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Foreword
There is a housing crisis in Barnet and London. The lack of affordable housing in Barnet is
now one of the top two concerns for local people according to the council’s latest Residents’
Perception Survey.1
People are finding it hard to get onto the housing
ladder with average house prices in the borough at
nearly half a million pounds2. Private sector rents in
Barnet are some of the highest in outer-London3
with pockets across the borough where there are
non-decent private sector properties of all tenures4.
Homelessness is increasing5, not enough affordable
homes are being built, wages have fallen leaving
the average Londoner £2,097 a year worse off, and
consequently more and more people in work have to
claim housing benefit to pay their rent6.
Total housing benefit expenditure in Barnet rose
from £151.2m in 2007/8 to £263.8m in 2014/15,
an increase of 74%7. Over the same period the
private rented sector housing benefit bill went up
from £79.1m to £172.2m, an increase of 118%. The
English Housing Survey8 demonstrates that much of
that housing benefit will have gone to the landlords
of substandard and even dangerous private rented
properties let at unaffordable market rents on short
term contracts. We clearly need a transition plan to
move away from such scandalously unproductive
public subsidy to public investment in quality
accommodation that is safe, secure and affordable.
The Barnet Labour Group Housing Commission was
set up to look at how Barnet Council could increase
the supply of decent affordable homes, particularly
for people with low and middle incomes, and also
improve standards and promote longer tenancies in
the private rented sector.

“we believe more creative local
solutions are needed now to
respond to the crisis in affordability
and housing supply”

We recognise potential increases in London’s
population will require the creation of new sustainable
settlements long term, including so-called garden
cities, in the same way that the new towns of the
inter war and post war periods eased London’s
housing pressures.
However we believe more creative local solutions are
needed now to respond to the crisis in affordability
and housing supply so that currently poorly housed
Barnet households may expect to be securely
housed in decent, accommodation they can afford
within the next ten years, and to ensure there is
an adequate supply of affordable housing to meet
the needs of a growing population. In our view,
delivering such an outcome should be the yardstick
against which the Council’s housing, planning and
investment policies should be judged.
Nonetheless, responding to Barnet’s housing crisis
should not lead to ill-considered, knee jerk responses
which take little account of the complex social
and economic fabric of the Borough, brutalising
neighbourhoods and by-passing residents’ interests.

1 P19 Residents’ Perception Survey Spring 2015 Headline Summary
2 P19 Housing Strategy 2015-2025, LB Barnet
3 P57 Joint Strategic Needs Assessment 2015-2020, LB Barnet
4 P61 Joint Strategic Needs Assessment 2015-2020, LB Barnet [Source: BRE Stock Projections Update 2009]
5 P58 Section 3.3.4 Temporary Accommodation and Reducing Homelessness, Joint Strategic Needs Assessment 2015-2020: “The number of households
presenting as homeless and the number of households being accepted as homeless have increased significantly over the past five years.”
6 Table 6: Housing benefit caseload data to Aug 2015, DWP - 430,162 in work claimants in November 2008 – 1,095,653 in work claimants in August 2015.
7 Benefit expenditure by local authority 2000/1-2014/15, DWP
8 https://www.gov.uk/government/statistics/english-housing-survey-2013-to-2014-household-report
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More efficient land use is a priority but this should
not be an excuse for soulless overdevelopment
or greedy developer-driven densification with
the attendant displacement of settled families,
neighbourhood dislocation and destruction of
established community networks. We are aware
that such negative outcomes have already been
inflicted on some of our neighbourhoods and are
clear that the so-called estate regeneration policies
responsible must be radically revised.

being more commercially astute in dealings with
developers, using best practice from other local
authorities where applicable and looking at different
delivery models to supplement and complement its
current plans.

Social investment and social justice should in
future be the twin pillars on which we construct
new relationships with and between our residents,
developers, landlords and institutional investors in
order that tangible solutions can be formulated,
funded and delivered within a reliable timetable
around which Barnet’s residents can order and plan
their lives.

Nicky Gavron AM,
Chair of the Housing Commission

Barnet’s current housing strategy contains much of
value but we believe that much, much more could
be done by the Council to increase the supply of
affordable homes by overhauling its housing and
planning policies to set out a robust and credible
vision for the borough, engaging creatively with
development partners and funding institutions,
p4

This final report makes recommendations, some of
which could be implemented straight away or in the
short term, and others which will need a change
at London-wide or national level to help tackle the
housing crisis.

Cllr Alison Moore,
Vice-Chair of the Housing Commission
Cllr Ross Houston,
Vice-Chair of the Housing Commission

“More efficient land use
is a priority but this should
not be an excuse for soulless
overdevelopment or greedy
developer-driven densification”

Introduction
Barnet’s Labour councillors set-up the Barnet Labour Group Housing Commission in November
2014 to look into how Barnet can increase the supply of affordable homes, and help improve
standards in the private rented sector.
The Commission is Chaired by Nicky Gavron AM, a
London-wide Assembly Member and Chair of the
London Assembly’s cross-party Planning Committee
for the past six years. Nicky was the first statutory
Deputy Mayor of London with responsibility for
the London Plan, strategic planning, and London’s
response to climate change, a post she held for seven
years, and has a long track record of developing
housing policies at all levels of government.
The Commission is also made up of independent
housing experts, local community representatives
and Labour councillors.
Since its launch the Commission has met in public
seven times in locations across the borough taking
evidence from members of the public, senior housing
professionals and campaigners, London Assembly
Members, academics, London Boroughs, Trades
Unions, local politicians, the private sector, the
voluntary sector and community groups.

The Commission has also visited other London
Boroughs, housing providers, including visits to
Leeds and Wales, and considered other external
reports.
The Housing Commission’s interim report, which was
submitted by the Labour Group to the consultation
on Barnet Council’s draft Housing Strategy, was a
progress report and summary of the evidence taken
so far, and made some initial recommendations.
A number of recommendations and ideas were
accepted by Barnet Council and incorporated into the
final Housing Strategy 2015-2020.
The Housing Commission’s Final Report
has been submitted to the consultation on
Labour’s manifesto for the London elections
in 2016, and will be used to inform the
Labour Group’s developing policy on housing
in the run-up to the 2018 Local Elections.
p5
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1. The housing challenge for Barnet as
an outer-London borough
“Is it a healthy society where hospital staff at Barnet General, teachers in Barnet schools and our bin
men can’t afford to live in the borough where they work?”
Patrick Hunter, Barnet UNISON – Evidence Session 5.
In the space of a few months the lack of
affordable housing in Barnet has moved up
from being residents’ third highest concern to
their second highest concern according to the
council’s latest Residents’ Perception Survey.
All forms of housing tenure are becoming unaffordable
for increasingly larger proportions of the population
as house prices and private rents continue to inflate,
and councils and housing associations put social rents
up to fund new social rented homes following cuts to
government grant for social housebuilding.
The median price of a house at £460,560 is now
twelve times the median household income of
£38,1479 , and lower quartile house prices are
over 11 times more than lower quartile household
incomes10 putting home ownership out of reach for
many people in the borough.
Unsurprisingly home ownership in Barnet has fallen
12% between 2001 and 2011.11
There will be a net loss of 827 council homes12 as
the council estate regenerations at Grahame Park,
West Hendon, Stonegrove / Spur Road and Dollis
Valley are completed, and at the same time, Barnet
Council are consistently failing to meet targets for
new affordable homes.

Figures held by the GLA show that for all new
housing Barnet had the 4th worst record in London
in 2013-14 – 30th place out of 32 boroughs + the
City Corporation. Barnet only managed less than
half (47%) of the number of homes needed under
the target set in the London Plan which is endorsed
by Mayor Boris Johnson.

Barnet: new homes completed, including vacant homes returned to use, and % of target13

9

Year

Number

% of London Plan target

2009 - 10

1,073

52%

2010 - 11

814

36%

2011 - 12

1,253

55%

2012 - 13

1,338

59%

2013 - 14

1,016

47%

P19 Housing Strategy 2015-2025, LB Barnet

10 P19 Housing Strategy Evidence Base, LB Barnet: Graph – House Price to income ratios [Source: DCLG April 2014]
11 P19 Housing Strategy 2015-2025, LB Barnet
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12 Table: Breakdown of existing and proposed properties for each regeneration estate, Housing Committee – 29 June 2015, LB Barnet
13 Figures compiled from the London Plan Annual Monitoring Reports covering the period 2009/10-2013/14
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For new affordable housing the figures show
Barnet has the 10th worst record in London for the
three years 2011-12, 2012-13 and 2013-14.

Over those years 1,123 “affordable” homes were
built in Barnet, which was 30% of all new homes,
against the target of 40%.

Barnet: “affordable” homes completed 2009-1414
Year

Number

2009 - 10

136

19%

2010 - 11

224

33%

2011 - 12

441

35%

2012 - 13

408

29%

2013 - 14

274

27%

Not only is Barnet not building enough new homes,
for those it is building it is also failing its affordable
housing targets.
There have been serious reductions in government
funding for housing - Labour’s affordable housing
grant programme was cut by 60% in 2010 by the
incoming Conservative-led coalition government, and
grant for social housing, where rents in Barnet are
roughly 30% of market levels, were then replaced
with reduced grant for so-called ‘affordable housing’
for which up to 80% of market rents can be charged.
Locally, the high cost of homeownership and the
reduced supply of homes for social rent has made
renting privately the only option for increasing
numbers of people, with Barnet Council increasingly
seeking to re-house people in housing need into the
private rented sector.15
Bed Size
			

Percentage of new homes

However lower quartile private rents rose by 50%
or £351 between June 2011 and September 2014,
according to Barnet Council’s Housing Strategy,
making private rents in Barnet the 4th most
expensive in outer-London.16
The Broad Market Rental Area figures provided by
the Valuation Office show that private rents for the
area are well beyond the reach of people on modest
to low incomes.

“there are now over 13,000
households in Barnet in fuel
poverty and having to make the choice
between heating or eating”

Broad Market Rental Area
INL £/month

ONL £/month

NWL £/month

2 bed

1209.32

1021.36

969.32

3 bed

1417.84

1260.48

1212.00

4 bed

1668.08

1497.60

1554.60

Figures obtained by Andrew Dismore AM from the
House of Commons Library show that the median
weekly gross pay for full time employees in Barnet
was £623.40, and the median weekly private sector
rents in Barnet were £288.50 - 46% of gross pay.
£623.40/week equates to £32,416.80 gross per
annum, say £33k.

For the 2014 / 2015 tax year £33,000 after tax
is £25,395 annually and £2,116 net per month17.
This net wage is calculated with the assumption
that you are younger than 65, not married and with
no pension deductions, no childcare vouchers, no
student loan payment.

14 Figures compiled from the London Plan Annual Monitoring Reports covering the period 2009/10-2013/14
15 P27 Housing Strategy 2015-2020, LB Barnet – “…the number of affordable private lettings to homeless households increased from 121 in 2011/12 to
393 in 2014/15.”
16 P19 Housing Strategy, LB Barnet
17 UK Net Salary Calculator
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UK Net Salary Calculator
			

Yearly

Gross Income

£33,000.00

Pension Deductions

Weekly

Daily

£2,750.00

£634.62

£126.92

£0.00

£0.00

£0.00

£0.00

Childcare Vouchers

£0.00

£0.00

£0.00

£0.00

Taxable Income

£23,000.00

£1,916.67

£442.31

£88.46

Tax

£4,600.00

£383.33

£88.46

£17.69

National Insurance

£3,005.28

£250.44

£57.79

£11.56

Student Loan

£0.00

£0.00

£0.00

£0.00

Take Home Net Salary

£25,394.72

£2,116.23

£488.36

£97.67

This makes the median weekly private sector rent in
Barnet 59% of median take home pay – which puts
Barnet into the “extremely unaffordable” category
according to housing charity, Shelter’s, assessment.

Monthly

The number of households presenting as homeless
in the borough increased from just over 600 in
2009/10 to nearly 1,600 in 2014/15, with well over
800 temporary accommodation admissions in 2014
compared with only 364 in 2009/10. 21

While housing costs have risen, wages have been
falling. ONS figures show that wages have fallen by
8% in London since 2008, making the average person
in London £2,907 a year worse off 18, and in Barnet
22,000 jobs (24.4% of local jobs in the Annual Wage
Survey) pay less than London’s Living Wage.19

The temporary accommodation budget is currently
overspent by £1,049,000 – partly fuelled by rising
private sector rents and competition between
boroughs to secure private rental housing for use as
temporary accommodation.

Other living costs are also increasing beyond
inflation - energy costs in particular – and there
are now over 13,000 households in Barnet in fuel
poverty and having to make the choice between
heating or eating.

As the number of people in low paid work who
are forced to claim housing benefit to meet their
housing costs increases, more and more people will
find themselves trapped in a cycle of debt, eviction
and homelessness.

Against this backdrop of rising housing costs,
other rising living costs, falling wages, and lack
of genuinely affordable housing supply, the
Government has introduced welfare reforms that
have made it harder for both middle income and
lower income families to manage. In particular the
cuts to housing benefit have meant more people
are moving to Barnet to escape even higher innerLondon housing costs20, whilst the lower benefit
cap of £20,000 outside London compared to the
proposed London benefit cap of £23,000 will
inevitably deter people from moving further out
where housing costs are lower.

Looking forward, the need for more affordable
homes is set to increase. Barnet is the most
populous borough in London with an estimated
current population of 393,000 that is projected to
grow by 76,000 (19%) over the next 25 years22.

This housing tsunami has, unsurprisingly, resulted in
an increase in homelessness.

Within that, the 65+ age group is predicted to grow
three times faster than the rest of the population
- by 34.5% by 2030 - and the 85+ will increase by
66.6%, while the 0-15 age group will also grow at a
faster rate in the next ten years23, suggesting that
there will be a greater need for family homes and
homes that meet the needs of older people.
Unless more affordable homes are made available in
sufficient numbers, the projected rise in demand will
result in housing costs spiralling further out of control.

18 P10 “The High Cost of Low Wages”, Fiona Twycross AM [Source: ONS (2014) “Annual Survey of Hours and Earnings, 2014 Provisional Result]
19 Annual Wage Survey 2014, Office of National Statistics
20 “Increased housing costs combined with restrictions on housing benefit has resulted in more households moving out of Central London to Outer-London
boroughs, including Barnet. This is evidenced by a significant increase in the number of households claiming housing benefit in Barnet and a fall in housing
benefit claims in Central London.” P26 Housing Strategy 2015-2025, LB Barnet.
21 P26 Housing Strategy 2015-2025, LB Barnet.
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22 P9 Housing Strategy 2015-2025, LB Barnet.
23 P33 Table 2-6: Population projections by broad age structure, Joint Strategic Needs Assessment, LB Barnet [Source: GLA Projections 2013]
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“Because of available

land, Barnet is fortunate to have the
scope to be able to deliver 28,730 new homes”
The independent housing needs survey commissioned
by Barnet Council in 2007 found that there was a
shortfall of over 25,000 affordable homes for the
current and growing population for the five year period
following the survey (2007-2012). In that period only
1653 new affordable homes were delivered.
Barnet Council has conducted a new Housing Needs
Assessment to determine the borough’s housing
need for the next ten years, and this predicts that
an additional 27,350 homes are needed moving
forward, but suggests that only 4,100 (15%) of
these need to be affordable homes for rent, and
because of the current grant funding regime for
affordable homes only at so-called ‘affordable rents’.
The Housing Needs Assessment therefore does not
even attempt to consider whether there is a need for
more social rented homes.
Because of available land, Barnet is fortunate to
have the scope to be able to deliver 28,730 new
homes24 – the largest number of new homes to be
delivered in London, and a significant opportunity
to meet the need for affordable housing. However,
despite the fact that the borough’s affordable
housing target is 40%, they are only projecting that
they will achieve 8,690 affordable homes or 31%,
and have currently only secured 2,080 affordable
homes out of 10,555 or 19.7% on consented
schemes according to the latest figures.
These projections include affordable homes at so-called
‘affordable’ rents and homes for shared ownership
which are arguably not affordable for many people.

To complicate things the Government has included
a number of proposals in its recently published
Housing Bill that could make this challenge harder
for Barnet Council: the extension of the Right to Buy
to housing associations to be funded by the forced
sale of high-value council homes; the introduction of
Starter Homes up to a value of £450,000 designed
to help first time buyers under 40 purchase homes
with a maximum 20% discount, but done by replacing
affordable rent and shared-ownership provision;
the introduction of Pay-to-Stay for households in
social rented and ‘affordable’ rented homes with a
household income of £40,000+; and the 1% reduction
in social rents – all of which will have consequences
for the supply of affordable homes and the ability of
people to meet their housing costs.
In this context the Housing Commission has been
investigating how Barnet Council can maximise the
supply of affordable homes to meet growing need by
looking at best practice across London and different
models including co-ops and mutuals.

more affordable homes
are made available in sufficient

“Unless

numbers, the projected rise in demand will

housing costs spiralling
further out of control.

result in

Effectively, a town the size of Hatfield is being built
in the borough, and given this scale of development
Barnet is crucial to delivering the 60,000 additional
homes that London needs.
The question is, will enough of these additional
homes be affordable, and if not how can Barnet
increase that affordable supply given the dearth of
central government housing grant, lower land values
in parts of Barnet as an outer-London borough, the
lack of new available land to build on, increasing
construction costs and cuts to local government
funding?

24 P26 Authorities Monitoring Report 2012/13, Table 6 – Affordable Housing Delivery in Major Schemes 2012/13-2021/26
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2. What housing is affordable for
people in Barnet?
“I wanted to start with a clarification about the term ‘affordable’ because it’s used in four very
unaffordable ways…and I think none of those ways of using it are actually affordable.”
Ines Newman, Visiting Senior Research Associate – De Montfort University – Evidence Session 2.25
“The affordable rent enabled the housing associations to charge rent of up to 80% of market rent, which
isn’t affordable in most marketplaces.”
Daren Nathan, Development Director – Durkan.26

Local Housing Allowance and the Affordable Rent Model
The median household income in the
borough is currently £38,147 per annum27,
and average private sector rents at market
level costing £16,120 p.a. are more than a
third of the median household income - the
widely accepted definition of affordability.
Private sector rents are therefore not
affordable for 50% of households in Barnet
with incomes at this level and below.
In Barnet the affordable rent alternatives currently
include existing council homes at 50% of market rents,
new build council homes at 65% of market rents or
Local Housing Allowance (whichever is lower) and socalled ‘affordable rents’ at up to 80% of market rents.
The vast majority of new build affordable rented
homes are being delivered by housing associations
using the affordable rent model of up to 80% of
market rents, while Barnet Council’s new build council
homes programme is currently only for 350 homes.

The Commission took evidence from several
witnesses that rents at 65% of market or LHA level,
and at the affordable rent model are not genuinely
affordable for many people on modest incomes.
At the time the Housing Commission was first
established Barnet Council was consulting on
proposals to increase council rents from 30% of
market rents to 80% of market rents. The Housing
Commission’s interim report opposed this, and
welcomes the fact that the council has withdrawn
the proposal and acknowledged that it would have
“significantly impacted” tenants.

“rents at 65% of market or LHA level,
and the affordable rent model
are not genuinely affordable for
many people on modest incomes”

25 Local Housing Allowance, Affordable Rent Model, Shared-Ownership and Discount Market Sales.
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26 Evidence Session 7.
27 P12 Housing Strategy Evidence Base, LB Barnet – June 2014 [Source: CACI Paycheck 2014]
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However, Barnet Council is still continuing with its
plan to increase the supply of homes at Local Housing
Allowance level as the main way of boosting the
supply of so-called ‘affordable homes’ for rent.

Both policies will add to the burgeoning housing
benefit bill and trap increasing numbers of people in
benefit dependency which the council has a stated
objective to reduce.

The Housing Strategy says: “…we think that for many
people, including working households on modest
incomes, affordable will mean a rent at Local Housing
Allowance (LHA) level, which means that they will
qualify for support in the form of housing benefit if
their income is low enough to merit this.”28

The Council’s own data bears this out.

In addition, Barnet Council have replaced their
proposal to charge council rents at 80% of market
rates for all new-build council homes with a proposal
to charge up to 65% of market rents.
The Housing Strategy says: “The council believes
that there is scope for council rents to provide more
of a contribution to building more new affordable
council homes, and will therefore charge 65% of
average market rents or LHA rate, whichever is lower,
on new-build council homes in much the same way
as housing associations do now.”29
The Housing Commission’s research finds that neither
of these proposals will be affordable for a large
proportion of Barnet’s residents, including those that
need it most on modest incomes and low pay.

According to the Joint Strategic Needs Assessment
13.5% of Barnet’s households had an income of
below £15,000 in 2015, which is below the
official poverty line of £17,217. 30
For these households even the average social rent
for a two-bed home at £103 per week (£5,356 per
year) is just above a third of their household income
(£4,950 per year) – the proportion of income beyond
which it is widely accepted households may not be
able to afford other basic needs.
The average housing association rent (£127 per
week/£6,604 p.a.), Local Housing Allowance rent
(£242 per week / £12,584 p.a.) and private sector
market rent (£310 per week / £16,120 p.a.) are
well beyond a third of the income for this 13.5%
segment of Barnet’s population, and are therefore
not affordable for them. Only social rents at 30% of
market rents will therefore meet the needs of this
income group.

Case study: A local resident’s housing case
“I am at a loss. I have been privately renting within the borough for three years. I work full time
earning a wage of £30k. I have two children ages 12 and 17. Both in full time education within
the borough, both high achievers. I am about to be homeless. My current rent is £1100 per
month. I have never been in arrears. All bills and taxes are up to date. My ultimate main concern
is I cannot find a suitable home to rent on my income. The current rental market exceeds my income. I
am finding it difficult for landlords and letting agents to accept housing benefit. I am told I cannot be
accepted on the housing register because I have not been in the borough for five years. I have also been
told I cannot get any help because I am earning a full time wage and I should rent privately - which brings
me back to letting agents and landlords not accepting housing benefit. I am also told once I’ve been in
the borough for five years I could be housed in another borough which I’m told in most cases is either
Luton or Thurrock - somewhere far which would be impossible for me to travel for work and travel for the
children’s schooling.
So my question to you is - in order to find housing do I give up work and rely on government hand outs?
Taking out of the government system on full benefits? Up root the children’s schooling and place them in
something unsuitable?
Or is there a way where you can find a home I can rent from the council or a housing association thus
putting back in the system?”

28 P20 Housing Strategy 2015-2020, LB Barnet.
29 P20 Housing Strategy 2015-2020, LB Barnet
30 P81 Joint Strategic Needs Assessment, LB Barnet [Source: CACI Paycheck]
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Approximately 35% of households in Barnet have
household incomes of £30,000 per year or
below, and would not be able to afford rents
at 65% of market rates. Barnet Council’s plan to
increase the supply of homes at Local Housing
Allowance (LHA)level and at 65% of market rents
will not be affordable for a large proportion of
households in the borough.
Approximately 42% of households in Barnet have
household incomes of £35,000 per year and
below, and will not be able to afford Local Housing
Allowance rents.
Average LHA rents (£12,584 p.a.) are roughly a
third of median household income (£38,147 p.a.) in
Barnet – so this may work as an intermediate rent for
the 6.5% of households in this bracket, but not as a
solution to those most in need on low pay, many of
whom will not even be eligible.
In his evidence to the Commission, Andrew Dismore
AM cited his own research that the number of
working families in Barnet claiming housing benefit
had increased 71% since 2010 to 11,374.
In addition, so-called ‘affordable rents’ at LHA levels,
and 65% - 80% of market rents can place people
above the total benefits cap, so Barnet Council’s
policy would mean housing benefit would not cover
the rent in all cases.
The Housing Commission strongly believes that, with
the Housing Benefit bill in Barnet ballooning by 74%
from £151.5m in 2007/8 to £263.8m in 2014/15,
we need a Housing Strategy that moves away from
personal subsidy through housing benefit.

The Commission took evidence from Alison Inman
and Kate Murray from the Social Housing Under
Threat (SHOUT) campaign, who eloquently argued
that increasing the supply of social rented housing at
30% of market rents is an integral part of a strategy
away from subsidy through housing benefit.
At the moment Barnet Council’s Housing Strategy
prioritises solutions for people on middle incomes to
remain in the borough, and offers virtually nothing
that will help those on very modest and low incomes
to stay in the borough. Instead it proposes to acquire
properties outside the borough and London “in more
affordable areas” to let as council homes for those
who can’t afford rents in Barnet. The Commission
believes this will result in the social cleansing of
families on modest and low incomes from the
borough, and that the Council must cater for need
across income groups in order to maintain mixed and
sustainable communities.
In addition, it is hard to see how someone on a low
income can afford a season ticket including a London
Transport Travelcard from, for example, Luton at
£4984 or Grays, Thurrock at £3,384, in order to
continue working in London and contributing to the
London economy.
Duncan Bowie, Senior Lecturer in Spatial Planning at
Westminster University told the Commission that in
the general discourse on housing “There’s too much
conversation these days about the squeezed middle
and not enough on the squashed bottom.”
The Government’s so-called affordable rent model
– used by housing associations - that sets rents
at up to 80% of open average market rents is not
genuinely affordable for many people - it is a broken
model and should not be used.
The Commission took evidence from local
representatives of the NUT and NASUWT about
how the housing crisis was affecting recruitment
and retention of teachers in Barnet, and the ability
of pupils to study. They also heard from the Barnet
UNISON convenor at the council’s ALMO – Barnet
Homes – about the difficulty key workers were
having in being able to afford to live in the borough
in which they work.

“The Council must cater for need across income
maintain mixed and sustainable communities”

groups in order to
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Barnet NUT Branch Secretary, Keith Nason, related
cases where teachers were under threat of having to
resign their posts because of pressure from housing
costs, teachers were having to share rooms without
any quiet space to prepare lessons or mark students’
work, and one teacher who, because of the cost of
their rent, admitted they were now down to eating
the same size portions of food as their children.
Other teachers had to take second or even third jobs
to make ends meet. The cost of housing is so high in
Barnet that even Head Teachers were struggling to
afford it.
Teachers in outer-London earn £25,880-£36,540
compared to £27,819- £37,862 in inner-London,
which puts them in the 42% of people in the
borough who cannot afford so-called ‘affordable’
rents at 80% of market rates or LHA levels, and only
those teachers at the top of the pay scale will be
able to afford rents at 65% of market levels.
Other key workers who are also critical to the
success of the borough but earn similar and often
lower wages will also not benefit from Barnet
Council’s policies on affordable rents. Indeed, many
key workers and households on modest to low
incomes will not even be eligible to access the
available affordable rent products.

The Commission strongly endorses the proposal
from Sadiq Khan, Labour’s candidate for Mayor of
London, to introduce a London Living Rent based
on a third of local average income as a new form of
tenure designed to enable those on average incomes
who cannot afford to buy or rent privately to access
an affordable rent that also allows them to save for
a deposit.

Shared ownership and Discounted Market Sales
This is to say nothing of the affordability of low cost
home ownership products like shared-ownership
and discounted market sale products including the
Government’s new Starter Homes category which
has a discount of 20%. If the median price of a home
in Barnet is £460,560 a 20% discount will still not
bring homeownership into the reach of households
on the median income of £38,147. A home with a
20% discount at £368,448 is still 9.65 times their
income (rather than twelve times).

“Shared ownership is more
affordable than Starter Homes, but
still unaffordable for most on
modest incomes”
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Similarly lower quartile house prices are over 11
times lower quartile household incomes – a discount
of 20% will not make buying a home affordable for
these households. While median income households
may be able to afford lower quartile house prices,
these are in short supply.
Shared ownership is more affordable than Starter
Homes, but still unaffordable for most on modest
incomes. The maximum 75% share will still be 9
times the median household income with rent to be
paid on the un-purchased 25% share, and service
charges on top of that. The minimum 25% share
will be affordable at 3 times the median household
income, but rent payable on the un-purchased 75%
and service charges on top push the product out of
reach for many modest and low incomes.
The Commission, however, believes London needs
stair-casing from an increasingly lower base if shared
ownership is to contribute to affordable supply.
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Recommendations
Recommendations for
Barnet Council:

Recommendations for the Mayor
of London & Central Government:

• A policy to increase the supply of social
homes for rent at between 30%-50% of
market rents must be adopted as part of
a strategy to move away from personal
subsidy through housing benefit.

• The definition of what is affordable
should be set at a third of net income –
particularly for low income households - in
the London Plan and the National Planning
Policy Framework.

• Investigate and develop a new living rent
model as an intermediate product based
on a percentage of income.

• A category of housing for key workers
should be included in the London Plan.

• Investigate and develop a new model of
housing for key workers for particular
target groups of people including those
who need to live close to where they work
(for example teachers, carers, nurses, etc.)
• Investigate and develop new models of
low-cost ownership that are genuinely
affordable including co-operative and
mutual models31.

• The Affordable Rent Model does not
work as a replacement for social rent,
particularly in London, and a credible
programme of state funded social rented
housing supply must be restored.
• Barnet has the highest housing
requirement target in the London Plan
and so is key to increasing the supply
of genuinely affordable housing in
London – the Mayor of London needs to
both challenge Barnet to deliver on the
available opportunities and support the
borough with resources - Housing Zone
funding for example.

“The Mayor of London needs to both challenge Barnet to deliver on
the available opportunities and support the borough with resources”

31 See Chapter 8.
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3. Securing affordable housing
through planning
“Viability has become a monster.”
Tom Copley AM – Evidence Session 6.
Barnet Council conducted a new Housing Needs
Assessment to inform the policies in their latest
Housing Strategy 2015-2020. That assessment
found that there are currently an estimated 11,613
households who have difficulties paying their rent,
5,371 of whom have less than the DWP minimum
household income once they have paid their rent.
These figures are expected to increase to 13,707
and 12,037 respectively by 2023.32
Clearly acute housing need at the middle to lower
end of the income spectrum is growing as rising
housing costs outstrip income increases.33
At the moment around a third of Barnet’s
population have household incomes of £30,000 p.a.
and below – households that will struggle to afford
rents at LHA level and 65% of market rents, both
of which would take up more than a third of their
household income which is the widely accepted
test for affordability.

“The fact that the benefits cap has just
much of a broken model this actually is”

Perversely, Barnet Council is planning to focus its
efforts on increasing the supply of rented homes at
LHA level, as well as of new build council homes at
65% of market rents.
The Commission believes that the supply of
genuinely affordable housing needs to be increased
across all tenures to meet the needs of different
income groups, and recognises that rented homes
at these levels will help to meet the need of a small
segment of the population with household incomes
between £35,000 and the median household
income of £38,147, but it will not help the 42%
of households on incomes below this unless they
claim housing benefit, many of whom will not be on
incomes low enough to be eligible, while others will
be affected by the overall benefits cap.
The fact that the benefits cap has just been
reduced highlights how much of a broken model
this actually is.

been reduced highlights how

32 P47 Housing Strategy 2015-2020, LB Barnet.
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33 The Housing Needs Assessment assumes incomes will increase by 23% and housing costs will increase by 40% over the next ten years. P47 Housing
Strategy, LB Barnet.
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The Commission therefore believes that securing
more social housing for rent at between 30%-50%
of market rents is necessary to meet the need of
Barnet’s current and growing population on modest
and low incomes in order for them to avoid being
trapped on or reliant on housing benefit.
The argument that individual subsidy through
benefits is preferable because it is more flexible
and less rationed than subsidy through investment
in bricks and mortar is in our view outweighed by
both the economic and social case. We develop this
argument later in this section of our report.
At the same time, the Commission has found that
there has been an on-going erosion of the borough’s
social rented housing stock. There will be a net loss of
at least 827 social homes for rent in Barnet through
the regeneration of Barnet’s large council estates
where social homes are not being replaced in the new
developments.34 In addition 1,782 council homes
have been lost through the Right to Buy since 1998,
with 7,394 lost from 1979-199835 and Housing
Association homes are increasingly converted from
social rent to so-called affordable rent since the

introduction of the Affordable Rent Model in 2011
where rents charged are up to 80% of market rent.
Given the cuts to central government grant for
social housing and the pressure on local government
funding in general the Commission recognises that,
while there is a serious amount of catch-up to do to
reverse the trend of reducing social home supply, the
funding outlook is bleak and Barnet Council faces
significant challenges to achieve this.
In this context the Commission took evidence from
planning and housing professionals, and other
London Boroughs to find out a) what Barnet Council
could do through the planning system to maximise
the supply of affordable housing – especially for
social rent; b) what the Mayor of London might be
able to do to help, and c) what Barnet needs to lobby
Government to do.
Across the board witnesses felt that the critical
issue in ensuring that affordable housing is
maximised – especially for social rent - was political
will and leadership from initial vision for the borough
through the planning process to actual delivery.

34 Table: Breakdown of existing and proposed properties for each regeneration estate, Housing Committee – 29 June 2015, LB Barnet
35 Live table 685 – Annual Right to Buy Sales by Local Authority 1979-80/2014-15, Department for Communities and Local Government.

p17

Barnet Labour Group Housing Commission

-

Home Truths for Barnet: Housing challenges in an outer-London Borough

An accurate evidence base
As a starting point the Commission heard testimony
about the need to take a pro-active planning
position in master-plans for the borough and on
particular sites using an evidence base that reflects
an accurate picture of need.36
The Council’s latest Housing Needs Assessment
predicts that over the next ten years an additional
27,360 homes are needed, but, because of the
changes in funding under the Affordable Rent
Model, details no requirement for additional social
rented homes, so that only 4,100 (15%) of those
will need to be at so-called affordable rent (80% of
market rents), 10,200 (37%) should be intermediate
ownership, and the rest should be at market rent
(14%) and market sale (33%).
The Housing Strategy states that these housing
requirements will meet both existing unmet need
and growing need over the next ten years, yet,
as stated already, the figures show that there are
currently 5,371 households spread across the
median to lower income groups (£38,147 p.a. and
below) that cannot afford their rent.37
Of those only 856 are in the median household income
bracket of £30-40,000 p.a. and not all of these will be
able to afford rent at 80% of market level, LHA level
and 65% of market rent level. The majority - 4,515
(84%) - have household incomes of £30,000 p.a. and
below, where so-called ‘affordable’ rent, LHA rent or
65% of market rent will be more than a third of their
household income, and therefore not affordable.
It is difficult to see how any real assessment of
housing need can conclude that only 4,100 new
affordable rented homes are needed to meet current
and future need over the next ten years when there
are already 4,515 households in middle to lower
income brackets in Barnet that cannot afford to pay
their rent, even taking into consideration that each
of these households will be of different sizes and
income levels.

“Homelessness in the borough
is increasing with 823 new
temporary accommodation
admissions in 2013/14”

Other data also corroborates the inadequacy of the
assessment’s conclusions:
Homelessness in the borough is increasing with
823 new temporary accommodation admissions in
2013/14 – almost triple the number of temporary
accommodation admissions since 2009/10 – and
the temporary accommodation budget is overspent
by over £1million. As of July 2015 Barnet had
1,964 households in emergency and/or temporary
accommodation, 44% of those having been
accommodated long-term for between 2-7+ years. In
theory it would take over half the stated affordable
housing requirement to permanently re-house just
those families currently in temporary accommodation.
The Commission questions whether the picture
presented by the Housing Needs Assessment is
an accurate reflection of real housing need in the
borough, and believes that it should be reviewed.

Setting clear targets and
robust policies
The Housing Need Assessment predicts a
requirement for 52% new affordable homes (for rent
and shared-ownership), yet Barnet’s planning policy
has an affordable housing target to secure only 40%
(broken down into 60% for rent and 40% for sharedownership).
So far Barnet’s housing trajectory projections going
forward show only 8690 or 31% of the planned
28,730 new homes are likely to be affordable.38 In
addition, because of viability issues it has become
harder to project affordable housing delivery
beyond existing planning consents with any degree
of confidence, and even consented schemes are
subject to reductions in the affordable housing
agreed because of viability eg. West Hendon and
Beaufort Park.
The Council’s affordable housing delivery pipeline
based on consented schemes currently only has
2080 new affordable homes out of 10,555 which is
only 19.7%.
The Commission heard evidence from LB Islington
that councils that take a strong stance on requiring
affordable housing from developers will do better in
securing affordable housing. Islington is clear with
developers what the expectation is on affordable

36 Duncan Bowie, Senior Lecturer in Spatial Planning – P11, Evidence Session 2.
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housing – especially affordable homes for social rent,
and insists on 50% affordable housing with a 70/30
split between social rent/intermediate, where social
rents are 30-35% of market rents. They have not
experienced any reduction in interest from developers
to deliver development projects in the borough, but
clearly land values are higher in Islington, and securing
higher percentages of housing for social rent without
running into viability issues is less of a challenge.
As an outer-London borough Barnet has lower
land values overall, and therefore faces more of a
challenge in securing housing for social rent through
Section 106 planning gain.
Other housing professionals suggested that setting
clear targets for the percentage of affordable
housing and sticking to them will eventually feedinto land values.
The Commission took evidence from LB Waltham
Forest who are an outer-London borough, and are
currently consulting on a new Housing Delivery SPD
which maintains an overall affordable housing target
of 50%. LB Croydon, another outer-London borough
are introducing an affordable housing target of 50%
on all developments over 10 units except in the
Croydon Opportunity Area.
The Commission believes Barnet should also
introduce an affordable housing target of 50%
overall, maintaining the rent/intermediate split at
60/40. There should also be an expectation that a
higher percentage of affordable housing should be
delivered on council-owned land.
The practice of publishing a target for affordable
housing in planning policies that is not enforced or
where higher numbers of affordable housing for
rent at 80% of market that no-one can afford are
accepted because of viability arguments, will not
solve Barnet’s affordable housing problem.

Barnet
should also introduce an
affordable housing target of
50% overall, maintaining the rent/
intermediate split at 60/40.”

“The Commission believes

On Council-owned land in particular there should be
no loss of social housing when estates are being
regenerated. Currently, Barnet is not replacing all the
social homes on estates it is regenerating on a like
for like basis. There will be a net loss of social homes
for rent on regeneration schemes being developed
on Barnet Council estates at West Hendon, Grahame
Park, Stonegrove/Spur Road and Dollis Valley. The
Council should be in a strong position to insist all
social housing is replaced on council-owned land
because there is no land cost, although there are
other costs and fees involved. The Commission
supports the creation of mixed and sustainable
communities with a diversity of tenure through
regeneration, and believes this can be achieved
without losing much needed social housing.
This is being done in other local authorities – for
example in Camden’s Community Investment
Programme, and Islington’s new build council homes
programme.
The Commission also heard evidence from public law
barrister Sarah Sackman on how the courts interpret
and apply the law in relation to affordable housing
targets in local development plans.
She cited the High Court case of Residents and
tenants of West Kensington estate and Gibbs Green
V LB Hammersmith & Fulham [Earls Court] as an
example of how the courts interpret affordable
housing requirements based on the language used
in local development plans and planning policies.
In the Earls Court case the judge ruled that there
is an inherent flexibility in development planning
policies for affordable housing which can put the
onus on the developer to satisfy the local authority
that the development would not be viable if more
affordable housing had to be provided. In the Earls
Court case no affordable housing was secured in the
regeneration of those estates.
Viability is being used by developers to reduce the
amount of affordable housing they have to deliver
on schemes.
p19
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On the Mount Pleasant development across Camden
and Islington, for example, developers successfully
used viability to argue the percentage of affordable
housing should be lower. The local authorities had
viability assessments saying 50% affordable housing
would be viable, but the scheme was eventually
passed by the Mayor of London with only 21%
affordable housing.
The Commission heard that in response to this, LB
Islington is developing a supplementary planning
document that sets out what they expect to see in
terms of viability assessments.
In addition, Duncan Bowie, Senior Lecturer in Spatial
Planning at Westminster University, recommended
that councils should keep expertise in viability inhouse, and insist on independent valuations.

Support public sector leadership
on viability
The National Planning Policy Framework has been
redefined to give much more of an emphasis on
competitive returns in terms of the viability of
development schemes.
The Commission strongly believes that the public
sector should show leadership in arguing for a more
holistic definition of viability that takes into account
community benefit and does not simply accept and
argue for the narrowest definition of viability in
terms of best value and maximising financial returns.
In the meantime Barnet Council could consider
the benefits of making greater use of commuted
payments on private developments rather than
securing onsite provision of affordable housing,
thereby allowing developers to maximise
profits while the Council harvests the enlarged
Community Infrastructure Levy (CIL) or Section
106 contributions, but only to support council-led
housing delivery.
The Commission also believes London needs a Mayor
who will enforce their own targets on major schemes
they call-in.

“The Commission also believes
London needs a Mayor who will
enforce their own targets on
major schemes they call-in”
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39 P51 Barnet’s Housing Trajectories, Housing Strategy Evidence Base, June 2014.

In the Earls Court development in LB Hammersmith &
Fulham, the Mayor of London is a joint development
partner and viability assessments have resulted
in no additional affordable housing despite the
District Valuation Service valuing the scheme at £12
billion - £4 billion more than the developer’s viability
assessment.
Again, on the Mount Pleasant development in
Camden/Islington the local authorities involved had
viability assessments that stated 50% affordable
housing would be viable, but the Mayor of London
agreed the scheme could go ahead with only 21%
affordable housing.

Bricks not benefits
Viability has become an issue because housing
subsidy for investment in social rented homes has
gone and we are relying on private development
through planning gain to fund affordable house
building. Planning gain for affordable housing
through Section 106 as it is currently operating
isn’t working – it can be renegotiated over time and
diluted in other ways. If we are to reduce the £24.6
billion housing benefit bill, we need to build more
homes that are genuinely affordable, particularly in
London, which means building more social homes at
genuinely affordable rents.
For the period 2007-2010/11, before the last
Labour Government’s National Affordable Housing
Programme grant funding for new build social
housing was cut by 60%, 1707 affordable homes
were delivered in Barnet, representing just 44% of
the total 3,850 homes delivered.39 This coincided
with a London Plan target and a Barnet Local Plan
target where 50% of all new homes in London were
required to be affordable and grant for social housing
was available from the Homes & Communities
Agency (HCA).
Of those 1707 affordable homes delivered in Barnet,
and excluding acquisitions, 775 were homes for
social rent out of 979 – 79%.
Compare this with only 26% affordable housing
(1175 affordable homes out of 4580) secured in
Barnet between 2000/05 before the last Labour
government significantly ramped up the amount of
grant that was available, and only 2080 affordable
homes out of 10,555 (19.7%) secured on consented
schemes going forward.
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These figures are the total affordable housing
secured in consented schemes going forward – the
amount of social housing with rents at 30%-50% of
market rents will be almost non-existent.
All the witnesses that were asked about the
relationship between available grant and social
housing delivery agreed that increasing the level of
grant had a direct impact on the percentage of social
homes for rent that were delivered.
At the moment without enough of this grant we
have a system of subsidy through housing benefit
as families are increasingly housed in the private
rented sector and in homes with so-called ‘affordable
rents’ of up to 80% of market rates, neither of
which are affordable for a significant proportion of
Barnet’s population on modest to low incomes. The
result is a vicious circle of increasing numbers of
working people claiming housing benefit to afford
their rent, local authorities increasing council rents
to unaffordable levels to fund the supply of these
so-called affordable homes for which more families
need to claim housing benefit, followed by further
ballooning of the housing benefit bill.
Total housing benefit expenditure in Barnet rose
from £151.5m in 2007/8 to £263.8m in 2014/15,
an increase of 74%. Over the same period the private
rented sector housing benefit bill went up from
£79.1m to £172.2m, an increase of 118%.
It’s ironic that Barnet Council’s plan to tackle the
affordability problem is to force more and more
people to claim housing benefit, when reducing
dependency on benefits is a stated council objective.
The Commission believes there are social and
economic reasons why we need to move away from
personal subsidy for housing through benefits to
investment in bricks and mortar, and to actually
building more affordable housing at social rent.

“It’s ironic that Barnet Council’s
plan to tackle the affordability problem is
to force more and more people

to claim housing benefit”

On the economic argument, the Social Housing
Under Threat campaign (SHOUT) and the National
Federation of ALMOS recently commissioned an
economic appraisal of building 100,000 new social
homes each year. The report published in June 2015
found that the cost to the public purse would reduce:
“A programme of building 100,000 new homes each
year for social rent part-funded by government
grant will deliver a sustained structural improvement
to public sector finances – by reducing spending
on welfare payments and stimulating higher tax
receipts from a more vibrant home building industry.
“By 2065-66, the horizon for the Office of Budget
Responsibility’s long-term fiscal projections, we
estimate that, under current policies public sector
net debt would be 86.0 per cent of gross domestic
product compared to 80.8 per cent under this
proposal, a cost of £0.9 trillion in nominal terms; public
sector borrowing would be 4.7 per cent of national
output rather than 4.2 per cent, an annual cost of
£91 billion. This is equivalent to four fifths of current
spending on the National Health Service in England.”40
In the Autumn Statement, Chancellor George
Osborne has announced £7 billion for affordable
house building, but all of it will be targeted at both
Starter Homes, where the discount is only 20% and
Help-to-Buy shared ownership – both of which will
be affordable for a very small proportion of people.
The Commission believes this will not resolve the
housing crisis and that central government must
restore capital housing subsidy for social rented homes.

The Commission took evidence from Kate Murray of
the Social Housing Under Threat campaign (SHOUT)
about the stigmatisation of people living in social
housing because of the perception that “social
housing equals welfare housing”. She believed that
perception was partly due to social housing being
targeted at only the very poorest in society because
of the shortage of it, and that “the shift from bricks
and mortar subsidies to housing benefit subsidy has
made it easier to see tenants as a possible welfare
problem.”

40 P6 Executive Summary, ‘Building new social homes for rent: An Economic Appraisal’, Capital Economics (jointly commissioned by SHOUT and the National
Federation of ALMOS).
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Recommendations
Recommendations
for Barnet Council:

• Ensure re-development or regeneration of
council estates and council homes always
replace what was originally there as a
minimum, and existing residents should
be offered a replacement home on a like
for like basis.

• Ensure the evidence base that informs
the Council’s Housing and Health and
Wellbeing strategies accurately reflects
current housing and health needs and
demographic forecasts of household
growth and migration.

Recommendations for the
Mayor of London:

• Ensure that the Council’s Social, Economic,
Land Use and Investment policies are
consistent with the Council’s Housing,
Health and Wellbeing strategic objectives.41

• The Mayor of London should provide
a combined training package to help
councils up skill on viability and
development.

• Set out clear targets for affordable
housing in planning documents, which
must include an emphasis on the need for
and expectation for social rented units.

• The Mayor should support the Boroughs
with resources to increase the supply of
affordable housing including grant and
land, for example Housing Zones funding.

• Include a target for achieving 50%
affordable housing, maintaining the
affordable/intermediate split at 60%/40%
and where we expect social rents to be
between 30-50% of market rents.

• The Mayor should enforce affordable
housing targets on schemes they call-in.

• Make greater use of securing commuted
payments from private development
rather than onsite provision of affordable
housing to fund council-led social housing
at 30-50% of market rents.
• Strengthen the wording of local planning
policies to ensure affordable housing
targets are not seen as merely aspirational.
• Develop a Supplementary Planning
Document that sets out clear expectations
on value in viability reports, including that
viability calculations should be transparent
and public where development is taking
place on council-owned land.
• Keep expertise on viability in-house and
insist that valuations used for viability
reports are independent.

• The Mayor should show leadership on
viability.
• The London Plan should be reviewed to
include targets for family homes of 4+
bedrooms and the Mayor of London should
investigate a policy on key worker housing.

Recommendations for
Central Government:
• Capital housing subsidy for social rented
homes should be restored.
• The Housing Revenue Account borrowing
cap should be lifted where councils can
demonstrate prudent investment plans
that will deliver sound public assets to be
used for the relief of housing need.
• Publication of viability assessments for
all housing developments should be made
mandatory.

• Investigate the possibility of developing
a shared valuation/viability resource on a
sub-regional basis with other councils, or
at regional level with involvement from
the Mayor of London.

41 Barnet Labour Group lead on Health, Cllr Barry Rawlings gave evidence about the need for more joined-up working between Housing and Health
– see Chapter 6.
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4. Making the most of regeneration
“The real issue is that we simply don’t have enough council homes to allocate. I don’t understand that
when undertaking regeneration on one of our existing estates why we aren’t replacing council housing
units, like for like.”
Patrick Hunter, Barnet UNISON – Evidence Session 5.
The regeneration of Barnet’s council estates at West
Hendon, Grahame Park, Dollis Valley and Stonegrove/
Spur Road, and the large-scale regenerations
planned in Colindale and Brent Cross Cricklewood
present a huge opportunity to increase the supply
of affordable homes in the borough, whilst at the
same time providing real benefit to existing local
communities.

• Not all residents will be provided with a new home
on the development.

Regeneration has divided people in Barnet and
London, with arguments over density and design,
controversy around the displacement of settled
families, and a perceived lack of advantage to local
communities often played out in a media frenzy.

• Residents are not being given a choice about
where they move.

Taking the regeneration of the West Hendon council
estate as an example - the Commission took very
powerful evidence from residents living on the
estate who felt betrayed by the council and the
regeneration process after changes to the original
scheme made as a result of viability issues meant
many would not be re-housed there.

• The new scheme has been re-configured in a way
that places the social tenants at the back of the
scheme overlooking a car park, with the private
housing benefitting from direct views onto the
Welsh Harp reservoir.

Residents had originally been balloted on a completely
different scheme to the current plans, a scheme that
included promises to provide every resident with a
brand new home in the new development on a likefor-like basis, to provide a choice of landlord, where
to move, a real say in the regeneration, and a promise
to buy leaseholders’ properties at current housing
prices. These promises are not being kept, giving rise
to residents’ concern that:

• Leaseholders have complained about ‘derisory’
purchase offers that aren’t at current market
prices to compensate them for the loss of their
homes - approximately £170,000 for a two
bedroom property when the average house price
for NW9 is around £388,000 (Zoopla index).

• Only 250 of the new homes will be for social or
‘affordable’ rent - the original estate had 680
homes at social rent, and there are currently
449 social rented homes on the estate. This
means the new plans reduce the number of
social rented homes by 430 or 63% of what was
there originally, and by 199 or 44% from what is
currently on the estate.
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• Only secure tenants are being given a choice of
landlord - a third of residents on the estate are
non-secure tenants who have been living there
for up to 12 years, but will not be re-housed in
the new development, and may not be re-housed
in Barnet at all.

• Non-secure tenants are often facing having to
move more than once.

• The scheme’s density has been increased to
include two high-rise towers of up to 28 stories.

• Major works were being undertaken while
regeneration construction has been underway
contrary to what was promised - leaseholders
were each facing bills for major works of tens of
thousands of pounds in some cases even though
their properties were shortly to be demolished.

“Regeneration has divided
people in Barnet and London,
with arguments over density and
design, controversy around the
displacement of settled
families, and a perceived lack of
advantage to local communities”
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A proportion of the leaseholders consequently
objected to the CPO process, triggering a Public
Inquiry that effectively ground the regeneration
to a halt for the best part of a year, leaving many
residents with the stress of uncertainty about the
future of their homes.

Unfortunately, there will be a net loss of at least
827 social homes for rent across the four council
estate regenerations at Grahame Park, Dollis
Valley, Stonegrove/Spur Road and West Hendon –
representing a squandered opportunity to increase
the supply of social rented homes in the borough.

All of this has resulted in an on-going atmosphere
of anger and mistrust, and a feeling that the
regeneration is being imposed on existing residents
against their wishes, many of whom feel they are
being forced out of their homes against their will.
The concomitant scenes of mass protest that played
out in the local press have been damaging to the
entire enterprise and the reputation of the council.

In the case of West Hendon the loss of social homes
will happen despite the land being gifted to the
developer and a massive increase in the density of
the scheme, including the introduction of two highrise towers of up to 28 storeys in an area of outerLondon characterised by low-rise suburban semis.

Following the Public Inquiry, the Secretary of
State confirmed the CPOs on the basis that the
regeneration will provide an improvement to
the area, and has given the green light for the
regeneration to proceed, however, the council
was still criticised for the way they managed the
relationship with the local community.
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Notwithstanding the viability arguments made by
the developer and accepted by the Council that
resulted in this, it is fair to say that communities
in outer-London tend to be less comfortable with
tall buildings. The Commission believes we need to
acknowledge that density might take a different
form in suburban outer-London.

The Commission’s view is that this could have been
handled better and that the regeneration of council
estates must benefit, and be seen to benefit, the
existing residents who live there first and foremost.

With the funding environment for housing so
constrained the Commission were interested to
take evidence about how higher densities could be
achieved in regeneration in a sensitive way where
local communities saw the benefits and felt integral
to the process.

Community buy-in will be hard to achieve when there
are such drastic reductions in promised benefits –
particularly where the reduction in social housing
deprives residents of a home in the community
where they have established roots and networks.
The Commission believes these reductions should
have been resisted and should not be replicated on
other regeneration and development schemes.

“The Commission believes we
need to acknowledge that density
might take a different form in
suburban outer-London”

Barnet Labour Group Housing Commission

-

Home Truths for Barnet: Housing challenges in an outer-London Borough

Nicholas Boys Smith from Create Streets gave
evidence about the model they have developed of
high density terraced housing in a street setting
where reasonable percentages of social housing
are still economically viable.42 He felt that concerns
about building height can be addressed by looking
at different models of achieving high-density. He
emphasised the need for flexibility in planning and
for residents to be involved in co-design from the
outset to achieve buy-in.
Cllr Alan Strickland, Cabinet Member for Housing
at LB Haringey, outlined the comprehensive
engagement process the borough undertook in
the regeneration of the Northumberland Park
neighbourhood and Love Lane estate. They
developed a Residents Charter that set-out the red
lines that they would guarantee residents in the
regeneration, including a guarantee that every single
household would be re-housed in a new home onsite
if that’s what they wanted. Those who did choose to
remain on the regeneration site would pay the same
rent, and that the regeneration would be phased so
residents only had to move once.
Haringey are also delivering tangible community
facilities in addition to the housing – a community
centre and amphitheatre – and have provided
support in the form of mental health workers to help
residents through the build process – something that
is often stressful, as evidenced by residents on the
West Hendon estate who gave testimony to the
Commission.

Cllr James Murray, Cabinet Member for Housing at
LB Islington gave evidence about the local lettings
policy43 they put in place as an offer they made to
the local community living in or near a development
in their Council new build / infill programme. Every
new home built on one of the estates would be
offered to residents already living on the estate
first, based on need through the council’s housing
allocation scheme. In subsequent rounds the new
homes would then be offered to those living on the
estate who would not qualify under need through
the housing allocations scheme, and then following
that remaining new homes would be offered to the
wider housing list.
The Commission also heard evidence from Andrew
Dismore AM and LB Islington about the increasing
practice of homes being advertised for sale overseas
before they have actually been built, and before the
properties are marketed locally. In our interim report
the Commission recommended that Barnet Council
should investigate ways of restricting this practice
so homes that are delivered in the borough benefit
local people. We are pleased to say that the Council
has included this in their revised Housing Strategy.
The Commission also welcomes the proposal by
Sadiq Khan, Labour candidate for Mayor of London
to use the Mayor’s planning and investment powers
to stop so-called ‘buy-to-leave’ and ensure that new
homes that are built will be offered to people who
want to live and work in London first and foremost.

42 “Create Streets not just multi storey estates” Nicholas Boys Smith & Alex Morton, Policy Exchange & Create Streets.
43 https://beta.islington.gov.uk/~/media/sharepoint-lists/public-records/housing/teammanagement/collaboratetopublish/20142015/20141001locallettings
policy2014.pdf

p27

Recommendations
Recommendations for Barnet Council:
• Ensure the regeneration of council estates
benefits the residents who live there first
and foremost.
• Involve residents on regeneration estates
in the co-design and planning of their new
estate from the outset.
• Be flexible on planning to accommodate
community co-design on regeneration
schemes, and ensure that there is buy-in
from the existing local community.
• Ensure infill development of council
estates rather than re-development is an
option given to residents when consulting
on estate regeneration.
• Ensure that all existing residents on
regeneration estates are re-housed in the
new developments on a like-for-like basis
if they want to be.
• Develop a Residents’ Charter with existing
residents on regeneration estates – an
agreement that both sides agree to stick
to throughout the regeneration process.
p28

• All longstanding non-secure temporary
tenants on Barnet’s regeneration estates
should be offered council tenancies – the
Barnet Labour Group’s stated position.
• Regeneration developments should not
ghettoise existing social tenants and
leaseholders.
• Ensure that in future phases of the West
Hendon scheme and on other estate
regenerations, viability is reviewed to
ensure that the amount of affordable
homes for social rent is maximised.
• The existing community should be able
to see visible local benefits and estate
improvements from regeneration and any
related S106 planning gain.
• Where possible establish a policy on the
local marketing of properties to maximise
local sales.
• Ensure viability assessments for
developments on council-owned land are
transparent and made public.

p29

Barnet Labour Group Housing Commission

-

Home Truths for Barnet: Housing challenges in an outer-London Borough

5. Supporting the private rented sector
“If you’re living in the private rented sector you are living in the most precarious kind of accommodation
you can be living in.”
Tom Copley AM - Evidence Session 6
“It has to be loved because without it we are nothing, we just need all forms of supply.”
Brendan Sarsfield - Chief Executive – Family Mosaic.
The private rented sector in Barnet is growing due
to the high cost of home ownership, but while the
number of private rented homes increased from
17% to 26% between 2001 to 2011 the cost of
private renting also increased: Lower quartile private
rents increased by £351 between June 2011 and
September 2014 taking Barnet from below the
average for outer-London to the outer-London
borough with the 4th highest rents in London.44
Barnet Council’s Housing Strategy predicts that
the private rented sector will grow by a further 9
percentage points over the next ten years.45
The sector has no over-arching regulation, although
local authorities have a substantial number of
powers under different legislation, and there are
many small non-professional landlords with one or
two properties which the council’s Housing Strategy
admits “makes it more difficult to ensure a consistent
quality across the sector.”
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The BRE Stock Projections Update 2009 shows
there are pockets across Barnet with non-decent
private housing across tenures, and whilst there are
relatively few areas in the borough with high levels
of private sector properties that have inadequate
thermal comfort there were 13,628 households in
fuel poverty (10.6%) across all tenures in 2011.
Since 2010 the Council’s Private Sector Housing
Team has reduced Category 1 Hazards in 428
tenanted properties and improved standards in 41
other properties, but because the sector is not wholly
licensed the Council does not know exactly how
many private landlords or how many private rented
properties there are operating in the borough. When
asked in 2014, the Council had only just started
researching the number of tenanted properties and
intended to try and survey 1,500 properties.

44 P57 Joint Strategic Needs Assessment, LB Barnet [Source: Valuation Office Agency 2015]
45 P23 Housing Strategy, LB Barnet.
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“The Commission believes the council needs to go further to both improve
standards and encourage good landlords in the private rented sector”
26% of the estimated 141,386 total number of
households in the borough would give a private
rented sector of 36,760 homes in Barnet.
The Commission took evidence from Jacky Peacock
OBE of Advice for Renters, Roz Spencer – Head of
LB Lewisham’s Rogue Landlord Taskforce, and Tom
Copley AM – Chair of the London Assembly’s Housing
Committee.
They described the problems that arise largely
because of the unregulated nature of the sector:
no control over the rent that can be charged, ending
tenancies at short notice (2 months) and illegal
eviction of tenants for complaining about repairs and
standards in properties; tenants lack of awareness of
their rights; poor quality and sometimes dangerous
standards of accommodation.
They gave evidence that the lack of over-arching
regulation allows professional criminal rogue
landlords and lettings agents to operate unchecked,
and that there was a need for more professionalism
in the sector which could be funded by institutional
investment. They all supported the idea of a
mandatory register for lettings agents and the
licensing of landlords to crack down on rogue
operators which could also be used to provide
incentives for good landlords and training and
support for small-scale non-professional landlords.
They also described the general under-resourcing
of council departments responsible for inspecting
private rented sector homes, the lack of sufficient
environmental health officers who undertake
inspections compared with the scale of the task
and the length of time it takes to inspect and bring
properties up to standard. In addition, they felt that the
fines given to successfully prosecuted landlords were
proportionately small and should be higher. At the
moment did not go to councils but, with a change in
the law, could do to help fund further enforcement.

The Commission welcomes the Government’s
decision this year, following a consultation, to
introduce a power for councils to impose civil
penalties of up to £5,000 for a small number of
offences under housing legislation. Councils will be
able to retain the fines and reuse the income for
housing purposes.47
The Commission also took evidence from a number
of councils that had either introduced selective
and/or additional licensing for private landlords or
were in the process of doing so, and a number that
were planning to set-up local not-for-profit lettings
agencies.
Barnet Council is in the process of introducing
additional licensing for Homes in Multiple Occupation
(HMOs) which places a duty on landlords to inform
the Council that they have properties in multiple
occupation. They are also introducing an Article 4
Direction that will prevent the conversion of homes
to small HMOs for 3-6 residents without planning
permission.
The Commission welcomes these policies, but
believes that their plans to encourage a further 570
landlords to voluntarily join the London Landlord
Accreditation Scheme by 2020 is a drop in the ocean
considering the sector has nearly 40,000 properties.
The Commission believes the Council needs to go
further to both improve standards and encourage
good landlords in the private rented sector in order
to increase the supply of decent affordable private
rented homes in the borough.

“The tragedy of it is the penalties…are just bee
stings: the actual extent of fines and other
consequences for breaking the law mean very
little to a landlord that’s making the kind of profits
that are available in the private sector today.” Roz
Spencer, Rogue Landlord Taskforce, LB Lewisham.46

46 Evidence Session 2
47 P8 “Tackling rogue landlords and improving the private rental sector – Government’s response” DCLG, Nov 2015
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Case Study: LB Newham – Private Rented Sector Licensing
LB Newham introduced a mandatory private rented
property borough-wide licensing scheme in January
2013. Since the scheme started they assess that
the private rented sector continues to be buoyant,
and licensing has resulted in:

• that unlicensed properties
have higher levels of anti-social behaviour,

• 27,244 license applications received by the
discount deadline

• properties that are unlicensed are significantly
more likely to have complaints about waste in
gardens than licensed properties,

• 6,300 further properties licensed after working
with landlords

• tenants in licensed properties are more likely to
be satisfied,

• 1,525 properties inspected

• tenants in licensed properties are better
protected.48

• 18 of the worst landlords banned from managing
properties, bringing 150 properties back into
professional management
• 802 landlords of concern on a one year license
being closely monitored
• 346 prosecutions
• 162 cautions
• 35 rent repayment orders started
• £3,110 average court fine
• £30k highest fine so far
• £600,000 in additional council tax collected with
a further £1.3 million estimated for HMOs alone in
2015/16
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Their interim findings in an
independent evaluation show:

The Commission also welcomes Barnet Council’s
plan to work with its ALMO, Barnet Homes, to invest
in former council homes on regeneration estates
currently let as private rented homes so they are
maintained to Decent Homes Standard.
The Commission also welcomes proposals by Sadiq
Khan, Labour candidate for Mayor of London to
establish a London-wide not-for-profit lettings
agency to promote longer term, stable tenancies for
responsible tenants and landlords.
The Commission also welcomes Barnet Council
including plans to investigate partnering with
institutional investors to deliver high quality purpose
built private rented homes - a recommendation from
our interim report.

48 Source: “Private rented property licensing in Newham: Successes of the scheme”, LB Newham pamphlet, 2014
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Recommendations
Recommendations
for Barnet Council:
• License private sector landlords:
Many councils have now either introduced
additional or selective licensing of private sector
landlords or are in the process of doing so. The
evidence suggests this does have a beneficial
impact on tackling rogue landlords, improving
standards in the private rented sector and
reducing anti-social behaviour. Barnet Council
should consider introducing licensing of the wider
private rented sector beyond licensing of HMOs.
• Barnet Council should prioritise resources
for proactive enforcement against
hazardous private rented sector housing
using all the available regulation backed
up by a robust CPO policy and greater
multi-agency working.
• Lobby government to increase court fines
to rogue landlords by basing them on a
proportion of the landlord’s income rather
than a flat fee, and allow councils to retain
the fines to fund enforcement.
• Introduce a Decent Homes standard for
the private rented sector.
Barnet Council should investigate introducing a
decent homes standard based kitemark for the
private rented sector that would set out what
standards they expect in the private rented sector
including current minimum legal requirements.

p34

• Increase private renters’ awareness of
their rights.
This can be done in a number of different ways,
for example by establishing and publicising a
private tenants’ rights charter, through publicising
the work of the council’s own Private Sector
Housing Team, by ensuring that all frontline
council staff are aware of the Private Sector
Housing Team and can refer residents on to them,
or by funding or working with a local private
sector rights advice service similar to Advice for
Renters in Brent.
• Set up a not-for-profit lettings agency.
Several councils are now either setting up or
are looking at setting up not-for-profit lettings
agencies to offer a quality management service
to private landlords for letting their properties at
either market rent or affordable rent. The service
would be free for tenants and charge reasonable
fees to landlords who benefit from extra services
– for example repair services and access to a local
Decent Homes Fund. Properties let at genuinely
affordable rents would have their rental income
guaranteed by the council. This could also be
a way of incentivising landlords to introduce
longer tenancies. This helps improve standards
in the private rented sector and could increase
the supply of affordable homes as it provides an
incentive to landlords who want to avoid rent
arrears. Barnet Council could build on existing
arrangements by doing this in conjunction with
the Barnet Group and Barnet Homes.
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• Acquire Private Rented Sector properties
through Barnet Homes or a wholly owned
council company, bring those that are
non-decent up to standard and let at either
market or affordable rents.
• Develop the council’s own Private Rented
Sector offer using institutional investment.
• Support Labour’s plan for a mandatory
national register of private landlords and
lettings agents.
The Labour Party has proposed introducing a
national register of private landlords and mandatory
licensing of lettings agents. The Commission
supports these proposals.

“The Labour Party has proposed
introducing a national
register of private landlords
and mandatory licensing of
lettings agents”

• Support Labour’s plan for more stable,
longer term private tenancies.
The Labour Party has proposed changing the law
to make three-year tenancies the norm instead
of the six or 12-month short-term tenancies that
most renters have now – so that landlords and
tenants both have more stability, but with the
ability to terminate contracts early with proper
notice if they have to, just as they can now. The
Commission supports this proposal.
• Support Labour’s plan for more predictable
private rents.
The Labour Party has proposed making rent
increases more predictable within these contracts,
so that landlords and tenants negotiate their
initial rent between them just as they do at the
moment, and then review rents every year during
the three-year tenancy with an upper ceiling
on any rent increase. This will stop excessive
rent rises out of sync with the market, and help
families plan ahead and make sure landlords have
a stable income. The Commission supports this
proposal.
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6. Families, older people, health
& social care
Overcrowders and
under-occupiers:
In 2010 6.7% of households in Barnet were
overcrowded.49 Assuming that percentage has
remained static that would mean at least 9,473
households are currently overcrowded compared
with an estimated 38,000 households who are
under-occupying larger properties.50
Many under-occupiers are older people who own their
own home and whose adult children have moved
out,51 and the Council predicts that the number
of people aged 75+ living alone will increase from
current levels of around 13,000 to 20,000 by 2030.52
At the same time, the 0-15 age group is also set to
increase faster than the 16-64 age group between
2015-2021, increasing by 6,177 (7.9%) from 77,778
to 83,966, and suggesting that the demand for family
housing with two bedrooms or more will grow.53
Given the shortage of council homes, only severe
overcrowding where a family is at least three

bedrooms short is likely to result in a household
being rehoused in a council home through the
housing allocations scheme.54
The Commission therefore believes that more should
be done to help people who want to downsize to
release more family accommodation.
The Commission recognises that Barnet Homes has
a successful downsizing scheme for council and
housing association tenants, but were interested
to hear what solutions there might be to encourage
older owner-occupiers to downsize without
requiring them to sell their property. Such a solution
would need to both tackle the problem of social
isolation of older people under-occupying large
homes where they are struggling to afford rising fuel
bills and where the cost of running a large home has
become a burden, and at the same time help increase
the supply of affordable family housing.
The Commission heard evidence about LB
Redbridge’s “FreeSpace Scheme”.

Case Study: The ‘Redbridge FreeSpace Scheme’.
LB Redbridge have piloted a scheme called ‘Freespace’ that offers a downsizing package to older
owner-occupiers who wish to move.
The scheme offers help to find smaller or more appropriate accommodation, either through an
offer of social rented accommodation, help to find private rented accommodation or a small
equity loan to top-up savings to enable the owner-occupier to purchase a smaller home. The scheme also
offers practical assistance with the move.
In exchange the owner-occupier allows the council to lease the owned property for temporary
accommodation. The owner-occupier receives the rent and the property is returned to their family or
estate on their death.
The council manage the property while it is leased, including making any necessary improvements or
alterations to the property to bring it up to let-able standard, all funded by an equity release loan to be
re-paid to the council on the sale or transfer of the property.55

49 P57 JSNA, LB Barnet - Source: ONS Integrated Household Survey
50 P57 JSNA, LB Barnet - Source: 2006 Barnet Housing Needs Survey
51 P57 JSNA, LB Barnet
52 P60 JSNA, LB Barnet - Source: GLA 2013 Projections (Borough Preferred Option) & 2011 Census
53 P33 Table 2-6 Population projections by broad age structure, JSNA, LB Barnet - Source: 2013 GLA Projections, Preferred Option Projections.
See Recommendation on family homes - P23
54 P57 JSNA, LB Barnet
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55 Redbridge FreeSpace’ Housing Option Scheme for Owner Occupiers, Cabinet Report 14 February 2012 http://moderngov.redbridge.gov.uk/documents/
s55566/Freespace.pdf
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Public health and social care
The Commission also heard evidence that every £1
spent on improving non-decent housing - including
reducing overcrowding and tackling falls at home for
older people - saves the NHS £70 over 10 years56
in dealing with poor health caused by sub-standard
living conditions .
The Labour Group’s lead on Health, Cllr Barry
Rawlings argued in his evidence that access to
decent affordable housing should be integral to
the Council’s Health & Wellbeing Strategy, and that
equally, public health outcomes and a commitment
to reducing health inequality should therefore be
included in the Council’s Housing Strategy.
He cited that more needed to be done to help the
circa 14,000 low income households in fuel poverty
in Barnet where spend on fuel bills exceeded 10%
of the household income, forcing people to make
the choice between heating their homes and eating
or paying their rent - a choice that often resulted in
poor health outcomes.

be safe because of the danger of the lorries - the
building site is being constructed on what used to
be their playground, their green space. The constant
traffic of lorries, congestion, pollution, dust, is a daily
torture. I do wonder how many people on the estate
are needing to access mental health services in one
way or another.”

The Commission heard very passionate evidence
from residents living on the West Hendon
regeneration estate and campaigners about the
impact on their health caused by the building works
and the change and uncertainty that they were
living with while the regeneration was progressing.

Cllr Rawlings suggested that public health impacts
should be considered more routinely as part of
regeneration plans from the outset to ensure that
the health of the residents already living there is
factored in, and suggested that a public health
officer is appointed to every Regeneration Board.

Extract from evidence – Janette
Evans: Barnet Housing Action
Group57

He also outlined that there were 15,000 children living
in poverty in Barnet, but this increased by over 6,000
children when housing costs were taken into account.

“Since becoming involved in the Our West Hendon
campaign, through Barnet Housing Action Group,
I have spent a vast amount of my time with
residents…and it breaks my heart to be honest. To
live in limbo as they do -all of them- the secure and
temporary tenants, the leaseholders, not knowing
where they will be living in the future, having very,
very little choice, if any at all, in where it will be, not
even knowing how much the future rents are going
to be, where their children go to school, and all that
goes with moving to somewhere not of your choice
is a constant source of anxiety and worry and stress.

There was general agreement amongst witnesses
that there needed to be more integration and links
between housing, health and social care - particularly
in the climate of on-going drastic budget cuts.

“And then on top of all that crisis, because they are
actually living in a mental crisis mode state, they
are living in a middle of a building site, suffering
the noise, not being able to allow their children to
go out and play with any certainty that they will

Jacky Peacock from Advice for Renters suggested that
GPs should play a greater role in identifying where
poor housing conditions are affecting the health
of their patients, and refer them on to the relevant
Council department for help - the Private Sector
Housing Team or Housing Needs Team as appropriate.
Brendan Sarsfield, Chief Executive of Family Mosaic,
outlined plans to build their own private rented
sector accommodation schemes targeted at people
in poor private rented accommodation where
GPs are integrated into the system and can make
nominations on behalf of people who are suffering ill
health caused by their housing.

56 Slide 25: http://www.kingsfund.org.uk/sites/files/kf/media/making-case-public-health-interventions-sep-2014.pdf
57 Evidence Session 4.
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Recommendations
• Ensure that downsizing is one of the
options discussed with older people at
every social care assessment.
• Consider allocating a small amount
of Better Care funding to resource a
dedicated post that is responsible for
following-up any action to support older
people who are interested in downsizing
into more appropriate accommodation that
meets their needs.
This could provide more positive outcomes for
both health and social care in terms of fewer falls,
less fuel poverty and less social isolation.
• As an incentive, waive interest charges on
deferred payments for older people who
move into residential care or a nursing
home where they agree to allow Barnet
Homes to use their property for temporary
accommodation. This means more of the
value of their property can be left to
their family after the council has been
reimbursed for the cost of their care.
This provides an incentive for older people going
into residential care or a nursing home to enter
into an agreement with the council to use their
property for temporary accommodation, receiving
the income from rent as well to further help fund
the costs of their care.
• Award a higher priority in the Council’s
housing allocation scheme to older people
who are owner-occupiers who wish to
downsize by at least one bedroom if they
agree that their vacated property can be
used by Barnet Homes for a nomination /
temporary accommodation.
The council currently awards Band 1 priority
within the housing allocations scheme to underoccupying council and housing association
tenants if they release a two or three bedroom
plus home for a nomination by Barnet Homes.
This could also be extended to older owneroccupiers who would like to downsize but are
currently awarded a Band 2 priority.

• Consider establishing a downsizing
product for older owner-occupiers along
the lines of the Redbridge FreeSpace
Scheme that offers a range of assistance,
including help with finding alternative
accommodation and help with moving
costs in exchange for allowing the Council
through Barnet Homes to lease the
property for temporary accommodation.
• Consider using funds from the Community
Infrastructure Levy (CiL), New Homes
Bonus and Public Health to retrofit homes
with energy efficient measures to combat
fuel poverty, and help reduce ill health
caused by cold and damp housing.
• Ensure public health issues are considered
as part of every regeneration or
development with input from a public
health officer.
• The Health Scrutiny Committee and Health
& Wellbeing Board should consider how
best to integrate GPs into council systems
dealing with poor housing.
• Public health outcomes should be
incorporated in the Housing Strategy.
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7. Creative funding and
delivery models
“We’re all struggling for what the solutions are, but solutions there have to be.”
Nicky Gavron AM.
The Commission took evidence from several
other London boroughs that were using creative
partnerships and funding solutions in the absence
of grant to help boost the supply of affordable
housing – particularly at social rents. Some were
setting up housing delivery companies themselves
or in partnership with housing associations or
private developers, others were using a blend of
funding sources to finance new build council homes
themselves.

Keeping council land public to
maintain affordable housing in
perpetuity
Local councils are increasingly selling off land
for capital receipts to underpin other services or
gifting land to developers as part of developerled regeneration and re-development projects, as
occurred in the case of the West Hendon estate
regeneration. This practice inevitably results in a
loss of council homes, an erosion of affordability in
terms of conversions by housing associations to socalled ‘affordable rent’ and the loss of an asset that
could be used to secure an increase in affordable
housing or generate income for the council.
Using land for housing is a good investment, and
given the pressures on affordable supply and the
Council’s general fund budget, it should be a top
priority for Barnet Council.

“The most important
element of any development

is the cost of the land.
So control of the land is
absolutely and utterly
crucial.”
Maggie Rafalowicz, Associate Director
- Campbell Tickell
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“The Commission believes the council
should be lobbying Government to
remove the HRA borrowing cap”
The Commission welcomes Barnet’s new programme
to build 350 new council homes on HRA land, partly
funded by available headroom in the Housing Revenue
Account and using Barnet Homes as a vehicle; and
its recent plans to establish a wholly owned council
company (WOC) to develop new build housing and
possibly acquire properties on general fund and
private land. One of the advantages of these models
is that the Council benefits from lower borrowing
costs and can make arms length commercial loans to
these vehicles in keeping with State Aid rules, which
generates income for the Council. LB Newham have
been making use of this type of borrowing.
The Commission recognises that Barnet Homes will
need additional capital to build the planned homes
as they are nearing the borrowing cap imposed by
Government on the HRA. The Commission believes
the Council should be lobbying Government to
remove the HRA borrowing cap, and supports Barnet
Homes’ decision to apply for Registered Provider
status in order to be able to access HCA funding.
Where there is a need to dispose of council-owned
land, Barnet Council should explore selling the land
to housing associations who may be prepared to pay
market rates so they will be able use time limited
Right to Buy receipts to develop new affordable
homes on the land. The Commission took evidence
from one housing association that was interested
in doing this. This would allow land to be used for
affordable housing, potentially replacing some
homes lost by Right to Buy, and should take priority
over any other land use.
To achieve these things the Commission believes
the Council should develop and manage a more
sophisticated corporate asset strategy with short,
medium and long term goals allowing a prospectus
of potential partnering arrangements to be aligned
with affordable housing delivery goals.
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Case Study: LB Hackney
LB Hackney’s Estate Regeneration Programme will deliver 2760 new homes, 1236 of which
will be affordable, across 18 sites (52% affordable housing). The council is developing the sites
with a range of partners but is retaining the freehold. The Estate Regeneration Programme
is self-funding through borrowing and generates a long-term return to the Council through a
combination of the following:
• Residual land value created through the sale of private-for-sale units;
• Receipt of initial equity tranche sales and the subsequent rental stream from shared ownership homes;
• Ring-fencing rental receipts at target rents from the new social affordable units; and
• Mitigating right-to-buy repurchase costs through provision of equity swap arrangements.58

Case Study: LB Camden
LB Camden’s Community Investment Programme is raising £300 million through re-developing or
selling buildings or land that are underused or expensive to maintain to build 3050 new homes,
including 650 replacement council rented homes and 450 new build council rented homes.59

Case Study: LB Islington
LB Islington is building at least 2,000 new homes for social rent over 30 years, including
500 new council homes on current council estates - both infill and re-development - across 14
sites which will remain in council ownership. The new council homes will be funded through a
mix of sale of other assets, prudential borrowing, HCA grant and cross-subsidy from the sale of
private homes or through shared ownership.60
Islington have set an affordable housing target of 50% of all new build (70% social rent and 30%
intermediate ownership). They are insisting on social rents only (30-35% of market rents) through their
planning system from development in the borough.61
Islington have also developed a Land Disposals Framework for Affordable Housing for working with
particular housing associations that comply with a set list of criteria to develop council-owned land, the
key objective of which is to maximise the supply of homes for social rent.62 The Council use the land and
New Homes Bonus money as a substitute for grant.63

Investigate using fast build, modular solutions using Modern Methods
of Construction (MMC) on infill sites and other developments
Other councils are using fast build modular off-site
construction solutions to increase the speed at
which developments, including affordable housing,
are delivered. The build costs compare favourably
to conventional build costs and the solutions offer
substantially reduced energy bills to residents,

making the homes more affordable. The costeffectiveness of this model is realised because
of savings on preliminaries and especially the
reduced borrowing time which, because of faster
construction, makes borrowing cheaper.

58 Estate Regeneration Programme Update, LB Hackney Cabinet Report, 19 October 2015. 59 http://www.camden.gov.uk/ccm/content/environment/planning-andbuilt-environment/two/placeshaping/twocolumn/community-investment-programme/
59 http://www.camden.gov.uk/ccm/content/environment/planning-and-built-environment/two/placeshaping/twocolumn/community-investment-programme/
60 https://beta.islington.gov.uk/~/media/sharepoint-lists/public-records/housing/teammanagement/collaboratetopublish/20142015/20141001locallettingspoli
cy2014.pdf
61 https://beta.islington.gov.uk/~/media/sharepoint-lists/public-records/housing/businessplanning/policies/20142015/20140603housingstrategy20142019.pdf
62 http://democracy.islington.gov.uk/Data/Executive/201205151930/Agenda/Islington%20land%20disposals%20framework%20for%20affordable%20housing.pdf
63 P28: http://www.housingforum.org.uk/resources/influencing/housing-forum-reports/making-a-place-for-low-cost-housing---march-2014
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Case Study: Climate Energy Homes63
The Commission took evidence from Christine Hynes, CEO of Climate Energy Homes who have
Legal and General as a funding partner. Climate Energy Homes delivers low build cost and low
energy homes through their EcoTech Fabric First and Passivehaus build systems.
The homes can be used for private sale, shared-ownership and both affordable and private rent.
They are built off-site, and use adaptable and bespoke designs. The build costs are comparable with
traditional build but with significantly less build time, taking about 16 weeks from order for the EcoTech
panels to be manufactured and delivered, and 1 week construction time on site.
Climate Energy Homes estimate that a three bedroom family home built using their systems costs only
50p per day or £260 per year to heat both the home and water.
Climate Energy Homes are delivering a development of 51 homes - all at affordable rent - in Rainham, LB
Havering with Circle Housing, as well as another development of 94 homes across seven small sites in
partnership with LB Enfield.

Case Study: LB Lewisham – Ladywell Pop-up Village64
LB Lewisham is planning to utilise a vacant site in Ladywell, earmarked for a future regeneration
project, to provide temporary accommodation for 96 people for up to 4 years. The pilot project
will use fast build modular architecture and off-site modern methods of construction, and will
deliver 24 homes (all 2 bed for 4 people) and 8 units for commercial and civic use. The homes
are flexible and can be de-mounted and re-erected in different configurations to suit different sites
and needs. The homes will exceed space standards by 10% and will all be lifetime homes. They will also
all be adaptable to comply with the South East London Wheelchair Homes Design Guide. The homes are
being designed by Rogers Stirk Harbour + Partners.
Lewisham estimate that the project will provide savings to the temporary accommodation budget which
currently stands at £3 million a year. They will review the project after completion to see if the model can
be delivered on a larger scale.
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Build homes and buy street properties to let at both market rent and
genuinely affordable rent
Other boroughs are developing new models of
delivering affordable housing by funding the
purchase of street properties to use for housing
temporary tenants, and also establishing either
wholly owned council companies or partnership
vehicles to develop new build homes and/or acquire
properties to be let at genuinely affordable rent and
also at market rent to help cross-subsidise those
let at affordable rent. The properties are built on
or acquired on non-HRA land, funded through the
general fund with a commercial loan.

A blended funding approach could be used by
combining prudential borrowing invested as both
debt and equity into a housing association acquisition
programme utilising HCA grant and private finance to
deliver high quality affordable homes. This housing
association could be used as a vehicle for converting
run-down homes and non-decent HMOs under
CPO-led acquisition – such as the award winning
Coastal Space programme in St Leonards on Sea – a
partnership between Hastings Borough Council and
Amicus Horizon Housing Association.65

The Commission welcomes Barnet Council’s recent
plans to establish a wholly owned council company
(WOC) to develop new build housing and possibly
acquire properties on general fund and private land.

“The Commission welcomes

The Commission also welcomes plans for Barnet
Homes to obtain Registered Provider status to
develop affordable housing and acquire properties to
let at affordable rents, although we recognise that
these will be let at 65% of market rents according to
the Council’s rent regime, which will only be affordable
for particular income groups in the Borough.

Barnet Council’s recent plans to

establish a wholly owned
council company (WOC) to
develop new build housing and
possibly acquire properties on
general fund and private land.

Case Study: Hastings Borough Council and Amicus Horizon
Extract from website:
“Coastal Space Regeneration, St Leonards-on-Sea66
“Coastal Space is an innovative jointly funded initiative between Hastings Borough Council,
AmicusHorizon and the Homes & Communities Agency. The project aims to bring the worst private sector
accommodation, particularly HMOs, into social ownership in order to raise property and management
standards in the renewal area of Central St Leonards, near Hastings.
At a glance, so far:
• 17 Carisbrooke Road - we’re refurbishing this end of terrace Victorian building to provide 5 x 1 bed
homes for affordable rent.
• 41/42 Carisbrooke Road - we’re transforming this run-down, former Nursing Home, into 7 x 1 bed and
4 x 2 bed high specification apartments.
• 14a Stockleigh Road & 14a Carisbrooke Road - We’ll be refurbishing these 1 bed apartments from
February, ready for occupation in early Summer.
• 61 Western Road - Consist of 2x 1 bed apartments and a ground floor 2 bed disabled access unit.
Works will start in February, ready for occupation in the Summer.
• Completion by March 2015“

65 http://www.amicushorizon.org.uk/CoastalSpace
66 http://www.amicushorizon.org.uk/article/14354/Coastal-Space-Regeneration-St-Leonards-on-Sea-Sussex
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Case Study: LB Newham and Local Space
Local Space was created in 2006 by a partnership between the London Borough of Newham
and a group of housing professionals. By gifting 450 properties to the newly formed charity,
Newham Council helped to raise around £200 million to buy and improve over a thousand
homes across east London.
These homes have all been used to house homeless people through nominations from LB Newham,
mainly on housing benefit, in good quality temporary accommodation offered on a long term basis. Rents
are charged at 80% of market rates, but one option for the future could be to convert these properties to
social rent housing in the future.67

Case Study: LB Newham, Red Door Ventures
Red Door Ventures is a council-owned company established by LB Newham in 2014 to develop
at least 3,000 high quality private rented homes and acquire a further 500 existing properties
to let to residents at market rent or below. A third of the homes will be set at affordable
rent subsidised by the council, and there are plans to increase this over time. Tenants will be
offered tenancies up to 5 years. The profits from the company will be used to reinvest in providing other
affordable homes in the borough.
Newham is the first council to develop private rented homes on this scale and provided loans to the
company as a commercial investment to finance the first stage of development.
The pilot scheme of 36 two bedroom homes at the Tanneries on the Leather Gardens estate in Stratford
opened in October this year. Designed by Rogers Stirk Harbour + Partners, the homes are a form of fast
build and use an off-site timber frame construction method to help reduce build time and costs. The
homes are built to level 4 of the Code for Sustainable Homes, and have high levels of energy efficiency
which reduces fuel bills making the homes more affordable.68

67 http://www.localspace.co.uk/
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Investigate the use of pension funds for investment in house building
Housing is a good investment in London. Other
councils are either investing part of their own
pension fund in building affordable homes or are
exploring using other pension funds to do so.
The Commission welcomes Barnet Council’s move to
consider partnership with an institutional investor
to build purpose built private rented sector housing
in the borough, and supports providing intermediate
rent through this vehicle.

Case Study: LB Islington
LB Islington announced in December 2014 that it would be investing up to £150 million or 15%
from its £1 billion pension fund in building new homes for social rent and shared ownership as
well as infrastructure.69
SHOUT also gave evidence to the Commission that Legal & General are interested in investing
pension fund money in building homes for social rent.

Case Study: Catalyst for Homes
Catalyst for Homes is a Community Interest Company that has developed an off the shelf
product for channelling institutional investment funds into new build projects including private
rented sector and affordable homes. Profits from developments are re-cycled back into social
enterprise schemes in the built communities.
The model provides funding for housing associations and councils for new build projects and re-financing
for existing projects. The institutional investors benefit from low risk, long term investment in housing.
Extract from C4H website:
“The way in which the solution can be adapted to meet the needs of each site and individual investors
requirements is very simple;
“C4H builds exclusively for the property trust CIC-PT. This trust can receive income from two sources:
Primarily from each sites medium / long term rental and sales of the private stock. But also as nearly all
sites require an element of affordable housing, long term fixed rate loans to Registered Providers are
often available to investors also.
“Since CIC-PT only purchases each property once they are completed, it takes no development risk.
Returns are substantially underwritten by the retained C4H developer profit accrued as CIC-PT purchases
the newly built private homes at an agreed investment market value; this profit is left in the deal and only
repaid to C4H over the investment period as annual returns are met.
“Moreover, since C4H is a community interest company, as profit is recovered we recycle the profits
further by investing in the built communities via local social enterprise activity.
This combination of no development risk, substantially underwritten returns, and community
reinvestment makes the C4H solution uniquely attractive for investors, and local authorities.”70
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Action from Housing Associations to maintain genuinely affordable
rents and assist with low cost ownership
While many housing associations are setting rents
at 80% of market rent to access funding under the
Affordable Homes Programme, others are developing
policies and products that will help people on very
modest to low incomes to have access to social
rents and affordable low cost home ownership.
The Commission believes that Barnet Council should

follow LB Islington’s lead and prioritise working with
those housing associations that are continuing to
provide genuinely affordable housing at social rent
level. LB Islington have established a Framework
agreement on land disposals that prioritises working
with housing associations that will deliver affordable
homes at social rent levels.

Case Study: Family Mosaic
In 2012 Family Mosaic launched their ‘Manifesto for change through housing’ that has three
main aims: to maintain rent levels at traditional social rent levels – guaranteeing tenants low
rents for the first 5 years of their tenancy with a review at year 5 to assess if they have
accessed work, to help 1,000 tenants into work within 3 years, and to assist 500 tenants to
access home ownership within 3 years.
Family Mosaic also offers lifetime tenancies to residents with support needs.
The shared-ownership model they are using to assist low income families into home ownership is
structured in two phases. For the first 5 years the tenant pays no rent on the 50% non-purchased share,
only paying the mortgage portion direct to the mortgage company. After year 6 the tenant begins to pay
rent at 2% of the non-purchased equity, and continues to pay the mortgage on the purchased share of
the property direct to the mortgage company.
Family Mosaic receive the purchase price of the share of the property bought by the tenant, and use the
funds to either buy new property or finance their new build programme.
On a property worth £240,000, the 5 year rent holiday is worth £12,000 or 10% of the value of the property –
equivalent to a deposit. The rent after year 6 would be £50 a week and the mortgage £132 a week.71

Case Study: Gentoo Genie
Gentoo are a North East England based social enterprise company in the social housing sector
offering property management, new build and refurbishment services.
Gentoo have developed a low cost ownership product called the Genie that enables people
on very low incomes to access home ownership through its Home Purchase Plan – a Financial
Conduct Authority (FCA) approved product. The Genie doesn’t require a mortgage or a deposit, instead
Gentoo purchase the property which they lease to the customer for a period of 30 years. Each month’s
rent on the property is a payment towards a share of the house. The 30 year term is divided into 6 fixed
payment plans of 5 years each. The rent is set at the beginning of each 5 year period with 3% annual
increases factored in, providing certainty to the customer and ensuring a return to Gentoo. The customer
finally owns the property outright at the end of the 30 year agreement.72
The GLA have recently announced that they will provide £40 million of loan finance to Gentoo to offer the
Genie product to Londoners, with the aim of helping 2,000 families into homeownership over ten years.73

71 http://www.familymosaic.co.uk/userfiles/Documents/FutureDirection_v7.pdf
72 https://www.ownageniehome.co.uk/
73 http://www.gentoogroup.com/news/genie-moves-into-london-in-a-%C2%A340m-homes-deal/
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Recommendations to Barnet Council
• Barnet should keep council land public
wherever possible, and develop the land
itself.
• Develop and manage a more sophisticated
corporate asset strategy with short,
medium and long term goals allowing
a prospectus of potential partnering
arrangements to be aligned with
affordable housing delivery goals.
• Where land must be transferred to secure
delivery of affordable housing Barnet
Council should maintain a long-term
interest in the land through retaining the
freehold, keeping a long term equity stake
in the value uplift of the land by adding
covenants on disposal, and look for long
term payback arrangements on private
sector-led development.
• Where general fund council-owned land is
being disposed of Barnet Council should
explore opportunities to sell the land at
best value to Housing Associations to
provide affordable housing, and prioritise
this over any other land use.
• Lobby Government to remove the Housing
Revenue Account borrowing cap.
• Support Barnet Homes’ application for
Registered Provider status for developing
affordable housing and acquiring
properties on HRA land.
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• Continue with recent plans to set up
a Wholly Owned Company to develop
general fund land for housing for
affordable rent, private rent and market
sale, but ensure the affordable percentage
delivered is at least 50% not 40%.
• Investigate using fast build, modular
solutions using Modern Methods of
Construction (MMC) on infill sites and
other developments, including for
temporary accommodation use - as in the
Ladywell Pop-up Village model.
• Build homes and buy street properties to
let at both market rent, intermediate rent
and genuinely affordable rent, as in the
Coastal Space, Local Space and Red Door
Venture models.
• Investigate the use of pension funds,
including the council’s own pension fund,
for investment in housing.
• Prioritise working with Housing
Associations that deliver affordable rented
homes at social rent levels.
• Investigate the feasibility of Barnet
Council offering rent-to-buy schemes like
Gentoo Genie.
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8. Co-operative & mutual models
Potential Role of Mutual and
Co-operative Housing
The Commission decided to look at the potential
role of Mutual and Co-operative Housing Societies
in the LB of Barnet. Mutual Housing Societies are
independent member-based organisations. Local
authorities’ role should be to advise and facilitate
their functions. As a general rule, they should be
self-financing but sometimes it may be appropriate
for them to be grant aided or receive transfers of
land or buildings from the authority. Basically they
can be divided into two groups;• Small and medium sized bodies such as housing
co-ops, housing associations and various tenant
management only societies.
• Large organisations involving several
thousand units such as secondary housing
co-ops, community housing mutual as in Wales,
community gateway schemes and various Large
Scale Voluntary Transfer organisations.

“Local authorities’ role
should be to advise and
facilitate their functions”
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Evidence
The Commission took evidence from Cllr David
Rodgers, LB Ealing who chairs that Borough’s
Task and Finish Scrutiny Committee on mutual
developments. David Rodgers is the former CEO and
founder of CDS Co-ops which is the largest secondary
housing co-operative in London and the South East.
CDS manages approximately four thousand homes
including those in 41 independent client co-ops. We
also heard evidence from Cllr Mick O’Sullivan, Chair of
LB Islington’s Housing Scrutiny Committee and Chair
of the London Federation of Housing Co-operatives,
who lives in a housing co-op in Finsbury Park. We also
took evidence from Maria Brenton, founder of OWCH
(Older Women’s’ Cohousing) which is currently building
a cohousing scheme for older women in High Barnet,
and Paul Chatterton, co-founder and resident of the
Leeds based low impact housing co-operative, LiLac.
Mayor Sir Steve Bullock from LB Lewisham also spoke
to us about the very successful Phoenix Community
Gateway scheme in the south of Lewisham and about
Lewisham Homes which is the Borough’s ALMO. Since
our meeting with him, the RUSS organisation has
received permission to build a co-operative-type selfbuild scheme in Ladywell which is in Lewisham. RUSS
stands for Rural Urban Synthesis Society.
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Co-op Housing in the UK and
LB of Barnet

Mutual Retirement Housing
Co-ops

The co-operative housing sector in the UK is very
small; less than 1% of the total housing stock. This
is in stark contrast to our European neighbours.
For example, 18% of the housing stock in Oslo is
either co-operative or mutual, and mutual housing
is very common in the Low Countries, Germany and
France. Part of the reason for this is historical. After
the First World War, significant house building and
urban renewal took place in the UK as part of the
Homes Fit for Heroes programme. In Scandinavia,
governments chose to stimulate co-operative
housing instead of municipal housing. In contrast in
the 1920s in the UK we chose municipal housing,
and this has remained the case until recently. In
Barnet, the situation is similar to the rest of the
country. But there are several long established
housing co-ops like the St Pancras Court Housing
Co-op, the Tally Ho Housing Co-op and a few
others. There are few, if any, tenant management
organisations in the Borough.

Everyone likes to be independent, and being selfreliant is very important. As we get older our housing
needs change. Our homes are often no longer fit for
purpose i.e. too many stairs, expensive to heat etc.
Homes may be up a steep hill or far from amenities.
Reduced mobility may also bring problems related to
isolation and lack of socialization. For people living
on their own, loneliness can also be a big problem;
they may go for days without speaking to anybody.
The problem is exacerbated if they are frail or have
mental health problems. Transport issues can also
become more pressing for older people that do not
drive. Dealing with builders, plumbers and the utility
companies can become an intolerable burden.

But housing co-operatives have considerable
advantages. The most important features of
housing co-ops are that they empower tenants
to have real control over the management of
their homes. They create a sense of community
and ownership which often results in less crime,
vandalism and antisocial behaviour. Several
independent surveys have shown that housing
co-operatives are better at managing estates than
many local councils are.

The idea of Mutual Retirement Housing74 is to remove
these worries and provide residents with a better
quality of life. As the schemes will be co-operatively
managed, everyone will have an equal say in the
decision-making process. But equally everyone will
have their own front door key and be able to enjoy
their own company when they want to. Experience
in existing co-operative housing schemes with elderly
residents has shown that the residents tend to look
out for each other and provide companionship for
those who feel in need of it. Participating in the
process of self-management often bolsters selfconfidence and reduces dependency. There may be
financial advantages too. Resident management
should also keep running costs and service charges to
a minimum. That is why many people today are now
prepared to look at new ways to share living space in
cohousing, co-operative or mutual housing schemes.
The Council should encourage the building of mutual
retirement housing in the Borough.

“As the schemes will be

co-operatively managed,
everyone will have an equal say in
the decision-making process.
But equally everyone will have their
own front door key and be able to
enjoy their own company when
they want to.”

74 Different models of Mutual Retirement Housing are set-out in “Keeping Control of Our Lives: Mutual Retirement Housing for Older People” a pamphlet
written by Glyn Thomas.

p51

Barnet Labour Group Housing Commission

-

Home Truths for Barnet: Housing challenges in an outer-London Borough

Picture coutesy of OWCH

Case Study: ‘OWCH’ - Older Women’s Co-Housing
Extract from UK Cohousing Network website:75
“Cohousing in a nutshell
“Cohousing communities are created and run by their residents. Each household has a selfcontained, private home but residents come together to manage their community and
share activities. Cohousing is a way of combating the alienation and isolation many experience today,
recreating the neighbourly support of the past. This can happen anywhere, in your street or starting a
new community using empty homes or building new.”
OWCH76 are a group of older women aged 50-80+ almost all of whom live alone, and have come together
to form a co-housing group in order to create a new cohousing community of older women. They have
partnered with Hanover Housing Group who are acting as their developer and who have purchased a site
in High Barnet on their behalf to develop 25, three, two and one bedroom flats with common space and
a garden. Two thirds of the homes will be for sale, and the landlord for the remaining rented homes will
be Housing for Women – a small housing association. The homes are currently being built on site, and are
scheduled to be complete by the end of 2015.
Barnet Council’s Housing Strategy refers to the Older Women’s Co-Housing Group (OWCH) as an example of
delivering a mutual home ownership model for older people, but the Commission believes it should ensure in
its housing and planning policies that it is flexible when nominating to social rented homes in such schemes
to ensure that the co-operative membership requirements of schemes such as OWCH are respected and
complied with. This was a particular point made by OWCH when they gave evidence to the Commission.

“Barnet Council’s Housing Strategy refers to the Older Women’s
Co-Housing Group (OWCH) as an example of delivering a mutual
home ownership model for older people”
p52
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Mutual Housing
Mutual housing can take many forms. It can consist
of conventional housing co-ops, housing built on land
provided by community land trusts, co-ownership or
cohousing schemes, large mutually owned schemes
resulting from the large scale voluntary transfer
(LSVT) of publicly owned housing to the residents,
and mutual retirement housing schemes.
In addition to ownership schemes, managementonly schemes are frequently set up. These can be
tenant management organisations (TMOs) which
are given delegated powers to manage their own
estates. Also in the private sector, they can be Right
to Manage schemes where owner occupiers join
together to manage their own block of flats.77
Below are three examples of mutual ownership
that would be particularly suitable for the London
Borough of Barnet.

Retirement housing for older
people using the Commonhold
form of tenure
With Commonhold schemes, everyone owns their
own flat but jointly owns the common parts and
the land on which the building stands. They sell
their existing homes and buy into the Commonhold
scheme. In doing so, they also release much-needed
family homes onto the market as they downsize.
They then form a Commonhold Association which
manages the common parts of the property i.e. the
building structure, roads and lighting, car parks, lifts
etc,. Commonhold schemes are fully self-financing
from the residents’ own assets, and once established
they do not need any public subsidy. Initially, a
bridging loan may be necessary. Commonhold
would be suitable for those retirees who are able
to purchase their interest in full from the outset. In
other cases, a form of mutual home ownership will
be appropriate similar to the schemes described
below for Key Workers and Younger People.

high cost of housing
in London, home ownership
is little more than a dream for many
younger people in their twenties
“Given the

and thirties”

Intermediate housing for key
workers and younger people
through mutual home ownership
Given the high cost of housing in London, home
ownership is little more than a dream for many
younger people in their twenties and thirties. Many
of these will be key workers at the beginning of
their careers i.e. nurses, teachers and public service
employees. Current London house prices rule
out shared ownership. One solution would be to
promote mutual home ownership schemes. These
would provide the residents with low cost housing
and the ability to save up money for a deposit for
later house purchase. With these schemes, the flats
are built by a fully mutual housing co-op on land
leased from a community land trust (CLT). All the
tenants would be members of the mutual home
ownership society. These schemes are suitable
for people who can’t afford to buy but who are
not eligible for social housing due to their income
or assets. Public funding may be needed to set
them up either in the form of grant aid or the gift
of surplus public land to the community land trust
or both. The tenants would pay two payments
each month; the rent and a contribution towards
the joint mortgage. The rent would be substantially
less because there is no charge for the land which
remains the property of the CLT in perpetuity. The
same applies to the mortgage charges. Service
charges should also be lower as a result of residentled management and scrutiny. When the tenants
move on, they would be entitled to a proportion of
the rise in value of their flats which has happened
during the time they were resident. This could be
used as a deposit for house purchase.
p53
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Case Study: ‘LiLAC’ - Low Impact Living Affordable Community, Leeds
Extract from LiLAC project website:
“LILAC is a ‘mutual home ownership scheme’ (MHOS) that helps people on modest incomes get
on to the property ladder. An ‘MHOS’ is a new way of owning a stake in the housing market. It
is designed to bring the bottom rung of the property ladder back within reach of households
on modest incomes in areas where they are priced out of the housing market. It is designed to remain
permanently affordable for future generations. Members of the society are the residents who live in the
homes it provides. The society and not the individuals obtain the mortgage and so borrowing is cheaper.
“Each member has a lease which gives them the right to democratically control the housing community
they live in. Under the terms of the lease, members pay an equity share to the co-operative and retain
equity in the scheme. After deductions for maintenance, insurance etc, these payments pay the
mortgage. The payment that leaseholders pay each month and the number of equity shares they hold
depends on how much they earn. Monthly payments are set at around 35% of net income.
“As members leave, existing members can buy more equity shares, and as people’s income levels change
their equity share commitments can also change. If someone leaves sooner than three years then they
will not be entitled to increases in the value of their equity shares. The company keeps a set percentage
of any increase in equity to ensure the sustainability of the project.”78

Mutualisation of social housing
The ownership of social housing in London varies
from Borough to Borough. Some have retained
their stock; some have transferred their stock
to housing associations and others have set up
arms-length management organisations (ALMOs).
Lewisham has gone further and transferred part of
its stock to a community gateway scheme which is
fully mutual. Another option would be large scale
voluntary transfer [LSVT] where the ownership of
the housing and its land passes to a mutual not-forprofit organisation. Here the residents participate in
the management and future development of their
estates. Also it is possible to access greater funds
for repairs and capital renewal.

78 http://www.lilac.coop/concept/affordable.html

Borrowing would not be restricted by having to
comply with the PSNCR [public sector net cash
requirement] formerly called the PSBR and you could
also raise private finance. Several mutual models are
available such as the Community Gateway Model,
the Community Housing Mutuals in Wales, such as
Merthyr Homes, the new Rochdale model which is a
tenant/employee hybrid coop etc. Merthyr Homes has
retained a governance structure similar to that of an
ALMO. These schemes will only work if they have the
full support of the tenants at all stages.
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Recommendations
Recommendations for
Barnet Council:
• Support the development of existing cooperative /mutual societies and cohousing
schemes, and help in the formation of new
ones.
• Consider targets for the construction of
new co-operative homes over the next
five years.
• Support mutual retirement schemes
based on commonhold and mutual home
ownership models.
• Support Intermediate Housing for key
workers and younger people through the
mutual home ownership model.
• Actively promote the development
of tenant participation and tenant
management organisations for individual
estates. Also encourage housing
associations in the borough to do likewise.
• Lobby the Mayor of London to support the
co-operative /mutual housing sectors.
• Examine the option of converting Barnet
Homes into a community co-operative in
the future, similar to the ones already
established in Salford, Rochdale and
Merthyr Valley Homes.
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Recommendations for the Mayor
of London:
• The Mayor of London should play a
role in providing advice and support to
encourage the establishment of housing
co-operatives and mutuals in London,
working with boroughs and engaging with
the wider Co-operative movement to see
how the sector can be supported.
We see a real opportunity for the Mayor of London
to lead on promoting co-operative and mutual
housing on a London-wide basis along the lines of
the Welsh Assembly Government.

“We see a real opportunity
for the Mayor of London to lead on

promoting co-operative
and mutual housing on a
London-wide basis along the
lines of the Welsh Assembly
Government.”
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Case Study: Co-operatives and mutuals in Wales
The Welsh Assembly Government has been committed to the development of housing co-ops
and mutuals for several years and has made substantial progress in this area. Co-operative
housing is not new to Wales. Much of the housing in the former coalfields was built using
terminating co-operative societies; a Victorian version of today’s self-build schemes. Also there
are several examples of the Garden Suburb schemes in existence. More recently the Assembly
Government has promoted Community Housing Mutuals using Large Scale Voluntary Transfer schemes.
The Commission visited Merthyr Homes, Cadwyn Housing Assocation and Seren Housing Association.
The Assembly Government delegated the development of housing co-ops to the Welsh Co-operative
Centre (WCC); the Welsh equivalent of the Confederation of Co-operative Housing (CCH). The schemes
so far tend not to be free-standing housing co-ops but offshoots of Community Housing Mutuals or
conventional housing associations.
Gellideg Co-op Merthyr Tydfil
Developer: Merthyr Valleys Homes79
The Gellideg Co-op was formed after Merthyr Valleys Homes acquired
Taf Fechan House from Merthyr Tydfil Borough Council. The Taf Fechan
site was due to be cleared for redevelopment but Merthyr Valleys Home
proposed to set up a Special Purpose Vehicle which would refurbish
the building and the grounds prior to the formation of a Leasehold Co-op. The new Co-op was named
Gellideg Co-op and registered under the Co-operative Benefit Societies Act 2014.
Home Farm Village Co-op
Developer: Cadwyn Housing Association80
In Cardiff the Cadwyn Housing Association established the Home Farm
Village Co-operative in Ely in West Cardiff. This new build scheme is built in
the Garden Suburb style of architecture. The plan included 31 homes for
social rent and 41 Co-operative houses and flats. Further funding enabled
an additional 10 co-operative social rent properties to be built. Some of
the properties have been occupied by the new tenants. Members have been elected as Officers of Home
Farm Housing Co-operative. Substantial training has already been provided for potential residents. Social
media will be used to supplement conventional co-op meetings.
Loftus Garden Village Co-op Newport
Developer: Seren Housing Association
In Newport, funding has been used to support Shared Ownership co-operative
houses within a large mixed tenure ‘Garden Village’ style development called
Loftus Gardens. As construction work progresses on site, the new co-operative
is forming and currently there are four potential member homeowners. The
aim is to recruit more members, in order to have ten member homeowners by
Christmas 2014 and twenty members by June 2015.

(Artist Impression81)

At the present time there are no plans to convert these co-ops into independent fully mutual co-ops but
the structure is there that would make the conversion relatively straight forward if the tenants wish to go
along that path
Overall these schemes can be regarded as exemplars. Numerous other schemes are in the process of
coming together in various parts of the Wales. A mutual retirement scheme is also under consideration.
This will use a form of commonhold tenure. There is no reason why these schemes could not be
replicated in London provided that the political will is there.

79 Photo courtesy of Merthyr Valley Homes
80 Photo courtesy of Cadwyn Housing Association / Wales Co-operative Centre
81 Picture courtesy of Seren Housing Association

p57

Barnet Labour Group Housing Commission

-

Home Truths for Barnet: Housing challenges in an outer-London Borough

9. Responding to the Housing Bill
The Government’s Housing Bill currently making its way
through parliament includes a number of proposals that
the Commission feel will actually hamper the delivery of
more affordable homes rather than help.

Extension of the Right to Buy to
Housing Associations
The Government intends extending the Right to Buy
to housing association properties to be part-funded
by the forced sale of high-value council homes.
The Commission opposes this proposal as it will
mean the further loss of council homes.
At the moment the Right to Buy for council stock
is resulting in a loss of social rented council homes.
Barnet is in the process of building just 41 council
homes for social rent by 2016 after decades of
building none, but in the previous two years 172
council homes have been sold under the Right to
Buy in Barnet.
There were 2,000 new council homes built in England
in 2014/15 compared to 12,000 council homes that
were sold as part of the Right to Buy scheme.
The income from Right to Buy is not always being
reinvested in building more council homes for social
rent because of the time and funding contraints that
currently exist on the use of Right to Buy receipts.
The extent of the discount (up to £100,000)
currently offered under Right to Buy also reduces
the amount of funding available to replace council
housing stock sold under Right to Buy.
In addition, a proportion of former council
properties sold under Right to Buy are now being
rented out at market rents. In his paper “From Right
to Buy to Buy to Let”, Tom Copley AM outlines
research that shows that at least 36% of all council
homes sold across London under Right to Buy are
now let by private landlords.82
His paper also states that: “We also know that
substantial numbers of these are being let to
tenants who are now supported by Housing Benefit,
while many would-be council tenants have now
been forced into the private rented sector due to the
dwindling supply of council homes.”
We need to ensure that Right to Buy does not result
in a net loss of affordable homes.
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The Commission supports the recommendations
for reforming Right to Buy in the GLA Labour Group
report ‘Out of Stock’ published in January 201583,
including reinvesting more of the money raised from
Right to Buy in building more genuinely affordable
homes, and giving councils the ‘right not to sell’.

Starter Homes
As set out in Chapter 2 of our report, the
introduction of Starter Homes designed to help
first time buyers under 40 purchase homes with a
maximum 20% discount will not help most families
get onto the housing ladder when the median
price of a home in Barnet is 12 times the median
household income.
A 20% discount from the median house price in
the Borough of £460,000 gives a purchase price
of £368,448 which is just 9.65 times the median
income rather than twelve times. Only a household
income of £105,271 would make such a home
affordable on a standard mortgage.
Similarly, lower quartile house prices are over 11
times lower quartile household incomes – a discount
of 20% will not make buying a home affordable for
these households.
While median income households may be more able
to afford lower quartile house prices, the availability
of these is in short supply as demand increases and
house prices spiral upwards.
The plan to force councils to impose a requirement
for Starter Homes on new developments as part of
the affordable housing requirement will have the
disastrous effect of reducing the amount of more
genuinely affordable housing that can be delivered.
In particular, high London house prices mean that
this subsidy will not be directed where need is
greatest and will have limited scope to expand home
ownership to middle income earners.

“At least 36% of all council

homes sold across London
under Right to Buy are now let
by private landlords”

82 http://tomcopley.com/wp-content/uploads/2014/01/From-Right-to-Buy-to-Buy-to-Let-Jan-2014.pdf
83 https://d3n8a8pro7vhmx.cloudfront.net/londonregion/pages/800/attachments/original/1422295956/’Out_of_Stock’_-_Jan_2015_(FINAL).
pdf?1422295956
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Pay to Stay
The Commission believes the introduction of Pay-toStay for households in social rented and ‘affordable’
rented homes with a household income of £40,000
will have the unintended consequence of providing a
disincentive to work or achieve salary progression.
The proposed London threshold of £40,000 for
a household is too low and will capture those on
modest incomes like teachers, nurses and social
workers, many of whom are not able to afford private
rents or even so-called ‘affordable rents’.

In addition, the Commission believes that the
Government’s current plans on Pay to Stay are
iniquitous because they enable housing associations
to apply the increased rent to new affordable housing
provision but the Government will take the additional
income from council tenants subject to Pay-to-Stay.

Recommendations for Central Government
Reform the Right to Buy:

Starter Homes:

• The extent of the discounts on council
housing Right to Buy should be reviewed.

• The Housing Commission opposes the
introduction of Starter Homes as it is
currently proposed.

• The constraints on use of Right to Buy
receipts including the 3 year cut-off and
the 30% ceiling on use of receipts to
fund development costs on new schemes
should be removed.
• Government should consider devolving the
power to suspend the Right to Buy to the
Mayor of London, as it is in Wales where
the Welsh Government has selectively
suspended Right to Buy where a case can
be made for it.
• Plans to extend the Right to Buy to
Housing Associations and fund this through
the forced sale of high-value council
housing stock should be abandoned.
• In the event that the Government force
through the extension of the Right to Buy
to Housing Associations, councils should
be allowed to propose other options rather
than selling their ‘high value’ stock. For
example councils should be allowed to
borrow to fund the Right to Buy in order
to retain the stock, or, as an alternative,
councils could convert the stock into
intermediate rent to fund the Right to Buy
which they can fund through partnering or
a mortgage as in the Local Space model.

• If the policy is forced through, Starter
Homes should be considered on a levelplaying field on a case-by-case basis with
other low cost ownership models, and the
requirement for Starter Homes should
not be considered to be met before the
planning stage.
• Starter Homes should not be built in place
of new affordable council or housing
association homes.

Pay-To-Stay:
• The Housing Commission opposes the
introduction of Pay-To-Stay, but if forced
through the government should ensure
the thresholds per household aren’t
punitive and don’t provide disincentives
to work, and councils are allowed to keep
the additional rent revenue to invest in
housing provision.
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The Barnet Labour Group
Housing Commission
Chair: Nicky Gavron AM

Vice Chair: Cllr Alison Moore

Nicky Gavron is a London-wide Assembly Member.
She has been Labour Group spokesperson on
planning and housing supply, and chair of the crossparty Planning Committee for the past five years.

Alison Moore was first elected as councillor for East
Finchley ward in 1998 and was Leader of the Labour
Group and Leader of the Opposition in Barnet for
ten years from May 2005-December 2015. She is
currently a Labour London Assembly List candidate
for next year’s London elections.

In 2000 she became the first statutory Deputy
Mayor of London with responsibility for the London
Plan, strategic planning, and London’s response to
climate change, a post she held for seven years.
An elected politician since 1986, Nicky has been
at the forefront of developing land-use, transport
and environmental policies to make London a
sustainable city.

Alison held a range of Shadow Cabinet portfolios,
including education, corporate performance and
finance, and served on the planning committee for
eight years.
Her professional background was as a scientific
researcher.

In particular she has a long track record developing
housing policies at all levels of government. Nicky
has a deep interest in affordable housing and links
this to other progressive agendas: jobs and the
economy; health; education; social mobility; equality;
and transport.

Alison is a Trustee of the Phoenix Cinema in East
Finchley, is Chair of Governors at a local school,
and has previously Chaired both a Charity providing
support to older people in the community and a Local
Agenda 21 Partnership focussing on local social and
economic sustainability.

From 1986 to 2000 she was a local councillor in the
London Borough of Haringey.

Vice Chair: Cllr Ross Houston

Throughout the 90s, she led the London
Planning Advisory Committee (LPAC), where she
commissioned research and formulated many of the
policies which underpinned the London Plan today.
Under the last Labour government she became the
first Chair of the Local Government Association’s
Planning Committee. She was also a member of the
National Integrated Transport Commission and the
Sustainable Development Commission.

Councillor for Barnet’s West Finchley ward since
2006, and Labour Spokesperson on Housing
(previously shadow cabinet member 2006 – 2012
for Housing and Regeneration, 2012 – 2013 for
Education and 2013-14 for Resources).
Executive member and treasurer of Labour Housing
Group and also Executive member of LHG London
branch.
Board member of Barnet’s ALMO Barnet Homes
2007-2012 and of The Barnet Group since 2012.
Authority member and chair of Scrutiny at Lee Valley
Regional Park Authority. Senior housing professional
and Head of Housing at Peabody (Regency Estates,
former Crown Estate Housing) 2011-2014.
Previously board member at PCHA Housing Assoc
2007-11 (now Genesis HA) and Sutherland HA
2001-2006. Speaker and International Delegate
to South African Housing Foundation 2012
Conference, Cape Town ‘Building Capacity for
Sustainable Delivery’.
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Vice-chair successful regeneration partnership (West
Euston Partnership); chairs of West Euston Wellfair
Project; board member Camden’s Third Age Project.
Chair of governors at a Barnet School.
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Tony Clements (served on the Commission from
November 2014 - June 2015)
Tony Clements worked as a policy advisor for
Labour’s last Housing Minister, John Healey, and
before that in local government as Principal Policy
Advisor to Mayor Sir Robin Wales at Newham Council
in East London.
He studied Social and Political Science and
Anthropology at Cambridge University and until June
2015 was Associate Director for Strategic Initiatives
at the East Thames Group.
He was also an editor of the Red Brick housing blog
which The Guardian described as a ‘superb blog
analysing social housing policy’.
He stood down from the Commission to take a
position as Deputy Chief Executive at LB Newham.
Rabbi Danny Rich
Danny Rich lives in Barnet and is an independent
member of the Commission. He has been the Chief
Executive of Liberal Judaism since the middle of
2005 and was rabbi to Kingston Liberal Synagogue
for nearly two decades. Rabbi Rich is a Justice of the
Peace, and a hospital and prison chaplain.
He is a President of the Council of Christians & Jews
and a member of the Council of Imams and Rabbis.
His publications include Liberal Judaism and Mixed
Marriage (2004), Zionism: The Case for FairMindedness On All Sides (2010), Muslim Perceptions
Of The Other (2011) and most recently Israel
Mattuck: The inspirational voice of Liberal Judaism
(2014).
He has recently campaigned on the living wage and
caring for carers, and gave live and written evidence
to the Falconer Commission on Assisted Dying and
the parliamentary Public Bill Committee on the
Marriage (Same sex Couples) Bill.

Reverend Colin Smith
Colin Smith was the senior Methodist minister
in Barnet for 14 years minister of the Methodist
churches in East Barnet and Manor Drive until July
2015. He originally came to London to train as a
barrister and settled in north London, including
Barnet, in the 1980s. Before entering the ministry
he managed the Citizens’ Advice Bureau in
Thamesmead. He has been a governor of several
Barnet schools. He is very active nationally and
locally in Jewish-Christian relationships. He is an
independent member of the Commission.
Janet Solomons
Janet is a Barnet resident living in Golders Green.
Professionally she worked as a Probation Officer
before a career in social work, working for Barnet
Social Services until 2001. She was commissioner for
the Learning Disability Service and was partnership
manager for Barnet’s Social Services work with
the Local Heath Authority. She has worked as a
consultant and as such advised the London Borough
of Richmond on day care services.
Janet has previously served as a trustee of several
charities including Voice UK, the Winant Clayton
Volunteers, and working with organisations who help
many different groups of vulnerable people, from the
homeless, to those with mental health problems and
also young people.
Janet has a Diploma in Social Administration from
the LSE and an MA in Social Policy from Middlesex
University. She and her husband are carers for their
son who has learning disabilities. She is retired, and is
a guide at the British Museum and is a Labour Party
member.

Danny is a former Trustee of Mental Aid Projects and
a past Governor of Hinchley Wood Junior School.
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Glyn Thomas

Bob Young

Glyn’s work with the Third Sector includes
participating in a wide range of voluntary
organisations eg co-ops, friendly societies and
social enterprises. As the Board member of CDS Cooperatives, he is very involved with the co-operative
housing sector. CDS is the largest secondary
housing co-op in London and the South East. He
is also involved with the co-op retail sector as an
elected member of the Co-op Group’s North London
Area Committee.

Bob Young is a public health and housing practitioner
with 50 years experience of working extensively
with community organisations, municipalities,
government agencies and the development industry
in the UK, Ireland and mainland Europe.

He was a senior manager of Millbank Studios which
is the largest TV news facility in Westminster until
he retired. Previously he has worked for the Reuters
news agency and the news departments of several
ITV companies.

Bob is a Trustee and professional member of the
Chartered Institute of Environmental Health, a
Director of the Academy of Urbanism and a member
of the Chartered Institute of Housing. Recently
retired as CEO of Local Space, an innovative Londonbased housing association set up by the London
Borough of Newham, he formerly held positions
as Director of Housing for the City of Manchester,
Deputy Director of Housing for the London Borough
of Hackney, Urban Renewal Coordinator for the
City of Birmingham, and independent Housing and
Regeneration Inspector for the Audit Commission.
Alongside his leading roles in municipal and social
housing management and development Bob has
maintained a particular interest in homelessness
and the private rented sector having been an HMO
enforcement officer in Manchester, Housing Aid
and Homelessness Manager with Trafford MBC,
Founder Member of Manchester and Salford Housing
Action, Vice Chairman of the Shelter Housing Aid
Trust, Director of the Public Health Advisory Service,
the Campaign for Bedsit Rights and Homeless
International. He is an independent member of the
Commission.
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