
 
 
Report to: Communities Committee, 27th January 2021 

 
Report of: Corporate Director – Homes and Communities  

 

 
Subject: UNDERSTANDING OUR OPTIONS FOR COUNCIL LED HOUSING 

DEVELOPMENT 

 
1. Recommendations 

 
That the Committee -  

 

1.1 Notes the contents of the report and the identified and unmet housing need 
for the period 2018-2030 as set out within the South Worcestershire 

Strategic Housing Market Assessment 2018; 
 

1.2 Approves the engagement of specialist strategic housing advice to work 

with the Council in order to identify the most effective role the Council can 
play in order to respond to local housing need; 

 
1.3 Delegates authority to the Corporate Director (Homes and Communities) in 

consultation with the Chair and Vice Chair of Communities Committee to 

agree a specification document as part of procuring the support set out in 
recommendation 1.2  and procure and appoint a suitable contractor to 

deliver this work; and 
 

1.4 Recommends to Policy & Resources Committee the allocation of up to 

£30,000 from the Affordable Housing Reserve in order to fund this work. 
 

2. Background 
 

2.1 This report seeks approval to engage specialist housing advice to undertake a piece 

of work to help the Council identify how it can best intervene in the provision of 
social and affordable housing within Worcester based on housing need and build on 

current and previous approaches. 

2.2 In 2004, Worcester City Council implemented a Large-Scale Voluntary Stock Transfer 

(LSVT) of the whole of the Council’s housing stock of 4,703 properties including its 
landlord service function to Worcester Community Housing (now Platform Housing 

Group). 

2.3  The Council retained responsibility to deliver services for statutory housing functions 

such as homelessness, the housing register and advice service and private sector 
housing.  It also is responsible for developing strategies and plans to guide service 

delivery including its role as a strategic enabler of new housing in the City based on 
local need.   This work is undertaken by the Strategic Housing Service.  

2.4 Through a number of pieces of housing legislation a distinction has been drawn 
between different levels of affordability, which can be summarised as follows: 



(i) Social housing – is owned by local councils or registered housing providers 

for which guideline target rents are determined through national rent regime, 
more affordable than private renting, and provides a more secure & long-term 

tenancy. 

(ii) Affordable housing - Affordable housing is social rented, affordable rented 

and intermediate housing, provided to eligible households whose needs are 
not met by the market.  Affordable rent is no more than 80% of the local 

market rent (inc. service charges). 

(iii) Intermediate housing – refers to homes for sale or rent, provided at a cost 

above social rent but below market levels subject to affordable housing 
definition. 

 
2.5 For the purpose of this report the term ‘affordable housing’ is used to include social 

housing. The available evidence identifies social housing as an area of under-supply 
need in the city, but one of the objectives of the work proposed in this report is to 

better understand which types of social and affordable housing are more required 
and at risk of under-provision.  

2.6 Since stock transfer in 2004, the Council has acted as a strategic enabler of 
affordable housing. It has developed relationships with local registered providers and 

internal departments such as Planning and Property and with Homes England to 
ensure affordable housing is developed in the City to meet housing needs. 

2.7 The enablement of affordable housing has been land-led via three main mechanisms: 

Windfall sites Sites which have been identified on the open market 
and developed by Registered Providers or 
developers, including former Council land assets 

transferred to Worcester Community Housing such 
as garage sites.  

Via public sector land 
owned by both the City 

and County Council 

City Council land is identified via discussions 
between housing, planning and property and 

subsequently declared surplus.  The County land is 
evaluated via a policy to assess its suitability for 
affordable housing development. 

Section 106 planning 
contributions on larger 

developments 

Large market housing sites across the City subject 
to affordable housing requirements as identified in 

the SWDP and affordable housing SPD Examples of 
those developed across the City include Worcester 

Porcelain, DEFRA Site, Gregory’s Bank and the 
former Ronkswood Hospital site. 

 

What has happened since Stock Transfer? 

2.8 Since stock transfer, 1,716 new affordable housing units have been developed by 
registered providers, with investment supported by Worcester City Council.  75.2% 

of the units built were for rent and 24.5% of the units have been built for low cost 
home ownership. The new homes built have been for general needs and to meet 

needs of specific client groups. Balanced against this, there have been 314 units sold 
under the Right to Buy Scheme since transfer and 37 units sold by Voluntary Right 
to Buy. Most units sold have been much needed family housing.  

 



2.9 The Council have forged links with local registered providers and Homes England. On 

windfall sites the Council has positively contributed to discussions on investment, 
tenure mix, house types and housing standards. On s106 sites the Council has had 

less influence as the mix of units is led by the market and by compliance with 
planning policy.  

 
2.10 The Council has worked in partnership with local registered providers for 

management and development of homes in Worcester.  There are partnership 

meetings to monitor performance and development liaison meetings.  There is scope 
to strengthen the existing relationships, and the Council does not have contact with 

all RPs in the area.  
 

2.11 The Council has worked alongside the county and district Councils of Worcestershire 

to develop the Worcestershire Homelessness Strategy, the South Worcestershire 
Development Plan and Worcestershire Housing Strategy which work as framework 

documents to shape the growth of local communities and housing markets  As part 
of this partnership working, design guidance for affordable housing has been 
developed and implanted to raise housing quality standards. 

 
2.12 The Council have developed links with community organisations in the city and 

works in partnership with some to look at issues such as homelessness and rough 
sleeping via Worcester Cares. The Council and its partners have been successful in 
securing funding for temporary or non-settled housing options such as No Second 

Night Out, Hopes and Crash Pad. Worcester Municipal Charities has been successful 
in developing flats for singles and couples in redundant commercial space.  

What is the City’s housing need moving forward? 

2.13 The South Worcestershire Strategic Housing Market Assessment (SHMA) (2018) was 
undertaken by Arc 4 on behalf of all three South Worcestershire Councils to provide 

a housing evidence base for the review of the South Worcestershire Development 
Plan (SWDP).  

 
2.14 The SHMA confirmed that the population of Worcester is expected to increase by 

12.3% by 2030, but the population is ageing and the proportion of the population 

over 60 will increase by 29.3% over the same period.  The population also includes 
an increasing number of lone parents with children and singles/couples over 65. 

 
2.15 Housing Register demand in Worcester is increasing and as at November 2020, there 

were 4,304 housing applications active on the Council’s then housing register Home 
Choice Plus of which 918 were in Priority and Gold Plus bandings so in urgent need of 
housing. In 2019/20, 174 homelessness applications were accepted as statutorily 

homeless and in priority need. On average, there have been 552 relets per year of 
existing social housing stock to housing register applicants and an average of 104 

new completions (units of social housing) per year over the last 5 years, so supply is 
clearly not keeping pace with demand. 
 

2.16 The SHMA confirmed that the local property market is buoyant and property prices 
and rents are increasing. The social housing sector in Worcester is now smaller at 

15.5% of the property market than the private rented sector which is 19.4%. The 
SHMA notes that across the city high property values and more so high rents are 
pricing people out of accommodation which is fuelling increased demand for social 

rented housing. 
 

 



2.17 The SHMA has highlighted an annual net shortfall of 353 affordable housing units 

within the City.  This figure is calculated in accordance with the Government’s 
Standard Methodology and is based on current housing register demand and current 

and future supply of affordable units, including units lost via Right to Buy1 The SHMA 
recommends that the Council take note of the demographic and market factors when 

developing new affordable housing and to develop options for older people, so that 
family housing which may be under occupied could be released.  

 
What are the challenges and opportunities? 

2.18 A major challenge to meeting housing need in the City is the lack of sites of a 

suitable size to be viable for new housing delivery. This is because of the urban 
nature of the City and tight boundaries of the Council area. Many sites are brownfield 

land and are either small or expensive to develop and may have site contamination 
issues or in parts of the City, be exposed to risk of flooding and are either not 
possible to develop or require costly alleviation measures. In some cases, the sites 

have not been economically viable, or developers have provided commuted sums for 
offsite provision.   

 
2.19 As a result of the lack of suitable sites in the City for housing development to meet 

needs, the South Worcestershire Development Plan has proposed urban extensions 

in Malvern Hills and Wychavon.  The Councils have worked in partnership to ensure 
that the sites which come forward meet Worcester’s needs, and have signed a 

Housing Accord to embed key development principles. A challenge is that these sites 
have taken years to come forward whilst demand has continued to increase with 
only limited alternative sites to address housing needs. It also assumes that 

individuals born and bred in Worcester City are content to live outside of the City 
when perhaps this is not the case. 

 

2.20 In addition to relationships with registered providers, the Council could strengthen 

its networks with local land agents, landowners, and developers to have a better 
perspective on available sites and pipeline activity. Due to property values and 
demand for land, the Council faces financial challenges if bidding for market 

opportunities or making effective use of commuted sums for offsite provision.  
2.21 A by-product of the changing housing market in Worcester has been the increasing 

unaffordability of owner occupied and private rental options due to high prices/rents 
which has been driven by a buoyant housing market and demand for both tenures.  

Continued right to buy sales and the Government’s Voluntary Right to Buy has 
continued to reduce stocks of social rented accommodation especially 2, 3 and 4 bed 
homes.  Increasing housing register demand and homelessness has resulted in less 

opportunities for move on from Temporary Accommodation. 
 

2.22 The Council has progressed a range of initiatives to try and create more 
accommodation options. It has set up a social lettings agency to work with private 
landlords to make affordable accommodation available and has recently extended 

this to include formal leasing arrangements. It has developed a strategy to bring 
empty homes back to use.  At present, many of these initiatives are new and 

mobilising, have a small scale or are dependent on securing funding to operate.  
Therefore, they have met a small proportion of the housing needs which exist.   

 

 

                                                           
1
 https://www.gov.uk/guidance/housing-and-economic-development-needs-assessments  

https://www.gov.uk/guidance/housing-and-economic-development-needs-assessments


2.23 The Council have supported a local registered provider Worcester Municipal Charities 

who have been successful in creating accommodation above retail premises and 
redundant commercial buildings into affordable housing for single people and 

couples. This programme has been successful with over 60 units in management and 
is providing a viable housing option and could be easily expanded. 

 

2.24 The Council is also aiming to reduce the use of B&B accommodation for homeless 
families and to provide its own temporary accommodation. To date, 12 units are in 

management, 8 in a shared house and 4 x 3 bed homes leased from Platform 
Housing Group. This project will give higher quality accommodation to those tenants 

and the Council will realise a significant cost saving and reduction of subsidy loss.  It 
is planned to develop further accommodation, but a challenge is availability of land 
and property and to prepare a costed business case to bid for funding.  

 

3. Proposed Project Objectives  
 

3.1 This report seeks approval to engage specialist strategic housing expertise to work 
alongside officers and investigate all relevant options which may be available to 
increase the delivery of housing in the City of Worcester, having regard to local 

opportunities and challenges. This will include social housing for general needs, 
affordable housing for general needs, temporary accommodation, supported housing 

and extra care housing.   
 

3.2 Given the significant housing demand within the City and the evolving Government 

planning and housing policy and the current review of the South Worcestershire 
Development Plan, it is an ideal opportunity for the Council to investigate how it can 

more effectively respond to these challenges to increase the supply of housing in 
Worcester.  It is proposed that the brief is wide but obviously focussed on the 
statutory role of the City Council. The methodology employed should include a mix of 

desktop analysis and effective consultation with the extensive network of strategic 
partners.  

 
3.3 The following are proposed as the overall lines of enquiry for this project: 

 
 To update and validate the current data on unmet need across particular 

social and affordable housing types and client groups. 

 To explore whether any Council landholdings would lend themselves to 
housing. 

 To explore how the Council could secure new development sites or work 
with partners in joint venture delivery arrangements. 

 To review best practice use of planning policy and other statutory powers 

to increase supply. 
 To compare and contrast different local authority approaches to 

intervention and delivery and related financial and risk implications. 
 
3.4 It is proposed that the Corporate Director (Homes & Communities) will formally 

agree a specification with the Chair and Vice Chair of Communities Committee. Upon 
agreement, a formal procurement and recruitment process would commence to 

select an appropriate contractor.  
 

4. Preferred Option  

 
4.1 The Council is looking to appoint a housing specialist adviser/consultancy to 

undertake a wide ranging and thorough review to identify how the provision of 
housing in Worcester can be increased to meet increasing needs. The Council will 



expect the consultant to take a holistic view and consider current delivery and good 

practice in the sector, innovation and how the Council and strategic partners can do 
things differently. This will enable future policies to be developed that have a City 

focus in order to boost supply and increase access and choice of high-quality housing 
in the City. 

5. Alternative Options Considered 
 

5.1 Two other options have been considered which are not recommended: 

1. The Council could do nothing with present working arrangements and delivery 
continuing ‘as is’.   

 
2. The Council could develop an enabling strategy without specialist support and as 

such may not be aware of ways where supply could be increased, resources 

better used or where best practice elsewhere could be adapted to Worcester to 
increase overall supply of housing.  

6. Implications 
 

6.1    Financial and Budgetary Implications 
 

 This report seeks the allocation of £30,000 from the Affordable Housing Reserve 
which as of the date of this report has £282,000 available within it. This reserve was 
introduced in 2013 with the ability to recycle the grant using our own land where 

possible and “the aim of delivering a pipeline supply of affordable housing”. 
 

To date progress with utilising this reserve has been minimal due to the use of 
Council Owned Sites sold at nil cost or discount which reduced the level of Affordable 
Housing Reserve required (previously New Homes Bonus) and the availability of both 

RP and Homes England funding resources. The undertaking of this piece of work will 
help identify how we can utilise the Affordable Housing Reserve to influence and 

maximise affordable housing delivery in the City.   
 

6.2 Legal and Governance Implications 

 
Subject to approval of this report a thorough procurement exercise will be developed 

and implemented in collaboration with Procurement and Legal colleagues in line with 
the Council’s adopted procurement policies.  
 

6.3     Risk Implications 
 

Subject to approval of this report, the development of a clear and relevant 
procurement specification that is focussed on the challenges and opportunities 
specific to Worcester City will ensure that this piece of work delivers a range of 

relevant options that will enable the Council to shape its future housing enabling 
priorities and strategies. In turn this will reduce the risk of this piece of work 

delivering little that the Council can turn into action. 
  

6.4    Corporate/Policy Implications 

 
The Council’s ‘City Plan’ under the ‘Stronger and Connected Communities’ theme, 

commits to having a wide mixture of good quality housing provision to suit the full 
range of needs. 

 



Many of the more operational strategic housing policies are ‘Worcestershire’ wide 

and therefore undertaking a piece of work that focusses on Worcester City and its 
housing enabling role will allow us to consider the development of relevant local 

housing policies including a Homes and Communities Strategy for the Council, 
underpinning which will be stronger communities, better places to live and access 

and choice to high quality housing.    
 

6.5 Equality Implications 

 
This report seeks approval to undertake a piece of work to investigate what the 

Council’s future role should be in respect of delivering and or enabling housing 
development in the City based on local housing need including specialist housing 
provision (such as housing for older people or those with disabilities). There are not 

considered to be any equality implications in respect of the decision being sought as 
the piece of work is intended to focus on all housing need. 

 
6.6 Human Resources Implications 

 

         There are no human resource implications associated with this report.   
 

6.7 Health and Safety Implications 
 

There are no health & safety implications associated with this report. 

 
6.8 Social, Environmental and Economic Implications 

This work will directly contribute to the development of a Homes and Communities 
Strategy for the Council underpinning which will be stronger communities, better 

places to live and access and choice to high quality housing.    
 

The report itself does not have any social, environmental and economic implications 
as a project budget has been identified and a specification will be agreed. Any likely 
implications will be highlighted in the report and mitigation measures will be 

proposed. 
 

 
 
Ward(s):   All Wards  

Contact Officer: Nina Warrington – Tel: 01905 722494, Email 
nina.warrington@worcester.gov.uk  

Background Papers: South Worcestershire Strategic Housing Market 
Assessment (SHMA) – 2019 – Arc4 
https://www.swdevelopmentplan.org/?page_id=14124 . 

South Worcestershire Affordable Housing Supplementary 
Planning Document 

South Worcestershire Development Plan  
South Worcestershire Housing Accord  
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