Community Empowerment Network
Consultation meeting held on 10th November 2009

at the Hackney Carers Centre
CONSULTATION NOTES ON THE DRAFT HOUSING STRATEGY
Purpose of the consultation 

A direction of travel paper describing the key headlines for the Housing Strategy drafted for Hackney was presented at the Better Homes Partnership Housing Investment Sub-group held on 22nd October 2009.  The CEN organised a consultation event on 10th November to discuss and provide input into this outline paper.

Overview 

James Palmer, Head of Partnerships, and Dominic Luscombe, Partnership Advisor presented an overview of the strategy.  It was emphasised that this consultation event was a starting point.  The strategy was due to be launched today for public consultation until January/February 2010.

Discussion questions

CEN representatives involved in the Better Homes Partnership identified several priority issues for the Housing Strategy, which included: 
· Homelessness 

· Preventing homelessness

· Overcrowding

· Repairs

· Affordability

· Mobility and support needs

· Housing advice

· Impact of recession and changes in funding on housing strategy

· Poverty traps in private rented sector

Small groups discussed these priority issues in relation to the questions below:

1. Whether the above priorities were the right ones to achieve the strategy’s core objectives?   
2. Where there any other housing needs or issues missing from the strategy?
3. What should be done to respond to the priority issues highlighted below? How would you like to see these priorities tackled? 

4. Whether the strategy takes into account both the role and the needs of the voluntary and community sector in Hackney?

5. What role can the voluntary and community sector play in addressing these priorities? 
Headline responses from the groups

Overcrowding and affordability 

· Take account of the local demography of the borough.

· Affordability – community land trusts.

Housing Advice

· Gap between policy and practice.  Lack of dignity shown to all people when most needed advice.  Age Concern has a Dignity Code.

· Mobility covers two aspects: social and local.  Social – pressure for older people to move on.  Local – relates to the environment and being able to move freely around the area.

Homelessness

· Who is homeless?

· Supporting people from homelessness into housing

· This strategy should relate to the homelessness strategy – they should dovetail.

· Support a multi-agency approach.

Poverty and recession
· Community spaces – equal access
· Private rented sector: making renting more attractive.
· Shared ownership is not working.
Sustainability 

· Not enough emphasis on attractive neighbourhoods.
· Lack of active involvement of communities in local developments
· Set receivers of what you want rather than indicators. This is a bottom up approach.  
· Communal spaces can be used to bring communities together, e.g. parks.
Q1.
Core Objectives of the Housing Strategy 

The core objectives are:
(1) Mixed and sustainable communities – quality and affordable homes for all income groups.
(2) Attractive neighbourhoods – places where people want to live
(3) Prosperous communities – the chance for everyone to thrive and earn a good living

Poverty & recession
Core objective (1) should also encompass types of households, sizes, family units, i.e. all types of households.
Core objective (3) prosperous communities – is an outcome, not an objective.  It’s a result.  Should add ‘sustainable’.   

Gentrification? – implication of objectives (2) and (3).  Concerned about it?  Would like people who are living in poverty now to live in good surroundings. 

Sustainability 

There are key issues around the environment, use of space and the emphasis on public sector build of every square inch.  No attention is given to the broader environment.

Section 106 is incorporated in the build/development so the community does not receive any environmental kickbacks.  Pressure to build more units, i.e. 10,000 units.  London borough of Hackney is overbuilding on the London plan.  There is no development control.  Anyone can build. 

Core objective (2) – Sustainability is about creating a positive environment outside the house and how to sustain that.  
There is a need to look at sustainability and the bits in between.

There is not enough about making Hackney an attractive place, i.e. creating spaces that people want to come and use.   For example, one delegate mentioned two single-storey, abandoned car parks that are not fit for purpose on an estate.  The car parks occupy large, light areas and are a focal point between people’s homes.  The space is so hideous residents want to get out of that space as soon as possible; it is dispiriting.  People are encased in their flats; no social interactions.  Lots of fear (perceived).   

Q2.
Housing Needs or issues missing from the strategy  

Affordability and overcrowding

Issues identified by this group:

· Planning for the need of the community.  70% of OJC families live in private rented accommodation.  Disincentives set by Housing Benefit.
· Statutory authority – ensure larger units are built.  3 bedroom units considered large but need 4 bedroom plus units to be built.

· Examine local demographics.  Large families = poverty trap

· Statistics show they can fill the larger properties.  Therefore the funds available should be based on the units that are required, not the limitations of the funding.

Poverty and recession 

Some of the issues highlighted by this group:

· Poor people are not catered for under present economic condition.  

· Come along way from council house.  

· Affordable housing – depends on who you are talking about. 

· Current economic climate everything paid for – equal access to free services.

· Question about quality, education and health?

· Make clear what social housing is going to look like.

· Briefing note should include statistics.

· Specific provisions on social housing should be mentioned.

· A lot about private rented sector.

· Some own houses but still in poverty – dilapidation – still in poverty trap.

· Remember elderly.

· It is a shame affordable housing is not based on ability to pay; there could be schemes on a ‘sliding’ scale for new housing.

· Shared ownership looks attractive but high cost.  How affordable is it? Need to see if value for it.  

· Low cost/shared ownership – don’t see saving.  It’s about getting a home but not able to maintain it.  People benefit from not having to put down capital.
· Shared ownership – similar to sub-prime mortgage? People get into it without knowing implications, i.e. debt.

· Shortage of housing and little space to build on.   If use all the space will lose play areas, sports facilities and community spaces.  May lose life around home.

· This document shouldn’t be the housing strategy but the housing and communities strategy.

· If poor, should have enough facilities to compensate, i.e. enough public, leisure and cultural spaces.  Free things are going arbitrarily. 

Sustainability 

The group mentioned the following issues as missing from the Housing Strategy:

· Green/open space strategy

· Active involvement of tenants and residents

· Bottom up planning.

Need green space strategy/open space strategy ( not done as yet.

Active involvement of tenants and bottom up planning are missing from the strategy.  The active involvement of tenants and residents is required.  Housing is a service.  How well is active involvement facilitated through the tenants & residents associations for adults and young people?  Not enough active involvement that is linked to the top.  Tenants and residents not listened to.
There is a need to look at social, environmental and economic aspects, i.e. bottom up planning driven by community voices that influence development in the communities.   Another example identified was a community arts organisation that makes theatre in public spaces.  They have an architectural impact investigating estates.  They look at how ideas and arts can engage people.  They do a lot of work on estates and study the transition of change and record the history and plan the future.  
Young people come up with ideas but no one listens to them.  This is a key way of working with young people and doing intergenerational work but this approach is not on the housing agenda.

An audit is required of these issues and what communities are doing about them.
Street drinking – strategy seems to be get rid of them; this approach does not solve the problem.  Instead include them, support them to help make the environment attractive.  In other words, include excluded people, like street drinkers.  
Q3
Tackling these priority issues 

Housing advice

Approaches suggested for tackling housing advice and mobility support:

· Dignity

· Clarity

· Accessibility 

· Difference between policy and practice 

Affordability and overcrowding

Suggestions made for addressing these issues were:

· Include shared ownership ( can’t allow balance to be skewed. 

· Explore idea of community land trust.

· Better regulated private sector.  
· The local authority has to provide housing through the private market.  Private rental prevents sustainability.
· Overcrowding - take account of demographics.  

· GIS map – 50% 3 bedroom plus target rate.

· Extended families – help under occupancy.  Include under occupiers with incentives to move.
· Enable building of larger units – trade off.

· Mixed development and no. of housing associations – perhaps have one lead housing association. 
Poverty and recession

Some of the issues influenced by the recession are:

· Privatisation – what are London Borough of Hackney’s plans?  There are rumours of flats sold to property developers.
· HCA spending all budgets to 2011.  Solution will be private investment.
· Recessions keep coming – only not a recession for those at the top.
· How to avoid poor ghetto-isation when planning housing estates – get a mix of people.
· People can move in mixed tenure – social housing and private.
· Don’t see any link into education.  One of the drivers of social change is the quality of primary schools:
· A good school attracts people from all walks of life.

· One which is locally based.
· Key Stage 2 – Hackney is bottom in the UK.
· 1-3 education: need tree wardens on every estate.
· Doctors, libraries, youth centres.
· Recession – 15% to 20% cuts in public expenditure especially in local authorities.

· Education – local policy often refers to ideas that people need to get out of social housing to get into private homes.

· Respectable rented homes – British way/approach – maybe recession will change this?

· 90% of OJC in private rented sector – households with 5 or 6 children.

· More people left at the mercy of private landlords in the  recession.

· Emphasis on owning house – need to change mindset.  Should make room for tenancy, not just ownership.  

· Class division – inheritance – background to this.  
· Influencing sector – OJC – not case if people rely on private rented sector.  They get into the poverty/benefits trap.  No incentive to get out.  Need benefits to pay rent.  No support is available.  Solution? Those in social housing are able to take risks.

· There’s a difference between big and small housing associations; more freedom with smaller ones.

· Do people feel safer with smaller housing associations?  The bigger the housing association the more susceptible it is to national trends.  In smaller housing associations turnover is quicker and more flexible.
· Restructure RSLs to be more responsive to local community, e.g. supply – co-operative agent. Some disagreement – big means everyone has same access; need to get people of ???

Homelessness and preventing homelessness group

How do we prevent young people’s homelessness?

· Is there a path into private shared housing … furthermore what happens after kids and family?
· Has to be linked into homelessness.

· Family mediation can help in teams of support; it can’t help with overcrowding.
· Foyer system – may assist young people.

How can this strategy address homelessness?

· Homelessness strategy and housing strategy need to dovetail.

· Once in housing, how do you keep and support tenants?
· Showed dovetail into 

· Affordability – can you afford it, i.e. first tenancy?

· Promote shared housing.
Housing strategy needs to dovetail homelessness strategy:
· How can it address homelessness before they do?

· Need multi-agency approach to homelessness and support HSF
· Social and educational providers
· Homelessness team too broad – what do you mean?  Single families, rough sleepers, street sleepers.?
· What mechanisms exist for the breadth of information to be fed into strategy, e.g. Haringey model delivery groups (multi agency).
Sustainability 

Ideas suggested for tackling sustainability were:

a) Need green space strategy/open space strategy.  These strategies are not completed yet.  

b) Carry out an audit of these issues and what local communities are doing about them.
c) Street drinking – the strategy seems to be get rid of them but that approach does not solve the problem.  Instead include them, support them to help make the environment attractive.  In other words, include excluded people, like street drinkers.  

d) Examine what does active involvement means; tenants and residents need to be there at the start.  The Housing Residents Strategy would be written with the residents.  For example, involve residents in the construction process, e.g. NEETs would gain self respect, develop a craft.  Renaisi is doing this in Islington; this is an example of good practice.  There are plenty of examples in regeneration.

e) Special consideration to involve young people, e.g. youth empowerment strategy.  Young people are the primary users of open, social spaces.  The housing strategy should take account of that.

f) Also public spaces are meeting grounds and meeting points for young people and older people. 
g) Role of the RSLs – bullying residents.  They can get away with a lot more.  They select people on their tenants associations. They have more power and control over their residents.
h) TRAs can exclude people.  TRAs need capacity building.  For instance there are no places on the board for young people.

i) Problem is a large part of Hackney has been master built.  Need to probe into that juggernaut.  Identify how to influence developments.  

j) Community space/collective influence.  Drive is for profit and maximise unit development.  Need to encourage alternatives that take account of the broader environment.

k) Planners need arguments to support broader environment development.
l) Public environmental awareness – big trees cost money. London borough of Hackney is cutting down the big trees and planting smaller ones.  
m) Gather evidence of the overbuilding in Hackney.
n) External, communal living spaces required that have community and neighbourhood spaces, for example, youth club provision and parks with big trees.  Are these on the infrastructure list of developments?  Communal areas have high demand from residents.  
o) For young people parks are not local parks.  Postcodes are more important; young people have very limited local communal spaces that they can access. Set up a better green grid. 
Q4
Whether role and needs of VCS taken into account in the Housing Strategy 
Housing advice

· Mobility, two types:  

· Social  pressure to move and community cohesion
· Local ( transportation

Poverty and recession

In discussing the impact of recession the following factors were raised:
· Less growth of unemployment in inner city – still growing

· Watch out for cowboy organisations – Barclay Homes bought Skinner School from the Housing Department.

· People rely on voluntary and community sector services more.
· What’s happening in other boroughs?

Sustainability 

Key messages for CEN representatives were:

· Prioritise attractive neighbourhoods

· Zero tolerance -> deal with environment and behaviour and mental well being ( green spaces are fundamental to facilitating all of this.
· Need safe, communal spaces for socialising

· VCS is well placed to broker agreements between the planners and decision makers and local community.
· Physical and social environment 

· Bottom up approach ( set some receivers (rather than indicators), reverse it.  For example, you will receive this information rather than take it on board.  Feedback is given.  Grant giving for local parties run by TRAs who bid for it.

· Create this framework in diagrammatic form and get everybody’s input.

Q5   Role VCS can play 
Sustainability

· The VCS are already connected at grassroots level; they can bring the community together, e.g. involvement of children and young people providers in the CYP Forum.

· Anti-social behaviour –young people – green issues = all linked

· London Borough of Hackney doing scrutiny on anti-social behaviour; their report is due in January/February 2010. Findings should impact on the Housing Strategy.
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