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1. Management of the EqIA 

This EQIA is being developed by a group of officers in preparation for the Cabinet report on the Newham Council shared equity scheme summer 2013.
2. Identification of policy aims, objectives and purpose

The Mayor’s Contract 2013/14 includes a promise to “help hard working residents to buy their own home. We have established a shared equity scheme to assist Newham residents to access affordable home ownership.”

NewShare, the Council’s shared equity scheme, will be funded using commuted sums (from s106 agreements) and receipts from land and property sales to expand the programme.  The cabinet report sets out how the programme increases through rolling receipts from the shared equity sales into further acquisitions and development activity. 
Over a period of ten years, the programme grows to over 1,200 homes, but with additional investment, it can expand further still.
3. Scope / focus of the EqIA

The proposal sets out a range of shared equity products for the Council to adopt to facilitate home ownership in the borough.  They consist of the Council building new homes for sale, buying street properties for sale, and selling some Council void properties,  These are known as:- 

· New Build Shared Equity (NBSE), 

· Street Property Shared Equity (SPSE)

· Voids Shared Equity (VSE) 

The programme will deliver 1,220 homes as follows:-

· 1 beds – 371 [30%]

· 2 beds – 570 [47%]

· 3 beds – 279 [23%]

These products will enable people who would like to own their own home, but cannot afford a large deposit or the costs of buying a home on the open market to get a foot on the home ownership ladder. They will help lower income residents build an asset base and improve their economic resilience and make support available to those who are not at the very bottom, ensuring their contribution is recognised and rewarded. 

By helping residents into home ownership, they are more likely to settle in the borough and really get involved in the life of the community.  It helps to create a healthy mix within communities, where people living in the private rented sector, renting a social home or moving onto the home ownership ladder can live side-by-side. 

Despite the downturn in the housing market and the consequent downward pressure on house prices, outright purchasing of a home in Newham for many people remains unaffordable.  NewShare will enable the Council to address this problem for some households.

A programme of 1,060 casual HRA voids will be also sold through NewShare over ten years. A provision from the sales receipt will be made to cover the associated HRA debt of £15,000 on average per property. The impact of selling these 1,060 units has been modelled in the HRA business plan along with an assumed level of right to buy exits. The HRA business plan and the impact of the loss of rental properties will be kept under review to ensure its continuing integrity and viability.  

The initial programme assumes that the voids will enter the NewShare programme at a rate of around 120 homes pa for the first three full years with 100 homes pa generally entering the programme for the following seven years thereafter.  
In summary the purpose behind this programme is threefold:-  

· to increase the number of working households living on our estates

· to increase owner-occupation

· to generate an initial and subsequent capital receipt which could be used to increase the SPSE programme, and other housing activity as discussed above. 

The balance of resources and where they are allocated is an important consideration. In line with its resilience agenda Newham is keen to ensure that its housing policy strikes a balance between factors including:

· the need to meet statutory duties around homelessness

· the goal of communities that are mixed by age, ethnicity, income 

· the goal of stability of housing tenure across sectors 

·  the goal of increasing housing supply including affordable housing 

· delivering high quality housing stock across sectors 

· the goal of building and maintaining public confidence in the Council and its provision

· wider community goals such as tackling crime and anti-social behaviour 

The eligibility for this scheme is principally driven by income levels of applicants. The overall effect of the scheme is to shift resources from affordable and social rented accommodation to low cost owner occupation for the reasons set out in the council’s resilience agenda, the housing strategy (summarised above) and commissioning plans. 30% of the dwellings in the scheme will be for smaller 1 bedroom households. There are a number of equalities considerations in the Newshare scheme and in particular the plan to move 1060 casual LBN voids into the scheme over 10 years. These are considered below.

	Protected Characteristic
	Assessment of relevance 

 High, Medium, Low
	Provide Evidence

	Class or socio-economic disadvantage
	High
	See below

	Age
	High
	See below

	Disability
	High
	See below

	Transgender
	High
	See below

	Pregnancy and maternity
	High
	See below

	Race
	High
	See below

	Religion / belief
	High
	See below

	Sexual orientation
	High
	See below

	Sex
	High
	See below


4. Relevant data, research and consultation
There are a number of sources of data:
SHMA
The strategic housing market assessment was commissioned from independent consultants in 2009. It contains a wealth of data on housing needs.

Newham Housing waiting list

Newshare will be marketed first and foremost to the current Newham waiting list. There is extensive data held on the 24,000 Newham households on that list including employment status, income, and protected characteristics.

Newham Lettings data

LBN has extensive records of the pattern of social lettings in Newham for a number of years. It also has data on the characteristics of LBN properties becoming void or empty over the same period.
This is important because if NewShare goes ahead the scheme will be taking 100 LBN voids per annum into the scheme for ten years. The size and characteristics of these voids need to be consistent with the overall pattern of voids. So, for example, we would not take a disproportionate number of larger family sized dwellings into Newshare.  The percentage of 3 beds that will be identified for sale through NewShare will amount to only 15% whereas 3 beds amount to over 20% of the annual relet supply, based on the past five years lettings data.  Nor would we take a disproportionate number of dwellings adapted for use by disabled people from the lettings stock. (See also para 2.13 of the Cabinet report.)
At Appendix 1 is a spreadsheet showing that based on recent data that the effect will be proportionate. We are targeting working people on the waiting list thus removing them from the list if they purchase. This reduces overall pressure on the housing list somewhat.
First steps data
First steps in the GLA brand name for low cost home ownership. Low cost home ownership products have existed in the social housing sector for many years, and there is a well established market for products like shared ownership. Shared equity scheme also exist. Until March 2013 the GLA had an arrangement for sub-regions of London to have a “zone agent”, normally a housing association that took responsibility to market these schemes, handle enquiries and allocate properties. Newham has a copy of the waiting list data for Metropolitan HA, the zone agent for NE London. 
The Sherwoods

In May 2012, the Mayor opened the Council’s pilot new build shared equity scheme at 371 Prince Regent Lane E16.  Consisting of four three-bedroom houses, a three bedroom maisonette and a two bedroom flat, all but one of the homes has now been sold, and the remaining house is under offer.  The customer profile of the purchasers is:- 

· Average household earnings of buyers - £40,242

· Average Deposit - £ 7,523

· Public Sector Tenants – 3

· All of the homes have been sold to people who either live or work in Newham.

Newham learned some valuable lessons from this pilot summarised in a report from Metropolitan Home Ownership, our selling agent.

Research with residents

Newham council commissioned an external contractor to carry out a series of focus groups in the summer of 2013. All respondents met the eligibility criteria for the scheme and groups were diverse in terms of housing tenure, gender, religion and ethnicity. The council also undertook a survey with Newham People’s Panel. From the 530 responses to the panel survey, 93 respondents were eligible for the scheme
. A full report is available. The results relevant to this EQIA by protected characteristics are as follows
:

Age: 

· Taking into account the length of a standard mortgage, residents recruited to take part in the focus group research were aged 47 or under.

Disability:

· In total 4 residents with a disability took part in the research. Difficulties were experienced in recruiting people who met the criteria, in particular both having a disability and being in employment for 16+, earning over £20,000. Recruitment included contacting all residents who self-identified as disabled on the housing waiting list, as well as on-street and door-to-door recruitment; telephone recruitment using the housing waiting list; recruitment of LBN staff; and recruitment via local organisations, community groups and Council services (including all disabled residents placed in work through Workplace).

· Of those who responded to the panel survey, 46 identified they had a disability at 12 indicated they would consider purchasing a home through Newham’s shared equity scheme. However, only one met the eligibility requirements- 33 were excluded on the basis of age and 34 did not meet the income requirements (8 did not disclose their income).

· Disabled residents may be disadvantaged if they have additional needs relating to their disability which are not met by the types of property available and locations (note, this is based on a comment from one respondent):

“I do have a mobility issue as well.  That's the other problem so I've got to look at all those avenues as well.  I can’t just say, ‘Right, this is the place I like.’ If it’s not ideal for me in terms of location, I can’t really go any further because I've got to be realistic and think about-, physically as well, about how much I can cope with, you know, with walking physically”.  (Disabled respondent)

Gender:

· Based on the results of the panel questionnaire, there were no significant differences between the proportion of male and female respondents eligible for the scheme.

Class or socio-economic advantage:

· Household income of £20,000 is an eligibility requirement of the scheme. Of those who took part in the panel survey, 109 were resident in social housing, temporary housing or housing association homes and 11 (9%) would be eligible for the scheme. Over half (57/53%) agreed they would consider buying a home through the scheme but only 10 (18%) of those interested would be eligible. 

· An underlying theme amongst several groups of respondents was the concern they had regarding the sale of housing stock for general needs tenants. Many stated they feel uncomfortable with this decision, particularly given that the housing waiting list is so extensive (Affordable Housing Focus Group Research, 2013) 

“Why, when there’s a lot of people on the housing waiting list, would they then go and sell 1060 of their properties when there’s people needing housing? (Social housing tenants)

This is a side issue, just after one, I know that, like, the waiting lists and things are very high in Newham.  They’re selling off council property, so what’s happening there in terms of, you know, the people that are actually waiting for somewhere to live?  Is that going to increase homelessness in the Borough?  (Adults with dependent children – high income)”

“… I was just thinking… why are they not just giving them to the people who are actually waiting for it?”  (Adults with dependent children on the housing waiting list)

The majority of focus group respondents did however think that the scheme was a good idea.

· Several across the groups who were single or were in a single income household often highlighted that they may still not be able to afford a property (in terms of raising a mortgage, deposit amount, mortgage/loan and interest repayments and likely costs of staircasing) when buying through the scheme.

“Even the void properties are £107,000.  How many people actually earn £30,000 a year here” (Adults with dependent children on the housing waiting list)

“I think if they really want to aim it at Newham residents then they really have to look at the average wage for Newham residents, because this really doesn’t look like the average wage.  I mean, even the average wage in London I think is £25,000 and that’s in London.  So Newham, if you really want to keep people in Newham you have to look at that, because how many of them can afford-.” (Lone adults or couples on the housing waiting list)

“The deposit is affordable, but it’s getting the mortgage.  Whether one would be able to get the mortgage....  For the size of property that you need, that’s the whole idea.”  (Lone adults or couples on the housing waiting list).
Census 2011

Data show that owner occupation has declined in Newham from over 42% in 2001 to less than 35% of total stock.  Many owner occupiers have left the borough to be replaced by buy to let landlords. Private renting has increased from 20% in 2001 to at least 38% in the council’s latest estimate (post census 2011). The council wishes to address this issue.

	 
	2001
	2011

	Owns outright (%)
	14.7
	12.8

	Owns with a mortgage or loan (%)
	27.8
	20.5

	Shared ownership (part owned and part rented) (%)
	1.2
	1.8

	Social rented: Rented from council (Local Authority) (%)
	25.4
	18.3

	Social rented: Other (%)
	11
	11.3

	Private rented: Private landlord or letting agency (%)
	16.8
	32.6

	Private rented: Other (%)
	1.1
	1.4

	Living rent free (%)
	2.1
	1.2


Local Economic Assessment (LEA)
The LEA was completed in Newham in 2010. Some of these data are used below.
The new allocations scheme

This was altered in 2012 and Newham published a substantial EQIA on the revised policy. It was published at

http://www.newham.gov.uk/News/2012/September/Armed+services+and+people+in+employment+to+be+prioritised+for+social+housing.htm
Some of those same considerations are built in below.

Positive outcomes

The current supply of low cost home ownership and intermediate rent products in Newham is relatively small. (SHMA 2009 para 7.47):
· Every purchase means therefore that there is one less person on the waiting list competing for renting voids.
· The aim is to stabilise communities and to reduce population and tenure churn. Churn can have widespread negative consequences on community resilience e.g. lack of civic pride and a sense of belonging.
· Higher satisfaction: “Owner occupiers are much more likely to be satisfied with their home with less than 5% expressing dissatisfaction compared to around 13% in the social rented sector and just over 10% in the private rent sector.” (SHMA para 9.17)
· Shared equity will encourage people to “live work and stay.” It encourages personal and economic resilience.
· Another aim is to encourage unprofessional landlords to leave the PRS market by LBN buying their PRS property for the scheme – for example after failure to licence under BWPL.

· Shared equity scheme will eventually have its own waiting list ultimately, though not based on waiting time but ability to purchase. This shared equity scheme is marketed first of all at Newham waiting list.
· Newham housing will have an increasing number of properties outside the shackles of the HRA. Surpluses generated from NewShare will be reinvested in this general fund housing stock over which the council will have greater control. 

5. Assessment of Impact and outcomes
	Protected characteristics
	Issues taken from evidence
	Judgement  (positive / negative)
	Recommendations

	Age
	A low cost home ownership scheme is more likely to be attractive to younger households though on the First Steps register 23% of public sector tenants waiting were over 46 years of age. Very few people under the age of 25 can consider home ownership. Newham has one of the youngest household profiles in the country – Census 2011.
There are marked differences in the affordability of owner occupation by age – see Appendix 2. For Newham social housing lettings, younger people are more likely to be unemployed than employed.
	Positive for younger, smaller households who are upwardly mobile and aspiring to owner occupation
	

	Disability
	First Steps data shows that 3% of applicants had a disability and 3% of those who completed a purchase had a disability. Less than 1% required a wheelchair.

On Newham waiting list there is a correlation between having a disability and lower income.

Newham has special mechanisms to allocate social rented accommodation to disabled households. We have an accessible housing register (AHR) where we seek to optimise the use of our stock in matching of properties to disabled people.


	Negative impact
	Great care will be taken in selecting the voids to go into the shared equity scheme to ensure they are in proportion to the size locational and other characteristics of the stock becoming available for letting through routine processes.



	Transgender
	No data available. Newham has recently started collecting monitoring information for this group but has insufficient data at present. For example, the Liveability Survey 2010 included the question for the first time.
	n/a
	

	Pregnancy and maternity
	None identified
	
	

	Race
	There are marked differences in ethnicity by tenure 

See Appendix 2

	Neutral there is no clear pattern of adverse or positive impact of this scheme.
	

	Religion/ belief
	When compared by tenure, Christian households and those of no religion are least likely to be living in the owner occupied sector and Christian households are most likely (35%) to be renting in the social sector. Sikh households have the highest incidence of owner occupation (69%) while private renting rates are high amongst no religion, Hindu and Muslim households. It is clear that those in Hindu, Sikh and particularly Muslim households (29%) are more likely to be found in overcrowded households than Christian or other religion households. This corresponds with these groups also having more people living in each household. (See SHMA Para 8.40.) see appendix 2.

	The impact is more to do with household size that the religion of the household per se. Larger households tend to have lower income. There are more larger households in some part of the Muslim community.
	

	Sexual orientation
	Data from the SHMA indicates LGBT communities tend to have higher incomes. See Appendix2.

Given that a higher proportion of this group are working this proposal may advantage them but the overall numbers are small.


	positive
	

	Sex
	Unemployment rates for men and women in Newham are broadly comparable at between 14% and 15% of the population (source NOMIS). However the economically inactive rate is much higher for women at 45% compared with 24% for men (source LEA). There is a particular issue with Bangladeshi women being economically inactive (see LEA evidence) but they will often be in households headed by a man in work.

Since 2012 households wait longer on the housing waiting list if they are not in work.


	Negative impact on females
	

	Socio economic
	People who are disadvantaged due to class or socio economic reasons tend to rely heavily on social rented accommodation.
An increasing proportion of working people are joining the Newham housing register. Number of new "employed" applicants who have registered since Q3 of 2012 873 out of 3997 based on over 16 hours per week (22% of the total joining the list). This is because in autumn 2012 Newham changed its social lettings policy to give greater priority to working people. 

As at April 2013 there are 4189 households who describe themselves as in employment of 16 hours + per week. 
The Sherwoods pilot shows that 50% of purchasers where previously public sector tenants.  This pattern would minimise any impact on CBL waiting list applicants as it would mean that more properties would become available for social housing tenants than the 60 being given up. The impact of the loss of properties to social housing will be reduced as other properties will be freed up due to social housing tenants moving into low cost home ownership.  Social rents are consistently rising above inflation. The scheme enables those with lower incomes to access home ownership.

Nearly 80% of people on the First Steps register are private rented tenants. Low cost home ownership facilitates social mobility in that it allows people who could not otherwise afford home ownership to get a foot on the ladder.

	Positive for those with higher incomes.

positive
	

	All groups
	Disadvantged groups may be affected by the shared equity scheme, in particular the movement of 100 council voids per year from the social rented stock to the scheme. There is a shortage of affordable housing in Newham.

This is balanced by the wider benefits of the scheme – see outcome outlined above.


	negative


	

	
	Lone parents form about 10% of all households in Newham

See appendix 2. Table 23 SHMA


	Single parent households generally have lower income
	


	Equality Impact Assessment Action Plan for Newshare

	Issues identified and groups affected
	Actions to be taken
	Timescales of actions
	Who is responsible for delivery
	Intended outcomes
	Performance measures
	Reference to service or other plans

	All disadvantaged
	Monitor the impact on waiting times on the housing register because 100 voids pa are removed

	2-8 years
	Peter Williams
	Minimise adverse impact
	
	

	Issues identified and groups affected
	Actions to be taken
	Timescales of actions
	Who is responsible for delivery
	Intended outcomes
	Performance measures
	Reference to service or other plans

	All
	Monitor equality data of take up of properties freed up by those benefitting from low cost home ownership
	2-8 years
	Roberto Bruni
	
	
	

	All
	Great care will be taken in selecting the voids to go into the shared equity scheme to ensure they are in proportion to the size locational and other characteristics of the stock becoming available for letting through routine processes.
	2-8 years
	Roberto Bruni
	Minimise adverse impact
	That it is proportionate
	


6. Formal agreement

a. Divisional Director

b. Strategy & Partnerships – Anne Ibezi September 2013.
7. Publication of results

a. Date EqIA published on Council website (full or summary version) September 2013 with cabinet papers
8. Monitoring and review

a. Set dates and mechanism for monitoring and reviewing

Appendix 1
	NewShare Analysis of LBN Allocations 2008/13
	
	
	
	
	
	
	
	

	
	
	
	
	
	
	
	
	
	
	
	
	
	
	

	LBN Re-let Voids
	
	
	
	
	
	
	
	
	
	
	
	
	

	
	
	
	
	
	
	
	
	
	
	
	
	
	
	

	
	Bed sits
	1 bed
	2 bed
	3 bed
	4 bed
	5 bed
	Total

	
	Number
	%
	Number
	%
	Number
	%
	Number
	%
	Number
	%
	Number
	%
	Number
	%

	
	
	
	
	
	
	
	
	
	
	
	
	
	
	

	2008/09
	
	
	345
	
	248
	
	140
	
	9
	
	
	
	742
	

	2009/10
	13
	
	309
	
	252
	
	142
	
	12
	
	2
	
	730
	

	2010/11
	20
	
	312
	
	245
	
	154
	
	16
	
	1
	
	748
	

	2011/12
	20
	
	314
	
	239
	
	175
	
	15
	
	3
	
	766
	

	2012/13
	16
	
	278
	
	220
	
	129
	
	10
	
	
	
	653
	

	Total
	69
	1.90%
	1558
	42.81%
	1204
	33.09%
	740
	20.34%
	62
	1.70%
	6
	0.16%
	3639
	

	Average pa
	13.8
	
	311.6
	
	240.8
	
	148
	
	12.4
	
	1.2
	
	
	

	
	
	
	1 bed
	2 bed
	3 bed
	
	
	
	
	Total
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ends
� Note, more respondents may have been eligible but were excluded if they did not respond to one of the eligibility questions. For example, over a fifth did not disclose their income.


� It was not possible to break down the results by ethnicity due to small base sizes
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