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Gas prices spike: near doubling in just days. .
But not yet of historic proportions.

UK Wholesale Gas Price (p/therm), past UK Wholesale Gas Price (p/therm), past 5
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Oil price shock: unwelcome, not unprecedented

Brent Crude Oil, S/bbl
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Duration is a key unknown. Markets are increasingly .
pricing a prolonged energy supply squeeze

UK Wholesale Gas Futures Pricing (p/therm)
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Inflation: likely to put upward pressure on prices,
especially if sustained

CPtimflation forecasts (y/y % change)
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Cost of Living: social renters spend 22p in every £1 on
utilities and groceries — more than any other group

Household expenditure weights by tenure, 2025
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Interest rates: bringing the cutting cycle to an end?

Bank Rate - actual and OIS-implied
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Cost of Finance: upwards impetus and extra volatility .

10 year Gilt yield, 2026 YTD (%) Change in 10 year Gilt Yields vs 27th
- Feb, decomposition (ppt)
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Cost of Employment: weaker jobs market reduces
chances of pass-through to pay
V4

Average weekly earnings growth, regular pay (% y/y)
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But...potential pay pressure: Britons believe inflation .
will overshoot and are highly attuned

Households' inflation expectations - 5 CPI Inflation vs Google trend
5.0 ears time (% searches for "inflation"
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Squeezed from both sides: Housing Association
operating margins have fallen sharply

Information Classification - Public

30 -

25 A

20 -

15 A

10 -

Housing Association overall operating margin (%)

28 28 -

25
24 23

20

14-15 15-16 16-17 17-18 18-19 19-20 20-21

21

17 17 17

21-22 22-23 23-24 24-25

Source: RSH Global Accounts



Limited fiscal space: taxes heading to record high, .

but deficit persists and public debt is elevated
Key fiscal aggregates, actual and OBR forecast (% GDP)
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Unfunded pressures on public finances remain

Defence spending (% of GDP)
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Public opinion no longer favours ‘tax and spend’

Attitudes towards taxation and spending, 1983 — 2025
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Pressing housing need: rental affordability remains
poor across the North, with far too few homes
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Median rents as a share of median ' . .g & g .
. . to match per capita in select countries
40% earnings, select regions 10,000,000

9,000,000

2504 8,000,000
7,000,000
6,000,000
30% 5,000,000
4,000,000
25% 3,000,000
2,000,000
0% 1,000,000

North East North West Yorkshire &

Humber
W 2023 2024 m 2025 w2026

Germany Spain France Italy

Information Classification - Public Source: ONS; OECD



New housing supply has fallen across all regions —

Northern England continues performing worst
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Northern Homes are the least energy efficient in
England — Yorkshire worst of all

Share of properties rated EPC A—C (%)
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The regional productivity gap has widened still more
over the past decade
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The future is here: IT firms are the early adopters of .
Artificial Intelligence

Share of firms that have adopted Al in their organisation
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The ICT sector is experiencing a productivity boom —

growing whilst reducing headcount

Annualised growth rate in output per
4.0% hour worked (CAGR)
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A.l. is already weighing on labour demand —
reducing hiring into exposed roles

Change in job adverts 2022 - Nov’25, by Change in job adverts since 2022, by
i i %+ .
No%%mp S Hrpnt% RXI]ZSA More than half ) automation
10% Highly augmented Highly automated
roles All other roles roles
[0)
0% 0%
-10%
-10%
-20%
-20%
-30%
-30%
-40%
-40%
-50%
- 00
50% _60%

Information Classification - Public Source: NWG Economics



Most HAs are experimenting with A.l. but few have
embedded it at scale — use cases abound

Repairs triage & Predictive Contact centre

s;hedulmg mamtenance e
Al classifies tenant reports, loT + stock condition data . .
. . . . , Al handles routine queries,
prioritises urgency, optimises predict failures before Awaab’s .
. ; freeing staff for complex cases
contractor routing Law issues
I | |
Compliance & Development Tenant
reporting | appralsal communlcatlon
. Scenario modelling across grant Personalised, accessible comms
Automated monitoring of . . .
rates, costs, interest rates at at scale; multi-language, plain
safety & regulatory returns .
pace English
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Community-led Claude Hendrickson MBE
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Opportunities and challenges for black and
minority ethnic community-led housing
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My housing journey
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What the Windrush generation has seen

= 4 decades of struggle

= Since the 1960s, legislation,
statutory and regulatory codes
have failed to systematically
confront racial disadvantage and
discrimination in housing

= Poverty and poorer housing
outcomes increasing among BME
groups




1960s-80s: dereliction + discrimination

= Housing dereliction in
some areas

= Badly maintained
housing stock

= Local authority
postcode discriminatio

n
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1980s-90s on: different options emerge

= Housing Associations — promised jobs
and training (“the sweetener”)

= Right to Buy council houses

= ... and Black & Minority Ethnic Housing
Associations

P power thesaurus

Synonyms for Affordable
housing

aliz|

AFFORDABLE HOUSING

Federation of
Black Housing Assocluhons




...including many Black-led housing co-ops from
1970s-80s onwards

A Black Housing Co-op:
From the Margins to the
Mainstream

Xhalid Mai An Exciting New

Wednesday T4th TIAM EllSiOlls Housing Co-Op
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My self-build journey...

1988

1994

1996

2010

2012

2015

FRONTLINE Self-builders [See Image]
25 years on FRONTLINE's Self-built homes
Image Left: Frontline Close @ Ravenscar Mount LS8

Chapel Town Leeds Self Build
Project Managed 12 self build homes

Founding Member of Community Self Build
Agency [CSBA]

Supported Homeless Ex-Veterans Self Build
Project in Bristol

Became CSBA Northern Director [Voluntary]

Commissioned by Leeds City Council to
Produce a 10 Year Strategy for Self Build
with Construction Training
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Reenca Houm
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COMMAUNITY SELFBUILD HOUSING ASSOCIATION est 1988 |



https://youtu.be/O63akqkByxI

...from building a better future

e 1994 * FRONTLINE Self-Built Homes
Claude and team of 12

outside a self-built home Ravenscar Mount LS8

* Frontline Close



...to producing Leeds City Council

10-Year Strategy 2015

“We want to contribute
to solving the Leeds
housing crisis

through self-build
and custom-build”

Leeds

self-build &
custom-build
strategy

2016-2026

Executive
Summary

We care about

whether this
strategy leads

to real sector
growth.

Not everything that
really matters can be
measured ...

These strategy targets will
help us keep on track:

A

longterm unemployed
people gain
employment from
their involvement in
self-build or
custom-build by 2026

A

%\
A A

new homes

are self-built new homes
or brought are

back in to use custom-built
per annum by by 2026
2021

of sector self or
custom-builders
receive construction
industry skills
training by 2026

people visit
the Sector
website each
year by 2026

Claude Hendrickson with Paul Auber; Strategy Consultants - November 2015



...to advocating nationally for community-led housing by
BME and other communities

Oct 2019 Joined Leeds Community Housing as an —— MEMBER
Equality, Diversity and Inclusion Associate RIGHT TO e '\
[l BUiLD o 1)

TASK FORCE =
DDDDDDDDDDDDDDDDDDDDDDDDDDDDDDDDDDDDD $°
nev

Jan 2020 Became the 1st Black Male accredited
Community Led Housing Advisor O Community
Present My role is to get more BME Communities Led Homes g‘& I'\Ig %
Day L] and groups involved in the sector Accredited Advisor

2023 - Contributor to Bacon Review into ul
Community-led Housing and Self-build Million
+  Member of Right to Build Task force . feemniam

Community Land Trust ambassador
Member of We're Right Here Campaign

group

Cﬁm;;:1

Action
Leeds




Community-led housing is nothing new

= Custom build
= Self build

= Empty homes

ﬁ_‘f_ﬁ
Importance of Self Help 4%4
a4
=

= Housing co-ops

; IMPROVED
= Co-housing HIUSING MORE CosT

CONDITIONS KOUSIKG REDUCTION

BETTER
QuaLTy
OF LiFE

= Community land trusts

These models have always existed
— but haven’t always been available to all.



Leeds has a long history of community-led housing,
pioneered by Frontline (1988)

= |f a housing development is of true
benefit for the local community
and/or a Sﬁecific group —these
benefits should be legally
protected in perpetuity

=  The community group or
organisation can then own,
manage or steward the homes in
whichever way they decide to

4 F

R FRONTLINE

1988

Eﬁﬂapy

F"—“w Hij
Grsl

anie

1989 1992 1998

®

creating homes
changing lives



http://www.google.co.uk/url?sa=i&rct=j&q=&esrc=s&source=images&cd=&cad=rja&uact=8&ved=0CAcQjRxqFQoTCP7OjLrXv8gCFQY7GgodKkcFiw&url=http://www.leedsforchange.org.uk/l4c_group/chapeltown-cohousing/&psig=AFQjCNEnKT4QznD2zh0QzqWewgeiSfoyPQ&ust=1444833774972922

Community dreams go unrealised

Museum

of Broken
Dreams

e Harﬂepool ) :JJ
i IR o (UM enterprise |
self-BulC ol S Centre
; ca

WE CHAMP]
COMMUN|
PO

Museum of Broken Dreams by We’'re Right Here, House of Commons, September 2025 E




Why this research?

= Black and minority ethnic communities have long used
community-led housing — from self-builds and co-ops to
Black-led housing associations, supported by early policy
efforts

= Yet much of this history has been forgotten, and BME
communities remain under-represented in community-led
housing

= This research sought to re-surface that legacy, understand
current barriers, and champion a new wave of Black-led
community housing that tackles persistent inequalities in
access, representation, and opportunity

Community-led
housmg for all




How we carried Community-led

Community-led housing for all: housing for all
o u t t h e re S e a rc h Opportunities and challenges for black S G

and minority ethnic community-led
housing

= Researchers with lived +

. . Claude H BE (Leeds Community Homes)
academic experience Henri B { 'y Housing Solutions)

Yael Arbe «allam University)

= National evidence review Yo 3 b

= Interviews with practitioners, \
funders, and policy leads

€

= (Case studies of Black and
minority ethnic-led
community-led housing
initiatives

= Thematic analysis of barriers
and good practice




Our research aims and
objectives

= Understand and examine the national
community-led housing sector’s approach
to Black-led development.

= |dentify local, regional and national
impediments and barriers for Black-led
organisations and communities interested in
developing community-led housing
initiatives.

= Examine examples of good practice of
Black-led community-led housing
development, assessing beneficial impacts
and challenges, and identifying ways in
which barriers may be overcome at local,
regional and national scales.
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Key finding: Under-representation is a barrier to
better housing outcomes

Black and minority ethnic voices and lived experiences are
under-represented — and not advocated for —
in community-led housing decision-making
(Boards, staff, finance, policy, planning)

This links to:

= History and achievements overlooked in terms of the number and
diversity of BME community-led projects

= Funding gaps and perceived bias

= Risk of tokenism without structural change



From barriers to action

Our findings highlighted systemic barriers —
but also clear, actionable recommendations for the sector.

1. Infrastructure bodies: Strengthen sector infrastructure.
2. Funders: Fund equitably.

3. Local + combined authorities: Unlock local opportunities.
4. Housing associations: Partner for progress.



1. Strengthen sector
infrastructure.

Recommendations for community-led
housing infrastructure bodies

= Develop a national strategy to grow
the number of Black- and minority
ethnic community-led
CLH groups and advisors.

= Document and showcase the sector’s
Black-led history and inspirations.

= Adapt standardised delivery models
to reduce barriers to entry.




2. Fund
equitably.

Recommendations for
funders

= Target funding
promotion to diverse
communities.

= Ring-fence capital and
revenue funds for Black-
led community-led
housing.

= Collect and publish
equity data on funding
allocations.

-

& |
=

READ PLACE

|



Different funders,
different levers

= Social and charitable funders =
— shape access and :
innovation through grants
and finance

= Central government - sets
the wider policy and funding
environment (e.g.
Community Housing Fund,
Homes England)

L

Both have a role — and central
government must ensure
equity is embedded
systemically



3. Unlock local
opportunities.

Recommendations for
Local + Combined Authorities

* Include measures of social value in land
disposal and planning policies.

* Engage early with Black-led community-
led housing groups.

* Align race equality and devolution
agendas with housing strategies.




4. Partner for
progress.

Recommendations for housing
associations

* Partner with Black-led
groups on small-site and co-
delivery models.

* Adapt delivery to share
assets and reduce barriers.

* Build on partnerships by
looking at past examples.




The time is ripe for change

= Use of emerging EDI tools and training for the sector

= Local authority land transfer policies being implemented (opportunity to
promote local authority self-build registers)

= Historic land injustices acknowledged

We’ll need to evidence previous successes
to challenge scepticism, and
provide exemplars for new groups coming forward.



Conclusion

= There’s a long history of community-led
housing developed by Black and minority ethnic
communities

= But many challenges remain: a lack of
awareness, under-representation in the sector,
and poor connections between communities
and the institutions that share funding
opportunities

= We have both the evidence and the tools

What we need now is
commitment, visibility,
and investment




Community-led THANK YOU

housing for all :
-~ 9 Claude Hendrickson MBE
Opportunities and challenges for black and

minority ethnic community-led housing Pe (0] p I e Powe rEd H omes
Ry & Claude@PeoplePoweredHomes.org.uk

Pathway Housing Solutions Nottingham

Liverpool University
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