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A postA postA postA post----Housing & Planning Act 2016 London ConferenceHousing & Planning Act 2016 London ConferenceHousing & Planning Act 2016 London ConferenceHousing & Planning Act 2016 London Conference    
 

The conference was probably the largest representative London        

tenant event held for many years; with around 130 in attendance. It was 

held at East London Tabernacle Baptist Church in Mile End.  

Key themes for the day were -  

• How can we become stronger? 

• How can we more effectively make the case for not-for-profit      

housing?  

• How can mainstream council and housing association tenants 

change the power relationships? 

• How can we sustain and support communities under threat?  

• How can we build more new not-for profit housing?  
 

Andy Bates, Andy Bates, Andy Bates, Andy Bates, Leathermarket Joint Management Board was the main chair 

for the day.   
 

Yvonne, Roberts, Yvonne, Roberts, Yvonne, Roberts, Yvonne, Roberts, journalist, who wrote a front page Observer newspaper 

article on Pay to Stay in February 2016, chaired the panel debate.   

Panel members were: Greg Robbins, Greg Robbins, Greg Robbins, Greg Robbins, London Federation of Housing     

Cooperatives, Bob Colenutt, Bob Colenutt, Bob Colenutt, Bob Colenutt, Head of Research, Nottingham Institute of 

Urban Affairs,    Richard Lee, Richard Lee, Richard Lee, Richard Lee, Coordinator, Just Space,    Sharon Hayward,    Sharon Hayward,    Sharon Hayward,    Sharon Hayward,    

Coordinator London Tenants Federation.  

John Perry, John Perry, John Perry, John Perry, Policy Adviser to the Chartered Institute of Housing was the 

key speaker.   
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Panel Debate:  

 

Yvonne Roberts provided a short introduction to the panel debate.    

She noted the significant reductions in social housing stock (nationally) 

from the late 1970’s when it comprised around 30% of housing,         

reduced now to only 17%. She noted the high prices of land and       

housing in London today and the extreme levels of housing need. She 

highlighted that positively, however, housing is gaining increased       

media attention.  

She introduced the four panel members. Each of them were asked to 

focus on one of the key themes for the day, aimed at initiating  

thought and discussion for the workshops which were to follow. 

    

Greg Robbins, London Federation of Housing Co-ops   

• Not enough housing is being built in London and what is being built is not affordable for the vast 

majority of Londoners. Since 2011 there has been no grant funding available for building additional 

social-rented homes. Instead funding has been directed at delivering so called ‘affordable’ homes 

that have up to 80% market rent.  Since the Housing and Planning Act, the further shift towards    

delivering starter homes for sale (at 20% off market costs) makes matters much worse here. 

• Councils and housing associations have historically provided the bulk of social-housing, but the 

amounts available, especially of council stock, are likely to continue to fall rather than rise. This is 

short-term thinking on the part of the government that will prove to be very costly in the long run. 

A long –term plan across the capital is needed. 

• Communities must consider options that meet their needs. 

• While housing co-operatives could not possible deliver the number of new social-rented homes 

needed in the capital, they have provided tenant control of tens or hundreds of thousands of 

homes across the capital for many years and could deliver new social-rented homes. 

• Community-based organisations that own the land protect accommodation for future generations 

and remove the element of profit, so rents remain affordable and properties are maintained in a 

good condition. 

• Community groups need access to land at a price that will reflect their use and a mutually           

supportive infrastructure including finance arrangements so that success can be demonstrated. They 

also need to register their interest.  Theoretically the Mayor’s office could support this and provide a 

greater strategic lead in this respect.  

• Only through such approaches can councils provide suitable accommodation and facilitate         

communities remaining intact.    
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Bob Colenutt, Head of Research, Nottingham Institute of Urban Affairs 

• How can communities influence whether we get any new or genuinely affordable housing in        

London?  This is incredibly difficult in the current circumstances.   

• The Mayor of London determines where the greatest number of homes will be built in the capital.  

They are principally within London’s 38 Opportunity Areas and seven Intensification Areas, where it 

is assumed that more than 300,000 homes can be built.  (See map and list of Opportunity Areas and 

Intensification Areas on page 5) This is a key test. 

• Will these homes be built? Will they be affordable and will they be real places, not just bleak places 

that lack the social and community facilities that any sustainable community needs? 

• The London Mayor cannot leave this to the developers or the landowners (even public ones) - they 

simply want to maximise prices and profits and, time and again, supported by national policy, they 

claim it is not viable to deliver even the percentages of affordable homes that the Mayor’s policy 

says they should.  On the Greenwich Peninsula, for example, there had initially been an agreement 

to deliver 35% affordable housing. The development was then sold on to new Hong Kong-based 

Knight Dragon who negotiated the affordable housing target down to just 21% with 527 fewer      

affordable homes. Bob (having seen a copy of the viability assessment) provided evidence, at a      

tribunal, of the systematic underestimation of values and overestimation of costs that resulted in the 

driving down of the money left for affordable housing. Greenwich has, since then, introduced a     

policy that would allow viability assessments to be open to public scrutiny.  This approach should be 

taken up in other London boroughs. 

• There must be a community-led approach in all these large scale developments to deliver full    

community participation; plans that create sustainable communities; land given to community         

development trusts; a guarantee of 50% genuinely social /affordable housing and a tough planning 

regime so that developers are accountable. 

From  left to right:  

Bob Colenutt,  

Greg Robbins,  

Yvonne Roberts,  

Richard Lee,  

Sharon Hayward,  

Andy Bates 
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Richard Lee, Co-ordinator, Just Space   

• Just Space is a London coalition of community groups (some London-wide and some local) that 

are interested in planning policy issues (particularly at the regional level).  LTF was a founding 

member of the network.   

• Just Space has produced a Community Led Plan for London (an alternative to the London Plan) 

which many groups contributed to. Tenants contributed particularly to the housing policy       

sections. https://justspacelondon.files.wordpress.com/2013/09/just-space-a4-community-led-

london-plan.pdf There is an existing ‘London Plan’, produced by Boris Johnson, but the new 

Mayor, Sadiq Khan, will develop his own. There will be a first draft of this before the end of this 

year and a full draft later, although it is unlikely to be adopted until 2018.  It is important to try to 

influence the Mayor as he has a lot of power around housing and planning and he sets policy 

that the boroughs have to conform to.  He distributes funding for ‘affordable housing’ and for                  

regeneration schemes.  

• Because of the failures to deliver new social-rented homes it is essential to maintain existing      

social-rented housing and not knock them down. 

• There are pressures to demolish council estates and the Housing and Planning Act adds further 

pressure.  However, in London, ,the Mayor has pledged that estate regeneration will only take 

place where there is resident support and where there is no loss of social-rented homes.  Richard 

referred to an email that had been sent to LTF from the Director of Policy for ‘Sadiq for            

London’ (see text below) .  

• Holding the Mayor to this and extending these pledges to all regeneration schemes, whether or 

not funded by the Mayor, is important.  GLA officers have been tasked with drawing up policy 

guidance on regeneration schemes. There will be consultation on this.  

 

 

 

 

 

 

 

 

Sharon Hayward, Co-ordinator London Tenants Federation  

• The Housing and Planning Bill (now Act) demonstrated a very confident rush by government          

towards the finishing line for social-housing.      

• This didn’t come out of the blue - the Localism Act of 2011 had warned us what was to come, and 

anyway, for years we’ve had:        

----                dwindling stock with only those in greatest need being able to access social-housing and making 

it more difficult for us to strengthen our collective voice;  

 “In his manifesto, Sadiq has also been very clear about his expectations over estate 

regeneration. He wants estate regeneration only to take place where there is resident 

support, based on full and transparent consultation. He has said demolition should    

only be permitted where it does not result in a loss of social housing, or where all    

other options have been exhausted, with full rights to return for displaced tenants and 

a fair deal for leaseholders.”  
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-    massive subsidising of home ownership at the expense of delivering social-housing (NB 70% of 

homes delivered in London over the last 10 years were private / market homes yet only 17% were 

social-rented); 

-    negative stereotyping of social tenants (by politicians and the media) to the extent that it has 

 been suggested that social-housing itself causes our apparent laziness, lack of ambition and     

 outright scrounging off the state;  

- regeneration schemes that have demolished council homes to provide massive amounts of      

public land to build luxury homes (in the name of delivering mixed and balanced communities).    

• All this has put enormous strain on working class households and has made once strong and stable 

communities into transient and much weaker ones. Rolling this back is a massive task.     

• Our three organisations have come together on an equal footing around the Housing and Planning 

Bill / Act - in an attempt to provide a stronger representative voice for social tenants in London.  

This is a good start.  There is a huge wealth of knowledge and experience amongst us, which we 

must capitalise on.   

• However, we must build or rebuild a strong, bottom-up and democratic grass roots voice. Part of 

the reason for our three organisations coming together was our concern that at the estate-based 

level many tenants were / are totally unaware of the Housing and Planning Bill / Act and the pace of 

ongoing negative policy change.  

• We must address gaps in representation – particularly from housing association tenants. 

• Landlord practices of cherry picking tenants to be involved in a range of ‘consultative’ forums (with 

our rents) rather than supporting the formation of grass-roots tenants groups, must be challenged. 

This is about tick-boxing that meets landlord rather than tenants’ needs.  

 

 

Questions, comments and answers 

Q. Should Axe the Act  be supported?     

A. Where people feel they want to, of course.  However, this event was set up to consider how we got 

to where we are now and how longer term we try to address this in part through building stronger         

representative tenant organisations.    

A. We need to look at different ways to challenge the issues 

we face - from the grass roots level to the regional level.  

We have to work strategically - not just be reactive. The 

Mayor of London has a lot of powers around housing and 

we must also look to influence him.  

Q.  Can we have more information on the new alternative   

London Plan produced by Just Space? 

A. Hard copies will be distributed to all conference             

attendees.  
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C. We should get funding for an archive project relating to past 

examples of where community based co-operatives have     

effectively held communities that have been under threat to-

gether and which remain strong to this day. It’s important to 

share this kind of information.  

C.  There are other good examples now – such as the             

Leathermarket Community Benefit Society’s delivery of new 

social-rented homes.   

A. Panel responses were positive; expressing support on the need 

to share good examples. 

C. Making our landlords accountable is essential but very difficult.  

A. Sometimes this needs to be done through highlighting issues in the press - or other media.  Local 

newspapers can at times be sympathetic to printing letters that challenge what a landlord is doing 

or failing to do.  Elected members don’t like to be embarrassed in the public domain.  One said he 

felt that the 35% campaign in Southwark had done a good job in highlighting Southwark’s failures 

to deliver 35% ‘affordable’ housing in a number of housing schemes.   

 

C.  Lack of delivery of new social-rented homes means that                  

communities are damaged and that our children and grandchildren 

can never get a home near to us.  

Q.  When will consultations on the new London Plan take place?  Will 

LTF be producing model responses to the housing sections, as it 

has done in the past?  Those of us who are members of local            

neighbourhood panels can ensure that these are distributed to 

TRAs in our areas.  

A.   Panel members said that they didn’t have a definite date.  When 

consultation is out, LTF will produce a model response that TRAs 

might submit.   

C. We have a council that supports the development of TRAs and we 

are fortunate enough to have funding for a borough-wide tenant            

organisation - but actually the council pays lip-service to tenant          

involvement.  They make the decisions and generally tenants are        

ignored.  

A. Panel members noted that this is increasingly the case across       

London and that there is a need for more ‘people power’.  One said  

that local authorities are also in the front line of government cuts - 

which should be opposed. We need to challenge where developers 

are arguing that delivery of affordable housing is not viable.  
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Conference Workshops 

    

    

Workshop 1 How do we become stronger? While about 25% of London homes are social-rented, 

the sector is increasingly diverse and social tenants’ collective voice is weakened. The cutting of policy 

and funding support for tenant-led organisations has added to this problem. What do we all need to do 

to reassert a stronger but genuine grass-roots social tenants voice to influence and challenge the policy 

makers? 

Some of the challenges that tenants have faced over the last 35 years were highlighted as an                  

introduction to this workshop. These have included sell-off of council homes; transfers to housing        

associations; demolition of housing estates and replacement with luxury flats. The sell-on of Right-to-

Buy homes or Buy-to-Let has resulted in high levels of transience and expensive private housing on    

social-housing estates. These things have, at times, divided us.  

The following discussion focused initially on examples of individual local authorities that have ditched      

former practices of widely supporting grass-roots tenants’ associations and structures to enable them to 

share, exchange and work together at the borough-wide level.  Predominantly, this has been replaced 

with tenant participation practice that involves selection of individual tenants as panel members to 

‘monitor’ or ‘scrutinise’ their landlord’s service delivery - a consumer based rather than democratic      

approach. Specific examples were given of the resultant loss of tenant involvement and a weakening of 

tenants’ collective voices in boroughs such as Newham and Islington, where this has occurred.  

Debate then focused on some positive examples of self-organising tenants associations such as one on 

a former Crown Estate (now Peabody owned). The association was initially set up in an attempt to      

prevent tenants having their homes sold to a property company. The TA raises its own finances to      

produce information leaflets (for example around welfare reform) and produce regular newsletters.  

Key priorities identified 

• It is important to encourage the development of strong TRAs. 

• Funding to support the activities of TRAs is important. 

• Authenticity of representation and accountability are essential.   

 

 
Workshop 2 Preserving what we have:  With no grant funding available now or in the foreseeable 

future to build new social-rented homes, it is essential to preserve what we already have. Regeneration 

and densification plans frequently promote demolition of social-rented homes and replacement with 

luxury apartments. How do we best make the case for housing refurbishment and regeneration to     

genuinely meet our needs? 

Some of the discussion in this workshop focused in part on the position of leaseholders on estates 

where regeneration / demolition is planned.  This included that leaseholders have different individual 

leases and also that there are often wide differences between leaseholders who were previously tenants 
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and those who have bought from original leaseholders (the latter often being from a different social 

group than the rest of the estate). Debate also covered the need for technical support, with examples      

provided from Lambeth, Haringey and West Kensington and Gibbs Green. 

Key priorities agreed in workshop discussion:  

• Provision of full and transparent information on the condition of properties is needed in order to 

assist tenants in decision-making about the future of their estates  – including having access to      

independent technical advice.  Specifically, having a directory of technical experts who might         

provide free or discounted support would be good.     

• Whatever occurs, it is important to retain independent tenants groups and for them to have         

dedicated funding for tenant participation.    

• There is a need for more information about the Tenants’ Levy schemes.    

    

    
Workshop 3 Developing a strategy for TMOs working together around aspects of the Housing 

and Planning Act that specifically impact on them. . . .  What will be the effect on our tenants and our             

communities? What will be the effect on our finances? How can TMOs prepare a business plan, increase 

a range of services and reduce costs?    

A discussion paper for the workshop had been prepared by Andy Bates, Leathermarket JMB (attached). 

It was highlighted in the workshop that Governments in Europe would not dream of directing the       

activities of self-managed resident organisations in the way that our government does, because they 

recognised they are self-financed and self-managed.  

Key priorities agreed:  

• Following on from mutual ownership coops have been protected from the effects of the Housing & 

Planning Act in a way that TMOs haven’t. There needs to be a quicker, cheaper and more secure 

route for TMOs that want to take on more control to move from tenant management to tenant     

control.  

• There is the need for an effective media strategy. Linked to the point above the not-for-profit sector 

is more likely to be heard if it speaks with one voice. 

• In TMO management agreements there is no provision for forced sales, pay to stay or fixed term 

tenancies. Could the NFTMO take collective advice on whether our management agreements offer 

any protection? 

• There should be a collective push by London TMOs for local lettings schemes. 

• TMOs should push for a covenant in the leases that prevents pay to let/ AirBnB  on TMO estates 

when properties are sold either through right to buy or forced sales 

• Support in re-writing business plans to take on the consequences of the Housing and Planning Act 

should be more widely applied. (NB Hackney Council is supporting the TMOs in doing this).  
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Workshop 4 Challenging the stereotypes and changing the power relationships. Why is council 

housing seen as ’subsidised’ when rents cover the build and running costs of our homes? What needs 

to change for us to take greater control of our homes – around both strategy and management? Can 

we effectively challenge the negative stereotypes of working-class social tenants? 

Discussion focused initially on what the key issues are – including the consistent negative stereotypes 

presented in the media and by politicians; that social-housing tenants are lazy, benefit dependent 

scroungers that don’t pay their way and who have low aspirations. The narrative has got nastier and 

principally relates to working class social-housing tenants. There seems to be no understanding of     

general investment in social housing amongst the general public. Attendees of the workshop also       

considered the impact of transience on social-housing estates and the difficulties this presents in      

holding people together as strong and sustainable communities – despite the often sterling efforts 

around community activity by tenant representatives on their estates and in their wider locality.   

Priorities identified 

• A short, simple and illustrated version of the LTF’s ‘setting the record straight on subsidy’ which 

might be widely distributed is needed.  (Briefing attached)    

• We need more people power and examples of ‘we can do it’.    

• Collation of personal stories should be set out in publications and videos – with positive stories 

about our estates.     

• Establish a pool of strong articulate social-housing tenants from the three organisations that would 

be prepared to speak to the media – to avoid others speaking on our behalf.     

• Build trust and resilience at the local level.    

• FFFFind solutions to problems of absentee landlords and anti-social behaviour from their tenants.      

    

    
Workshop 5: Retaining/building strong and stable communities when increasing numbers are 

living in poverty and insecurity on our estates and in our neighbourhoods. How might we best 

support our communities in face of austerity, benefit cuts, job insecurity and removal of security of    

tenure?    

Discussion in this workshop focused initially on defining the problems including – short-term tenancies, 

absentee landlords, transience, insufficient community facilities; the need to better promote ‘lifetime 

neighbourhoods’, problems of estate security and anti-social behaviour; stereotyping of tenants and 

bad treatment by some local authority officers. It also looked at where there are good practice            

examples – of community gardening, estate-based bike repair workshops, local tours, football matches 

for young people and Big Lunch, and sharing of knowledge and information. It was highlighted that the 

organisation of social activities on estates can be a way of also involving tenants who don’t usually 

come to TRA meetings in discussion on more serious issues.   

Key priorities agreed:  

• We need to get pride back on our estates. 
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• Good relationships with Councils / TMOs can sometimes help to improve the character of estates.   

• Promote good networks of tenants around the borough.  

• Get funding to help achieve Lifetime Neighbourhoods. 

• TMOs and TRAs must have a vision. 

    

    
Workshop 6 Building new social rented homes in London This workshop will look at examples of        

community ownership of homes now and in the past. Can community owned housing be part of the 

solution to provide secure and genuinely affordable housing for more Londoners? 

Initial discussion focused on what some of the workshop attendees are doing in terms of development 

of new homes. This included mention of a meeting to be held in Lewisham and Greenwich to discuss 

possible new developments; Leathermarket Community Benefit Society’s development of 27 new   

council homes (to start on site in November) and Phoenix Housing Co-op’s development of 15 new bed 

spaces in Newham – having sold a five-bed unit in Hackney.   

Blase Lambert from the Confederation of Co-operative Housing gave a presentation on some of the 

work they have done to support the development of co-operatives homes in Wales and in London. 

(Presentation attached). 

Maja Luna Jorgensen, who is leading a strand of policy work around delivering affordable housing      

including community-led and custom-build housing at the GLA, provided information to the workshop 

about this.  She also mentioned the publication of the Mayor’s draft Housing Supplementary Planning 

Guidance (to the London Plan) which will be consulted on in November / December; the Mayor’s best 

practice regeneration principles and the Mayor’s London Living Rent – (a new intermediate housing 

product) which are also to be consulted on.  Maya has had discussion with some individual co-operative 

groups and had roundtable discussion with a number of bodies on the challenges faced, the technical 

skills within groups and how the GLA can help groups to access land which is necessarily difficult within 

the context of London’s high land values.  The GLA is looking at the disposal of some sites that might 

be more beneficial for community groups to take on – including for self-build.  

There was discussion on the availability of land, possible release of some of the co-op’s assets, land      

values including short and long-term values, and adding in social value.  A couple of different (non-UK) 

examples that have different ways of assessing land values were mentioned in the workshop.   

Key priorities:  

• Access to underused properties is required.    

• Access to support for community groups developing on their own estates and generally for start-up 

organisations is needed.    

• Some support is need by some groups on the nuts and bolts of finance.     

• Delivery of social-rented homes should be prioritised.     

• There need to be individual solutions for individual circumstances – but also good sharing of         

examples and data.     
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Afternoon speaker and plenary  

    

    

John Perry (right) provided an excellent presentation covering 

main sections of the Housing and  Planning Act. He talked 

about how the Government has undermined the self-financing 

settlement for council housing and highlighted where there 

are still opportunities for influencing regulation relating to the 

legislation.  

John’s presentation is attached to this report.  

 

Andy Bates chaired the final plenary session which provided feed 

back from the workshops and facilitating additional and             

concluding comments for the day.  These included:   

• We need to better share our skills, information and knowledge 

within our organisations and get better at social media and 

have more networking events.    

• Together the three organisations need to take action where 

there is consensus.    

• Lots of brilliant stuff has came out of the conference today, 

with many very articulate voices which we need to try to keep 

together and build on.    

• We need one website and one simple name and a collective     

focus, not lots of names and acronyms.     

• We must involve young people.     

• Shouldn’t we all describe ourselves (both tenants and       

leaseholders) as residents?     

• We need to stand in elections – none of our politicians can be 

trusted.     
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LTF info@londontenants.org - www.londontenants.org 

NFTMO contact@nftmo.com - http://www.nftmo.com/ 

LFHC londonfed@gmail.com - http://www.lfhc.org.uk/ 

 


