confidential
Purpose of Consultation

1. To advise members about ways to increase affordable housing delivery, potentially through a partnership arrangement.
2. To seek members’ views on the next steps.

Background

Luton continues to face challenges in the supply of larger sized homes for residents at affordable levels. Temporary accommodation numbers at over 1,000 remain high compared to peer councils. Housing Register remains consistently above 11,000, and finding appropriate properties for growing families remains a constant blockage.
3. Corporate Peer Challenge in March 2024 identified affordable housing as a crucial issue to address as part of our Luton 2040 ambitions. Delivering more affordable homes is a core priority for the council.
4. Council has responded to recommendations from the peer review by creating a new focused Executive Portfolio for property and assets, bringing together parts of the council relating to property and construction in a single team, and setting up a member/officer steering group for improved housing delivery.
5. One option explored following the CPC report was a partnership arrangement to increase affordable housing delivery, beyond what the council could deliver in-house through its various routes.
6. Officers were tasked with reviewing our delivery approach and the merits of bringing forward a development partnership which had the potential to deliver 400 affordable homes over 5 years.
7. Soft market testing was undertaken to explore the potential partnership arrangements, structures and interest in forming an arrangement in Luton. Legal advice was sought on how a partnership could work in Luton. Partnership arrangements proposed or operating in several councils were reviewed to inform next steps.

The Current Position

8. Soft market testing document contained 13 open questions seeking views on scale, partnership models, treatment of land, construction partners, tenure approach, nomination arrangements, social and economic added value, and governance.
9. In terms of scale and scope, the minimum number of homes required ranged from no minimum to 300 homes minimum; and the timeframe preferred ranged from 5 to 10 years minimum. Respondents were open to different partnership models, from site specific partnerships to broader Limited Liability Partnerships (LLP) structures with a formalised board. Respondents were open to different approaches to land transfer and indicated that this would depend on the site viability.
10. Responses to the soft market testing was low with two Registered Providers and a private company. One RP was midsized managing 13,000 homes but is merging in December 2024 with a larger housing group that manages 24,000 homes across 45 local authority areas. The second RP has a significant presence in the market with 108,000 homes under management. Although the soft market testing response rate was low, long established partnership arrangements by councils indicate the success of this mode of housing delivery.
11. Legal advice outlined the appropriate structure of a partnership, treatment of land transfers, compliance with procurement rules, and various risk mitigation measures to be considered by the Council. There are almost standard wholly owned companies, joint ventures (JV) or deal structures being operated by many councils so Luton should face no legal impediment to proceeding with a new delivery model.
12. Selected partnership arrangements that were reviewed at a high level included:
12.1. Dacorum BC proposes to form an Investment Partnership LLP in 2025 that is unlike a traditional joint venture. The development partner(s) will not have exclusivity as each scheme will be assessed on its business case.
12.2. Watford BC has a 50/50 joint venture with Watford Community Housing (WCH) that started in 2017 and delivered 230 homes. WCH has since formed partnerships with Three Rivers DC and Hertsmere BC.
12.3. Cambridge City Council formed its investment partnership in 2017 in a joint venture with private developer Hill Investment Partnership. Homes built over 5 years totalled 500.
12.4. LB Enfield takes a framework approach meaning that it selects partners on a scheme or programme basis. Delivery agents have proven track records in the affordable housing construction space.
13. Housing delivery approaches are highly dependent on the characteristics of each council. Council capacity, capability and resources, and local and wider market supply factors all influence the delivery model selected.
14. Other considerations for Policy Group include:
14.1. Impact on services and teams directly involved in housing operations and development.
14.2. Impact on HRA as asset holder and operator given the loss of properties through RTB.
14.3. Role of Foxhall Homes in future development.
14.4. Training and employment opportunities created through the model selected.
15. The preliminary findings of soft market testing, legal advice, partnership studies and high-level review of staffing and HRA show a need of further evaluation and evidence to inform and support a change in delivery model.


Steer Required
16. Recommendation is that a Member/Officer working group further explore the options for accelerated housing delivery and propose a preferred option by January 2025.
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