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Messages to Government

Bottom -up Housing and Planning: A strong policy story

Stephen Hill, Director, C,O futureplanners

“They are not normal "

C,0 futureplanners



The RICS' story

Advice

Spatial Planning & Delivery
(2009)

Land for Affordable Housing
(2010)

Local Authority Assets (2011)
Development Land (20117?)

Research

Land Value Taxation (Autumn
2010)

Champion for self-organised
sector in CLG Housing
Construction Roundtable and
Housing Sounding Board

Taylor Report on Rural Housing
and access to land

(}: RICS

The Royal Charter 1881

Objects
To maintain and promote the
usefulness of the profession
for the public advantage inthe
United Kingdom and in any
other part of the world

...securing the optimal use of
land and its associated
resources to meet social and
economic needs




The ‘Coops and Mutuals ' demand -side
self-organising housing sector body

e Commission for Cooperative and Mutual Housing

* National Community Land Trust Board
(CLG Community Empowerment Fund - Carnegie UK Trust
and National Housing Federation)

e Confederation of Cooperative Housing

e UK Cohousing Network

« National Self Build Association
Association

o Cooperatives UK

 Community Gateway Associations



The Coops ' and Mutuals
self-organising story

The Actions:

Feeding into CLG policy development on Local Housing Trusts
and Community Right-to-Buy

Working with CLG Housing Construction Roundtable on supply
side measures, coordinated by RICS

Co-producing HCA's Community Housing Adviser initiative

Developing proposals for Communities Direct and a national
action learning network with Good Homes Alliance

The Offer:

Social organisation as a tool for the adoption of sustainable life
choices, particularly mutual support in old age

Co-operative partners and a role with LSPs and HCA as local
placeshapers

Capacity to deliver wellbeing outcomes as material
considerations and satisfy ‘presumption in favour of sustainable
development’



The Minister 's Story ...

‘We will become a nation of homebuilders
¥ ' e

“A rural housing revolution

Local Housing Trusts will give
people the power to expand their
villages up to 10% over 10 years.

- Accommodation for the old
- Affordable homes for the young
- Shops, schools, GP surgeries

People at last really shaping their
own communities

Power to bypass planning
committees

But | don’t want the principles of
Local Housing Trusts just to be a
countryside thing. Our towns and
inner -cities must benefit too.




“We've been through the highs and lows
together" Charlie Hibbert, CLT Member

“I am really impressed by the foresight
and tenacity of local people in driving this
scheme forward. Seeing these houses
here, built to high standards by the
owners, with the support of professionals

IS most impressive.”
Grant Shapps, Shadow Minister 2008




The model for

Local Housing Trusts
Cornwall CLT Programme 2007
17 villages — 120+ homes

Unigue partnerships ...

enabling district councils, their
communities, Carnegie UK Trust,
and an RSL

Blisland CLT
on Bodmin Moor




Charlie’'s Story ...
Living David Ricardo 's
Law of Economic Rent




The Big Picture Story
The Big Society and

Open Source " ing
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Questions for A *A 24 é}‘éi?ﬁfrfﬁ’g‘;
the Policy Story R

« Why is it going to work this
time ?

« How can government turn
voluntary effort and civic
entrepreneurialism into a
deliverable and replicable
policy ... without destroying
Its unique character ?

« What's special about Local
Housing Trusts?

« What's the referendum
guestion ... a scheme or the
principle of affordable
housing?

« Who can vote?




Models for felelitelnaltle
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A grown up politics of design
...secure by living together
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“Managing our co-existence Ir shered space ™

Prof Paisy rlealey — Definiton of - Spatial Planning



The
German



Diversity and maturity in mainstream
politics and housing - Germany




The TUbingen way |
Co-productiorn of shared so
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commodity



Trust ...
In the design
code...

Thisis all there is
...and
co-production

through dialogue

How many pages does
your Design Code have?



Alternative public practice




40 years on-
Sanford Coop,
Railway Cuttings,
Lewisham ...
60% cutin CO,




Healf Moon Crescent TMIC
LB Islington






Community and Private

The Diggers, Brighton

« “amicrocosm of what could be
achieved on other sites all over the
country by harnessing the

« “that indefinable quality which marks
out the outstanding from the excellent

DETR Housing Design Award citation 1998

Self-build

Sussex Road, London N19 1999



Old people look after

themselves ... HAPPIler
and cheaper than the Queensbridge Rd
council




Co-housing















Messages: Delivering
Placeshaping Outcomes

Community membership and
ownership

All incomes and tenures
Medium and high density
Value for money

Long term stewardgh&e\ﬂ
Life in the space \ \&Mhe
buildings *

Social Capsa\f&r the care of
the Tyl Deople

Resid§p¥ satisfaction and
wellbeing

Sustainable living and
resilience through social
organisation



Weaknesses of top-down planning

and placeshaping

e Central housing targets
are not spatial planning

e Planning as
remote...control

e Unrealistic expectations
of house builders as
placeshapers

e ‘Too big, too dense
and too near me...
not for us or with us’




Messages: A new story
Levelling up the playing field

« Don’'t underestimate the
culture of prejudice and
condescension

e Raise market awareness

* Build on the principles of
Spatial Planning

 Everyone needs a new
deal on finance

e Land Price and
Ownership is at the heart
of everything



A welcome route out of market failure?




The Mayoral
commitment
to a CLT pilot

A manifesto commitment
...May 2004 and 2008

e “Aiming to deliver a pilot
CLT within the 2008-11

Investment round”...June
2009

e “Aiming to start to deliver
a pilot CLT within that
round...Sept 2009

e “Investigating
opportunities for a CLT”
... June 2010




Micro -massive
market share and
growth potential

Output in 1999 was 15000
homes, about 8% total
production - has been
higher

Output sustained during
recessions

In 2007, nearly 20000 homes
...20% total production?

Access to major growth

Single dwellings, and low
density = no policy interest
to government... till now

Barlow, Jackson and Meikle

“Homes to DIY for - The UK’s self build
housing market in the 21 st Century”
JRF 2001



Current Planning
Policy Imperatives

Policy should

» |dentify current levels of sector
activity, need and demand
SHMAs ...but doesn 't

« |dentify and allocate suitable land
SHLAAs ...very occasionally

 Collect clear and consistent data
HMRC, ONS and CLG ...but doesn 't

* Recognise contribution of sector and
social organisation to wider social,
economic and environmental
wellbeing policy context -
sustainability, placeshaping,, market
resilience, business development,
localism and new citizenship
LDFs, SCSs, LAAs, LIPs, and
Total Place ... but doesn 't



Future Policy
Possiblilities

Spatial Planning provides best
structured context for Coalition

Agreement plans for coops,
mutuals, CLTs, LHTs etc by:

Connecting to
LSPs and Core Strategies

Tightening up PPS3 “affordability
In perpetuity” rules

Tightening up PPS3 affordability
levels, based on

Defining material considerations
to justify the ‘presumption in
favour of sustainable
development’ and exemption
from the Local Tariff

Using Local Development
Orders and Sustainable
Communities Act 2007/Bill 2010



Market support

Creating and adding value
by:

Pioneering in weak
housing markets

Creating identity, character
and place brand
Reducing opposition
Winning public support

building in new
places
Improved

social,

economic and
environmental capital



Hearthstone
Cohousing
N. Denver,
Colorado

33 leasehold houses and
flats with a 4,800 sq. ft.
common house ona 1.6
acre site.

The community was first
phase of a ‘new urbanist’
redevelopment in the
historic North Denver
neighbourhood.




“Everything we currently do Is
obsolete even before it's ‘finished " ”

“The continuing power of preferred
positions”: \ ., %
* “The housing industry in Western @ %
society prefers the status quo... will \ /"
not support Government programmes @‘g

that might upset the “delicate
balance” of their housing markefsg \
 “The barriers to effective 6\\ J
=y

technological solutiongor
changes in housir
questions of pgii\l 4

h‘aﬁging the

o “Thesasi
nat _ iorities of western
sociqies ahﬂ’argue that housing
IssueSsdre interwoven with the issues

of community infrastructure”
 “They shape competing ideologies

and identities and create the situation

where these appear irreconcilable

Prof. J.P. Eberhard, Faculty of Architecture & Plan  ning,
Carnegie — Mellon University speaking at Royal Socie ty
Symposium ‘Housing for Third Millennium’



Treasury and CLG
Objectives: Market

Transformation

Using customer choice and
competition to:

* Diversify housing providers, re-
open market to SMEs, new
products and services

 Stimulate innovation in
production quality, sustainable
living, and after care

e Increase speed of delivery

 (Re-) new (-ed) choices for
older people and single people
e Increase market differentiation

by locality, user and variation
In price

« Challenge to culture of house
price speculation



Access to land

Deliver Cabinet Office
requirement for small sites
[<50 homes] for coops and
mutuals in HCA Public
Land Initiative

Extend to all public land,
and include schemes

<50 homes in larger public
sites

Extend to all land through
site or locality specific
outcome driven spatial
planning policies




The problem with land ... price

Land Development Study 1980 -88

In Prof. Peter Ambrose “Urban Process and Power” 1994

M-Way Corridor A v. M-Way Corridor B

e Total No.Homes/1000pp: 7.3Vv.6.1
o Affordable Homes: 65% Vv.15%
e Choice of tenure/production 5v.2

38% LA rent- 27%Coop- 43% Owned [50% self-build]
- 2% market rent

Variations according to local political control

85% Owned [0% self-build] 15% social rent

Tenure determined by central government policy
Affordable dropped to 6% just after study period

e Professional/managerial in ‘social’ 49% v.>2%



E4 Corridor Stockholm -Uppsala
v. M4 Corridor, Berkshire

e Building cost increase: 24% v. 47%
++construction efficiency, productivity, capitalisation & innovation

e Land price increase: >5% v. 436%

e Land as % of house price +/-10% v. 60%

 Market impacts on supply '88 +/- 0% v. -60%

 Land differential/hectare: E4 = M4

£301k/ha v. £1,222k/ha 4
 Where are these places?



Why Land Price is the issue

S.106 and the Local Tariff will not be
enough for the growing number and

scope of public interest tasks to create
sustainable communities...

o Strategic and local infrastructure

e Climate Change... Low and Zero Carbon

« Quality place making and place
management



Unlocking Capital Funding

Developing a new market:

e Development finance, revolving funds and
grant

e Loan guarantees - capacity to unlock
private debt and equity finance

 Harmonisation of public and private
financial instruments

» Mortgage products
e Look at what the Scots are doing...




Revenue Funding

Seed corn resources for enabling, capacity
puilding, supporting the growth of the sector

Proposed HCA Community Housing Advisers

Historical precedent for the ‘flower pot men
who grew the housing association movement
after the 1974 recession

Policy development and

Better value for money transaction and
management costs

But realism about what can be done
effectively on a voluntary basis

Scope for organisational and project
development with enabling partners




Legal and administrative clarity

Model forms of organisation and
governance

Standard leasehold and staircasing
rules

Model HCA legal agreements and
requirements

Model planning agreements for S.106
and Local Tariff

Harmonisation of proposed exemptions
with financial arrangements.




Ricardo -
The Law
of
Economic
Rent
(1817)

 The rent of land
continues to
shape the
destiny of
communities as
the glue that
holds together
the parts that
constitute
civilised society

Fred Harrison
Ricardo’s Law
[2006]



More than ... a rural revolution

The Self-Organisers ...
Housing Trusts

CLTS, Co-Housing, Co-ops,

self-build, -

commissioned ...

“Time for a
citizens ' housing
revolution ”

http://www.cabe.org.uk/
publications/who-should-build-our-homes




