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What we will cover tonight 

» Part 1 A few words of context  - London 

housing crisis 

» Part 2 The Housing & Planning Bill

» Questions  

» Part 3 What is the Council doing?

» Part 4 What does the Bill mean for Hackney 

tenants, and what happens next?

» Questions



Part 1. The housing crisis 

Not enough homes are 

being built
‘Social housing is being written 

out of the script’

Lord Kerslake - Cross Bench Peer
Ex Head of the Civil Service, DCLG Permanent Secretary 

and Chief Executive of the Homes & Community Agency

House of Lords debate 26th January 2016



Not enough homes have been built in London over 

the last 30 years and particularly since 2010



Source IPPR December 2015 - Capital failure: 

Understanding the roots of London's housing crisis

By 2030,it is estimated in London,  500,000

less homes than are needed, will have been built



Private rent levels continue to 

increase in Hackney



Buying a home is now out of the 

reach of most Hackney households



The Hackney new build story up to 

now, over the last five years

The London context

• 2nd highest in term of net additions to stock (8,524) 

• 3rd highest in terms of number of new affordable homes (2,850)

• Hackney highest in London – in terms of the number of empty 
homes borough back into use (1,674)

The national context

• 6th highest in term in terms of  net addition to stock 

• 5th highest in terms of number of new affordable homes

• 8th highest in terms of the number of empty homes borough back into 
use 

*Source DCLG.New Homes Bonus data covering 2011/2014 period of house building 



Housing demand in context

• Nearly two years’ worth of housing need in terms 

of available lettings currently in temporary 

accommodation (2,300 households).

• Over eight years of housing need currently on the 

Council’s housing register (11,000 households) 

• Just to meet population growth in Hackney, 1,758 

new homes of all tenures must be built in the 

borough every year 

• Equivalent to building a medium-rise estate on 

nearly half Hackney Marshes every year



Housing demand in context

• A declining lettings base with 1,338 letting 

annually available, comprising 789 (Council 

lettings) 549 (RPs) both of which sharply decline 

from 2016/17.

• Massively reduced government funding for new 

social rented homes

• Homes built by Housing Associations in Hackney 

will drop from 2,750 built (2011/14) to less than 

300 between now and 2018. 



London housing crisis

The implications of not building 

enough homes  

TA use 

rising, as 

more 

people 

become 

homeless

Hackney: 

23,000 Council 

homes 

(tenanted)

24,000 housing 

associations

Currently 11,000 

on Council’s 

Housing 

Register 

Over 40,000 

households 

receive financial 

support to help 

pay rent

2285 households 

in temporary 

accommodation

Fewer 

homes 

available 

due to 

RTB/forced 

sales.

Increasing 

% of income 

spent on 

rents, due 

to benefit 

cuts

1,338 

homes 

allocated in 

2014/15, 

but still not 

enough to 

meet need



What the Council has and is 

doing 

» 3rd highest  level of new homes 

» 2,850 housing Association homes built in Hackney

» Regen orgarmme

Part 2. Housing and 

Planning Bill 
What is it? 
Why it is important ?

We are seeing the ‘End of post 

war consensus on housing’
Lord Kerslake Cross Bench Peer. 

Ex Head of the Civil Service, DCLG Permanent Secretary and Chief 

Executive of the Homes & Community Agency

House of Lords 26th January 2016



Housing and Planning Bill

• Housing and Planning Bill – It comes from the 

Conservative Party Manifesto from the 

General Election

• The Bill is currently being debated in the 

House of Lords

• Expected to become law in April this year

• Much of the detail is not yet known - this will 

follow after April



Right to Buy for housing association 
tenants - discounts will be paid from 
selling Council houses

• Housing association tenants will receive same 

(approx.) £100,000 discounts as Council tenants

• Councils will have to fund this discount by selling their 

most expensive homes, (when vacant) – in effect, a 

new tax

• Councils will have to make a payment  every year to 

government, who refund housing associations for the 

discounts they have paid to their tenants to buy their 

homes

RTB 2  

Housing and Planning Bill



Pay to Stay  

Pay to Stay – For a small number of 
tenants, rents could increase overnight

• Power for the Minister to set higher rent levels for  

‘high income’ social tenants

• Households earning over £40,000 in London to pay 

closer to market rents

• Councils will have to pay additional rental income to 

the government

• Likely to be a taper so that higher earners pay 

higher rents

Housing and Planning Bill



• Council will not be allowed to offer ‘lifetime’ secure 

tenancies for new tenants

• New tenants will be offered maximum 2 year to 5 

year tenancies to be reviewed after 2 – 5 years, with 

no automatic right to continue the tenancy

• Existing tenants who have to move as a result of 

regeneration or major works etc. will continue to 

have a lifetime secure tenancy after they move

Ending of lifetime tenancies

Councils will not be able to offer tenancies 
to new tenants longer than 5 years

Housing and Planning Bill



Change in succession rights

Councils will not be able to offer lifetime 
secure tenancy succession rights

• This will prevent anyone, other than a deceased tenant’s 

spouse or civil partner, from succeeding to a secure 

tenancy

• However the  deceased’s partner will only succeed to a 

five year fixed term secure tenancy

‘There may be a legal right (under the Housing Act 1985 and any amendments to it) for your tenancy to pass on

to a member of your household after your death (succession). If your tenancy started on or after 1 April 2012,

the tenancy could only pass on to your husband, wife or civil partner, or someone you were living with as if they

were your husband, wife or civil partner.’ 

Source Hackney Homes ‘Your tenancy conditions 

Housing and Planning Bill



1% rent cut  

Councils have to cut tenants rents by 
1% for four years (not part of the housing & planning Bill)

• 1% rent cut in each of the next four years

• Reduced funding for services, housing investment

• Council HRA will lose £100m over next seven years 

and £725m over next 30 years

• Further £35m cut in government grant in 2015 to 

Council bringing total cut to £130m (35%) since 2010 

and 60% by 2020.

Housing and Planning Bill



Starter Homes

Starter Homes are new homes sold at a 20% discount 

They will not meet the needs of 100% of social tenants 
in Hackney

Starter Homes will be built by developers instead of 
social rent/shared ownership

• Starter Homes ‘new build homes for 1st time buyers (under 40yrs) at 20% 

discount (eligibility in terms of age and nationality could change)

• Councils will have to include starter homes on specified developments, 

failure to comply could result in DCLG issuing a ‘compliance directive’

• A 20% discount would reduce the price of an average flat in Hackney to 

£420,800, not far from the maximum selling price for Starter Homes 

• Without a large deposit it is estimated a household would need an income 

of over £110,000 pa to secure a mortgage for a Starter Homes

Housing and Planning Bill



Part 3. 

What is the Council doing?

Forced sale of Council housing has 

“dropped a bomb right in the 

middle of our plans”.
Councillor Philip Glanville 

GLA Assembly hearing July 2015.



What is the Council doing?
Making the case to change the policy

• Contacting Parliamentarians and others - Written to Government & 
more than 100 MPs; Lords; council leaders;  charities; think tanks; 
academics with proposals to lessen impact, highlighting flaws, 
inconsistencies of policies, providing evidence of the impact on 
Hackney residents

• Making the case to Housing Associations - Cllr Glanville has written 
to Housing Associations, met with the National Housing Federation 
expressing Council’s concerns about their Right to Buy deal with 
government

• Working locally - Exploring potential for local agreement with 
Housing Associations on how homes can be kept in the social 
rented sector if possible



What is the Council doing?
Providing  evidence  to the 
Government of the impact changes 
will have on Hackney

• Evidence in person - Cllr Glanville gave evidence in person to London 
Assembly Housing Committee, and Parliamentary Housing and 
Planning Bill Committee

• Written evidence  - Joint Housing Association/Council submission to 
Parliamentary and Department of Communities and Local 
Government (DCLG) Committee

• Scrutiny investigation - Living in Hackney Scrutiny investigation into 
the extension of RTB and Forced Sale of Council homes.

• Informing the public- Cllr Glanville repeatedly in the Gazette, Citizen, 
Guardian since last summer

• Formal submissions covering Pay to Stay, the forced sale of Council 
Homes, Starter Homes, Five year tenancies etc.



• RTB/Forced sales - A decoupling of any direct relationship between 
properties bought by Housing Association tenants under RTB2 and 
the forced sale of Council homes

• Replacement homes  - Any homes lost by the Council through forced 
sales must be replaced, like for like, particularly with respect to 
affordability (tenure), bed size and location

• Regeneration - All current and future voids on designated and 
proposed regeneration estates are excluded from a forced sales 
programme

• Temporary accommodation - Councils should be excluded from a 
forced sales programme when the number of households in 
temporary accommodation exceed Council annual lettings

What is the Council doing?
Putting forward alternatives



What is the Council doing?
Putting forward alternatives

• Regeneration exclusions - Properties which have been CPO’d or are 
in the process of being CPO’d, or where Demolition Notices are in 
force are excluded from any forced sales programme

• Exclude Councils with established new build programmes - Where a 

Council has a long term, identifiable self-financing housing capital 

development programme

• Council new build - Any new build properties built within the last ten 

years are excluded from forced Council house sales 



What is the Council doing?
Putting forward alternatives

• Pay to Stay - Rents of higher income households should not be more 
than 33% of a household’s total gross income, to ensure rents remain 
affordable for tenants 

• Pay to Stay - Councils to keep any additional Pay to Stay income to 
invest in building new homes for social renting

• Starter Homes - Remove the presumption and obligation on local 
authorities to promote Starter Homes in areas of high housing cost 
and stress like Hackney

• Keeping a minimum of 30% social housing in an area - A portable 
RTB tenant discount should automatically be triggered if 30% or less 
of the accommodation in the surrounding  area is social rented, so as 
to limit the reduction of social housing in areas of high housing cost 
and need.



Part 4 - What does the Bill mean 

for Hackney tenants & what 

happens next ?

“50% of those tenants… classed as high earners 
in… London would not be able to afford to pay 
market rents or take up a right to buy offer  & 
would need to move out of the area.”

Findings from Local Government Association Research, 
February 2016. 
Observer Newspaper 6th February 2016



RTB2 & forced sale of council homes 

What we don’t know:

• How many Council homes we will have to sell 

o Because we don’t know what the property value threshold to sell 
properties will be – this will be in a Statutory Instrument

• How many Housing Association homes will be sold

• What if any vacant Council properties will be excluded or exempted

• What, when, where & how many replacement units will be built  

What we know
• We will have to sell Council homes on the open market

• This could start in 2016



What does the Bill mean for Hackney?

• We will have fewer available empty Council homes to let due to 
sales – we estsimate this could be up to 700 less homes over 5 
years

• Longer waits to move, much less choice

• Less opportunities to nominate families to Housing Associations for 
housing

• There  are likely have more leaseholders, particularly in higher value 
areas

• Rents for high income tenants are likely to increase substantially

• The Council HRA will lose £100m over next seven years and £725m 
over next 30 years - this will impact on housing investment



What will the Council be doing?

Continue to listen to local tenants and 

residents

• Through its information & lobbying work, provide a voice to raise 
residents concerns

• Continuing to lobby for exemptions and changes to the Bill

• Seeking legal advice where required

• Seeking to use flexibilities where the Council can, to minimise the 
impact of the Government's polices on Hackney tenants and 
residents

• But we need to be clear the Housing & Planning Bill means there will 
be difficult conversations between the Council and residents and 
difficult decisions over the coming years.



• Developing a new tenancy strategy

• Keeping the Council’s allocations policy under review

• Developing a property sales strategy which seeks to safeguard the 
Council’s housing regeneration work and to minimise the impact of 
forced sales in Hackney

• Seeking to minimise the impact of forced sales and RTB

What will the Council be doing?

Modelling and preparing for the changes



What will the Council be doing?

• Work with Housing Associations to try and limit the number of homes 
they sell in Hackney

• Developing policy and new procedures around tenancy reform and 
appeal rights

• Developing new housing and planning polices around Starter Homes

• Preparing to put in place the systems to identify tenants on incomes 
over £40,000

• Putting in place the polices and processes required to implement 
Pay to Stay (this is expected to cost  the Council in the region of  
£500,000 in year one to implement)



Questions


