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1.  Studentification  Adequate housing provision is the essential pre-requisite of any sustainable community.  But the housing situation in Headingley is so unbalanced, so abnormal, that it is not unreasonable to regard it as insane.  For instance, normally, 12% of properties in a neighbourhood are privately rented - but according to the Census in 2001, in Headingley Ward it was five times the norm, 60%.  Meanwhile, normally 70% of homes are owner-occupied - but in Headingley this has collapsed to 25%.
The reason for this insanity is a monumental tripartite cock-up by the government - first, it decreed that 50% of school-leavers should attend university; secondly, it failed to provide universities with any extra resources to accommodate this expansion of students (so the market stepped in); and finally, it failed to provide local authorities with any powers to manage the consequent housing free-for-all.

In consequence, Headingley Ward and neighbourhoods in adjoining wards are overwhelmed by the occupants of shared houses or houses in multiple occupation (HMOs) - which are effectively seasonal second-homes.  In parts of Far Headingley, this rises to 25%.  In Central Headingley, it ranges between 25% and 50%.  And in South Headingley (including Hyde Park), it exceeds 50% (in fact the average here is 64%, twice the number of residents).  (Overall, the population of Headingley Ward increased by 60 % from 1991.)
In consequence again, amenity is abysmal.  Burglary rates are the worst in the city.  Headingley Ward is the filthiest (with the worst recycling rate).  Headingley Town Centre is the most regulated in the city (with a CIP for pubs and take-aways, a DPPO, a Direction on Letting Boards, a Flyer Control Zone, and so on).  And civic engagement is the worst (a turnout below 20% in the last local election).

However, things are changing.  Next year, the numbers of school-leavers will begin to decline.  Major interventions by national developers in the form of purpose-built developments are relieving demand for family homes by landlords.  The government is consulting this year on giving councils greater powers over HMOs.  Locally, the upshot is 3,000 empty rooms in shared houses - many of which are wholly empty.  Major changes are afoot in housing in Headingley.  The Council is contributing to these changes.

2. Leeds City Council  Agitation by residents in the late ‘90s led the Council first to set up an informal HMO Working Group, and then in 2001, the Student Housing Group comprising representatives of Council and community, universities and students, and landlords.  Leeds HMO Lobby, established by local community associations the previous year, was recognised by the Council as representative of the local community.  The Following year, the Group adopted a Shared Housing Action Plan.  In 2006, a new version of this Plan was agreed (which in turn has just been revised).
Two key objectives of the new Plan are to reduce the numbers of students housed in & around Headingley, and to increase their distribution throughout the city.  These are pursued by city-wide housing and planning policies.  In 2006, a revised Unitary Development Plan (UDP) for the city was adopted.  As a result of campaigning by the Lobby, its members and local residents, this included two relevant policies on housing.  Policy H15 discouraged student accommodation in the ‘Area of Housing Mix’ (which is centred on Headingley, but extends from Woodhouse to West Park, and from Kirkstall to Meanwood); it was watered down by the Planning Inspector from the original ASHORE proposal, but nevertheless has been effective in several (not all) cases (the major failure so far has been the permission given to Leeds Met to bring 500 extra students onto their Beckett’s Park campus).  In addition, Policy H15A is meant to encourage purpose-built development outside the Area of Housing Mix (much has been built, but largely independent of Policy H15A).  The UDP is now being replaced by a Local Development Framework (LDF) - within this, the Lobby is campaigning for a specific Area Action Plan for Inner NW Leeds (Leeds Left Bank), to address the area’s peculiar problems.
Meanwhile, the Shared Housing Group has developed a Strategy for Housing Students in Leeds, to encourage dispersal of student accommodation.  At the same time, in response to proposals from the Lobby, our Area Committee has set up a Housing Strategy Group to develop a Housing Strategy for the Area of Housing Mix.  This will include measures to support the supply of affordable housing, measures to assist families to move back into the area, and policies to manage the local housing market.
One such measure will be concerned with licensing HMOs.  Currently all larger HMOs have to be licensed by the local authority by law (Leeds is well-advanced in this).  The Lobby is pressing the Council to take advantage of the option provided in the Housing Act of 2004 to license all HMOs in a designated area, as a further disincentive.

All of these initiatives are included in the Shared Housing Action plan. Also, the Plan includes measures to address local amenity, social (noise, crime, asb), environmental (waste, parking, gardens) and economic (especially the alcohol trade).  All these measures are overseen by the Shared Housing Group.  But our Area Committee has also set up sub-groups, not only the Housing Strategy Group, but also a Planning Group and a Transport Group, all as a result of resident representations.  Most recently the Committee has added the Students & Community Group, to monitor local implementation of amenity measures, especially those to do with the arrival and departure of students at the beginning and end of each academic year.

Leeds City Council then has intervened in housing in Headingley.  What is notable is that all along this has been in response to grass-roots residents’ agitation.

3. Headingley Development Trust  The advent of Headingley Development Trust has enabled local residents to begin to take their own initiatives.  The catalyst for the Trust was the closure of Headingley Primary School, and the acquisition of the School is intended to reinforce local community spirit.  Many other actions have been taken to improve local amenity, to make Headingley a more desirable place to live - like the market and the shop.  Another is the Neighbourhood Design statement, which will protect the local built environment from further erosion by the housing market.
But another motivation for the Trust was always to intervene in the local housing market, to make it possible to settle in Headingley.  One of the first Project Groups set up by the Trust was concerned with Housing in Headingley, and the Group’s first concern was to prepare a discussion paper, with this title (available on the HDT website) - this reviewed the current housing situation, and identified a number of ways the Trust might respond.  The Group went on to hold a number of meetings with leading housing associations in Leeds, to see what options might be available.  Three particular initiatives have been explored.

( HeadingleyHomes  The first initiative was an agreement with the estate agency Manning Stainton (whose business began in Headingley - and which avoids involvement in student lettings).  Under the HeadingleyHomes option, Manning Stainton undertakes to find family buyers for any residents leaving Headingley who want to avoid selling to a landlord.  HeadingleyHomes was formally launched at the Trust’s first AGM, and has since received a good deal of local publicity.  Manning’s figures show that there are two parallel housing markets in Headingley - families selling to families, and landlords to landlords - with a slow seepage from the landlord market into the family market.
( Housing Seminar  The Trust’s second initiative was to convene a Seminar on Housing in Headingley on 18 June last year.  The Seminar was organised by the Trust in association with the Area Committee, and it brought together representatives of all stakeholders in the local housing market - the Council’s housing and planning departments, housing associations, the universities, Unipol, estate agents, landlords, developers, and so on.  Out of this Seminar emerged a range of proposals which are now being brought together in the Housing Strategy for the Area of Housing Mix.
(  Community Land Trust  From the beginning, the Trust aspired to become an agency itself in the local housing market, and saw a CLT as a means of doing so.  A CLT is a not-for-profit venture, in which the local community acquires land or property, with a view to providing facilities and affordable housing for local residents - in perpetuity.  CLTs have a long history (and are very successful in America), and they have become flavour-of-the-month with the government.  A National Demonstration Project has been set up, based at Salford University (and mentioned in the recent Housing Green Paper), focussing on seven rural and seven urban pilot CLTs - of which HDT’s is one.  The problem is getting hold of properties below market prices.  One route the Trust is following is leasing properties from local owners who are willing to accept low returns for the good of the community - the first such lease is currently under negotiation.  The other route is to take advantage of Council policy on affordable housing - all new housing developments are required to include a proportion of houses which the developer makes available well below market values as affordable housing.  The Trust has been in negotiation with a number of local developers, who are also landlords, with the idea that surplus student homes could be made available as affordable housing, under the Council policy.  The developers are interested - the difficulty is getting support from the Council.
HDT is confident that from small beginnings, it can in due course make a significant contribution to re-balancing housing in Headingley.  If you have expertise (or know anyone interested) or if you have property (or know any willing owners) which you can contribute to the Trust’s initiatives - do get in touch!
Richard Tyler, Project Director, Housing in Headingley
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