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The end of the world is nigh…



• Supply and stability are the 
immediate priorities (PBR, July and 
September measures)

• Liquidity and lending still key 
(consumers and providers)

• Concerns about impact of wider 
economic slowdown – 3 million 
unemployed?

• Strong emphasis on support for 
vulnerable home owners

• Rented housing reform delayed 
• Local government, housing and 

economic regeneration bill – now Local 
Democracy, Economic Development 
and Construction Bill

Can anyone see beyond 
supply and demand?



For your area?
• Actively managing development pipelines to match 

housing market stability
• Switching products or developing new products including 

flexible tenure
• Taking stock of existing business and driving efficiencies 

and creating capacity
• Seeking new types of finance (LHA freeze)
• Opportunities previously closed re: land, stock, 

competition?
• Rationalisation of sector - mergers, consolidations or 

other partnerships?
• New types of business (build to rent)?
• Q: Long or short term changes to business models?
• The holy grail - new approaches to supply in future…

How the sector is responding



But what about beyond supply - a wider 
agenda remains

• Britain needs a welfare system that identifies and 
addresses the barriers that hold people back and ensu res 
that everyone who can work does so. 

• Understanding and meeting the complex needs that hol d 
some groups back is becoming increasingly important a s 
standards improve for the majority. A one-to-one 
relationship between, for example, a housing officer a nd 
family at risk, can be particularly important in addres sing 
complex needs or preventing problems from occurring in 
the first place.

• Excellence and Fairness: Achieving world class public 
services, June 2008



• Welfare Reform White Paper and Welfare 
Reform Bill is key indicator of direction of 
travel….

• PRS review
• HRA review
• Housing Benefit review
• Tenant Services Authority
• Homes and Communities Agency
• Single regional strategies
• National tenant voice
• Comprehensive Area Assessments
• The housing landscape has fundamentally 

changed and is continuing to change….

All sorts of reform already in train



Unfortunately this doesn’t look like 
changing….

• Scarce stock - increasingly residualised via allocations and lack of 
social mobility

• Today houses lowest income groups
– 70% are in poorest 40% of population

• High levels of worklessness
– 32% employed, 22% full time

• High levels of disability
– 43% serious medical condition / disability

• Disproportionate numbers of
– lone parents (18% : 7%)
– single people (43% : 28%)
– BME households (27% : 17%)

• Real challenges around creating mix and fairness
• Demand increasing just now - 5m by 2010 (LGA)?
• Value for money in terms of capital and revenue support?
• Concerns around widening intermediate affordability
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It doesn’t look promising



1. Social housing has become polarised and residualised -
more tenants with greater needs and lower incomes live 
in social housing, and existing tenants with higher 
incomes have left 

2. The number of social tenants who do not work has 
significantly increased 

3. Housing "wealth inequalities" have widened - home 
owners have financial advantages over others, and 
people now find it harder to enter homeownership 

4. Mobility is very low - tenants find it difficult to move 
house, especially for work or training 

5. Tenant dissatisfaction is high and has worsened in 
some cases. 

Post “Post Hills” housing reform



Housing reform could lead to changes in social 
housing that provides options which:
– are different for people with different needs and in 

different circumstances 
– are offered fairly and transparently and make best 

use of finite resources 
– are delivered through a "family" of providers which is 

led by local authorities - but includes housing 
associations and the private rented sector 

– make ownership of all or part of a home more 
accessible.

What might happen?



Reforms must look at all tenures and 
should consider how change in one tenure 
can support or enable change in another. 
They must also take a long term view of a 
range of issues and needs, not just the 
current priorities of worklessness and the 
credit crunch.  

Rethinking Housing, October 2008

CIH



What we said….

1. Things need to change.
2. Can we come up with a new approach to affordable housing 

tenure?  We shouldn’t lose sight of this in current focus on 
supply - this needs to go hand in hand with new supply

3. Can we come up with a flexible approach to housing across 
all tenures - part of which is an approach to affordable rented 
housing tenure that is a positive choice for more people and 
that can change with people’s needs and aspirations over 
time?

4. Should part of this be flexible sub-market rents where 
income is considered?

5. Should we look at regular reviews?
6. We need to have this debate and we need to open it up 

more widely to include all tenures and a wider audience….



• In his first speech as Tenant Services Authority chief executive designate, 
Peter Marsh said the regulator should act as a ‘thought leader’ on housing 
issues. The agency should be free to ‘ask questions that the government 
finds difficult to ask’, he told the Tenant Participation Advisory Service 
conference this week.

• Mr Marsh told Inside Housing that a ‘significant number of people’ earning 
between £200 and £400 a week were unable to access either social 
housing or buy a home.

• ‘We have got to have a discussion about alternative forms of tenure.  Let’s 
not assume that shorter-life tenancies are bad ideas.’

• He said he was ‘absolutely not’ saying that tenure for life tenancies should 
disappear.

• ‘My preference would be to say “it’s a choice”. I’m saying that there are 
certain people, whose circumstances are such that they are unlikely to be 
offered that tenure for life, who would like to have an option.’

• Inside Housing August 2008

The TSA?



• Fundamental Questions on affordable housing:
– Destination or a route to better things? 
– Lifetime state subsidy despite changes in 

circumstances?
– Is a social tenancy the only or best option?
– What is the allocations system allocating to?
– Personal subsidy v. bricks & mortar subsidy?
– What are housing problems?
– What is housing need?

London Councils, October 2008

London Councils?



Smith Institute?

• My preferred solution to reform would be to leave intact 
all existing social tenants’ rights, while phasing in change 
for all new general needs tenancies. This has been tried 
before. In 1988 security of tenure came to an end for 
new private tenants. And the doom-mongers then were 
proved wrong. I suggest a similar approach now for new 
housing association/council tenancies, so that people 
choose from a wider range of homes based on their own 
priorities - location, price, quality. 

• Tim Dwelly, co-author, Rethinking social housing, Smith 
Institute



New Local Government Network?

• Council houses are a finite resource and with four million 
people on the waiting list for social housing it is important 
to put the issue of fairness first. Whilst we urge the 
Government to invest in greater levels of social housing, 
councils should also have the opportunity to manage 
their stock more effectively.

• It makes sense to question whether there should be 
tenancy for life with no strings attached and to ensure 
that council houses go to those in the most need. 

• Chris Leslie, Director, NLGN



Opposition?

We suggest wholesale reforms to the housing system. 
We want to see housing policy freed from overbearing 
and confused central control, so that it can respond to 
shifting local needs. We want to see housing providers 
free to establish their own tenancy agreements. And 
most crucially, we want to encourage tenants’
aspirations: we propose rewarding social tenants’
constructive behaviour with equity shares in their homes. 
With the privilege comes the responsibility of maintaining 
one’s own assets; and in the long run this will transform 
our estates.

• Iain Duncan Smith, Centre for Social Justice, Dec 08



Shelter?

• “So what is the way forward? Hills offers a rich source of evidence 
and analysis that focuses solutions in four key areas. First, ensure 
that all social housing stock - existing and new - is of the highest 
quality, both physically and in terms of management and support for 
tenants. Second, break up the monolithic estates and work towards 
developing mixed income communities. Third, reform housing 
benefit tapers as part of an overall package to provide social tenants 
with real incentives and opportunities to gain employment. 

• Finally, within the context that lifetime security of tenure is non-
negotiable, develop access for all to a wider range of housing 
options.”

• Responding to Hill’s launch, Guardian, March 2007



Ministers?

• I want to make it clear that I'm currently considering all 
the evidence and arguments in favour of reform.  I have 
not taken any decisions on the content or timing of the 
green paper. 

• Social housing is not working for those it is supposed to 
support.

• If people could find greater security and stability in the 
private rented sector, or could take advantage of low 
cost homeownership, then perhaps fewer would think 
that social housing was their only option.

• Margaret Beckett, LGC 12 November



Back in the too hard basket?

• Lots of different views and opinions
• Always risk that going to be a political and polarising issue
• But one that doesn’t look like it is going to go away
• Our responsibility to shape and encourage and widen  

the debate
• At present new products are emerging, but what is t he 

driver?   Providers responding to current market 
conditions?   More choice for existing residents? F or 
potential residents?

• Requirement for government leadership
• Key role for TSA in thought leadership
• Challenge for the sector to enter into constructive 

debate or risk missing the opportunity
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