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Summary
The Committee’s 2002 report on Empty Homes pressed for urgent, radical action to tackle
the needs of areas where the housing market had collapsed, with large numbers of homes
standing empty. The Government has allocated £1.2bn between 2004 and 2008 to the
Housing Market Renewal Initiative which is seeking to make a significant impact in nine
Pathfinder areas in the North and the Midlands. The Committee is concerned that the
Government does not have clear objectives for the programme and is not collecting
comparable data to determine whether its aim to eradicate the problems caused by low
demand housing by 2020 will be achieved. The Government recognises that tackling low
demand could take up to 15 years, but as yet has made no long term commitment to the
Pathfinder initiatives so that they can enter into long-term agreements and start the
Compulsory Purchase Order process which might take up to six years.
Some Pathfinders have begun to implement large-scale projects for refurbishment.
Demolition, and redevelopment is also part of the programme and up to 200,000 homes
could be demolished. Concerns have been expressed about the scale of demolitions
envisaged and the impact on vulnerable communities. The Pathfinders need to consult
better with local communities and consider different options for improvements, including
more refurbishment of the existing housing so that the heritage of the areas is preserved
and forms the basis for their regeneration.
There is broad recognition that the communities need support during this period of
transition but the availability of revenue funding is extremely limited. The Pathfinder
initiatives should be allowed to spend a significant proportion of their funds on helping
communities through the transition. In some areas the property market is improving. The
Pathfinders need to gather good market information and should be allowed to modify their
programmes if the upturn appears sustained. Mainstream service providers need to make
commitments to maintain and improve services as areas are redeveloped.
The Pathfinders only include about 50 per cent of the areas with serious problems of low
demand and the other areas are not receiving any additional support. Action to address
low demand should not be confined to the Pathfinder areas, and the Government needs to
identify additional funds for the other areas. A more coherent strategy is required for
intervening in housing markets so that housing demand is better balanced between the
parts of the greater South East with a severe supply shortage and the areas suffering from
low demand and housing surpluses in the Midlands and the North.
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1 Introduction
1. Our 2002 report on empty homes highlighted severe problems in parts of the Midlands
and North where the housing market had collapsed with large numbers of homes standing
empty. Following our report, the ODPM developed the Housing Market Renewal Initiative
with nine Pathfinder programmes. These have now been operating for two years. We
therefore decided it was the right time to consider the effectiveness of the programme that
the Government established.
2. We announced our inquiry on 16 December 2004. The terms of reference were to
consider:
x

The scope and scale of the initiatives proposed and underway in the Government’s
Housing Market Renewal Pathfinder areas and other areas with problems of empty
homes

x

The commitment and contribution of all Government departments and other agencies
to tackling the underlying causes of empty homes

x

The availability of resources outside the Pathfinder areas and the development of
strategies to deal with weak housing markets

x

The dissemination of good practice, innovation and co-ordinated interventions within
and outside Pathfinder areas

x

Whether Councils have sufficient powers to tackle the problem of empty homes in
their areas

x

The priority given to the demolition of homes and the consideration given to effective
methods of refurbishment

x

The availability of the necessary skills and training to support staff promoting projects
to tackle the needs of areas with weak housing markets

x

How housing market renewal is addressed in other strategies including local and
regional plans and other regeneration programmes

x

How Pathfinders are seeking to involve the private sector in their long term planning
and programmes.

3. We received about 40 written submissions and held two evidence sessions. We would
like to thank our specialist adviser, Ian Cole, Professor of Housing Studies at the Centre for
Regional Economic and Social Research, Sheffield Hallam University, for his guidance and
assistance, and all those organisations who made written submissions or gave oral evidence
to this inquiry.

6
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2 The Pathfinder Programme
4. Our report on Empty Homes, published in March 2002, called for urgent action to tackle
the increasing problems of low housing demand and abandoned homes. It said:
Radical intervention is needed in some inner urban areas where the housing market
has collapsed to make them attractive to a broad range of existing and potential
residents. The housing market renewal approach needed to achieve this must be on a
large, conurbation-wide scale. It will take a long time and so must be started as soon
as possible and will require significant additional funding, of the order of hundreds
of millions of pounds per annum.1
5. Shortly after the report’s publication, the Government announced the creation of nine
Housing Market Renewal Pathfinders – in Birmingham/Sandwell, East Lancashire,
Hull/East Riding, Manchester/Salford, Merseyside, Newcastle/Gateshead, North
Staffordshire, Oldham/Rochdale and South Yorkshire.
6. The initiatives aim to restructure housing markets over ten to fifteen years, and to raise
property values. All Pathfinder areas straddle more than one local authority (in the case of
East Lancashire, five local authorities are involved) reflecting the housing markets in the
sub-region. Eight of the Pathfinders have had broad strategic plans (‘Prospectuses’)
approved by ODPM and the decision on the ninth – Hull/East Riding – is imminent. £500
million was initially set aside for the programme between March 2004 and 2006; a further
tranche of funding was approved for 2006-8, taking the total allocation up to 2008 to
£1.2bn. The ODPM’s Five Year Plan for Sustainable Communities extended the Housing
Market Renewal Initiative to three other areas – Tees Valley, West Cumbria and West
Yorkshire – which have been allocated £65m between 2006 and 2008.2
7. Progress across the programme is uneven. Some Pathfinders have begun to implement
large-scale projects for refurbishment, demolition, and redevelopment, coupled with plans
for neighbourhood management to support those communities undergoing transition.
Now that plans are taking shape, concerns have been expressed about the scale of
demolition envisaged, the impact on vulnerable communities and the possibility of
uncertainty and planning ‘blight’ across large areas.

The Overall Objectives of the Pathfinder Programme
8. Details of the Housing Market Renewal Initiative were first announced as part of the
ODPM’s Sustainable Communities Plan in February 2003 . The broad objective for the
programme was for Pathfinder strategic plans “to entail radical and sustained action to
replace obsolete housing with modern sustainable accommodation, through demolition
and new building or refurbishment. This will mean a better mix of homes, and sometimes
fewer homes”.3

1

Empty Homes Sixth Report, Transport, Local Government and the Regions Committee, March 2002, page 7

2

Sustainable Communities: Homes for All A Five Year Plan from the ODPM, January 2005

3

Sustainable Communities: building for the future, ODPM, February 2003
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9. The overall objective were made a little more explicit in the ODPM’s five year housing
plan published in January 2005 which said that the aim of the programme was “to close
the gap between those areas worst hit by low demand and the rest by one third by 2010;
and eradicate the problems caused by low demand housing by 2020. Our vision is that,
through market renewal, places once suffering from low demand housing will be
transformed into places of real distinction, where diverse people choose to live, work, visit,
and invest.” 4
10. The ODPM has allowed the Pathfinders considerable freedom to develop their own
programmes, which address the varying market contexts in which they are operating. It has
devised a list of general performance measures and provided us with an extensive paper
called ‘success criteria’. The status and importance of the ODPM ‘success criteria’ in the
Programme are not clear and the manageability of the data required is open to question.
To assess the programme as a whole, comparable data is required from each initiative. At
present a whole raft of different indicators are in use, at different levels of geographical
disaggregation and over different time frames.
11. Professor Ian Cole and Brendan Nevin, who carried out an assessment of the
Pathfinder programme for the Joseph Rowntree Foundation, highlighted the importance
of a set of clear indicators by which it can be assessed.
To be able to justify the continued long-term investment in the Market Renewal
Process, central government should build up the evidence base to identify how the
process of housing market renewal can be tracked...the contribution of Pathfinders
to bringing a better balance to demand and supply could be measured through its
impact upon surplus property, obsolescence and unpopular neighbourhoods; and all
of these aspects are measurable.
The determination of success criteria for the HMR programme is a useful
development in programme-wide thinking, and the links between these attributes
and the array of renewal interventions at the disposal of Pathfinders needs further
elaboration and evaluation, with a clearing house for information which can be used
by practitioners established and maintained by ODPM.5
12. There are concerns that some of the projects funded up to now by the Pathfinders are
poorly focused and do not necessarily relate to their overall objectives, and that they are not
based on a good understanding of the housing market problems. The Audit Commission,
which has been commissioned by the ODPM to act as critical friend to the Pathfinders and
to monitor their progress, told us:
The lack of an in-depth understanding of the evidence about the true nature of the
housing market problems, combined with the time pressure to achieve results, means
that some early projects have been approved that have no clear link with the housing
market problems. Pathfinders have distributed some early funding according to

4

Sustainable Communities: Homes for All A Five Year Plan A Five Year Plan from the ODPM, January 2005 page 49

5
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various other criteria, such as sharing funding between different local authorities or
areas, so that it is seen to be allocated fairly.6
13. The ODPM has now set out clearer bidding guidelines for the next tranche of funds to
run from April 2006 to March 2008 which emphasise the importance of a clear view of the
outcomes sought and a 15-year strategy to achieve them. The invitation to Pathfinders to
bid for additional funds said:
Schemes are expected to define the outcomes Pathfinders expect to achieve and their
ten to fifteen year strategy for achieving those outcomes. Based on an analysis of the
state of the sub-regional housing market, they also incorporate projected
programmes of interventions, and arrangements for monitoring performance and
evaluating progress…Increasingly it will be important to demonstrate how
individual elements of Pathfinders’ programmes will contribute over time to creating
places of distinction.7
Later in this report we highlight the need for improvements in local facilities and
community support in many of the areas with low demand to create attractive areas and
sustainable communities.
14. The target set in the ODPM’s five year housing plan to reduce the gap between those
areas with low demand and the rest by a third by 2010, and to eradicate the problems by
2020 is welcome. However, the programme requires a more detailed set of objectives
and an endview by which progress can be measured.
15. Each Pathfinder initiative is developing its own strategy to meet the distinctive
problems of its area. To assess the overall impact of the Housing Market Renewal
Initiative, and whether the targets have been achieved, comparable data are required
from each Pathfinder.
16. Pathfinder initiatives need to develop solid and comparable housing market data so
that progress can be measured. At present they are using a range of different indicators,
at different geographical levels and over different time frames. The Pathfinder
programmes need a realistic view of the future market structure that should specify the
range of property types and values envisaged to achieve sustainable neighbourhoods in
healthy and thriving housing markets. All the Pathfinders need to develop robust
indicators to measure changing levels of resident satisfaction with their area and the
quality of services provided to assess whether more sustainable communities are being
created.
Long-term funding
17. The Government has been clear that turning round failing housing markets requires a
long-term effort, and the Pathfinders are expected to develop 15 year programmes.
However, many submissions argue that as yet the Government has not made a long-term
funding commitment to the initiatives. Elevate East Lancashire point out
6

EV 66, HC 295-II, Session 2004-05
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Market renewal pathfinders: invitation to submit a scheme update and independent scrutiny framework, Audit
Commission/ODPM, 15 February 2005
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Long term support is required from Government if we are to secure transformational
change. Although we appreciate the Government’s commitment to this issue, no
explicit financial commitment has been entered into for the long term. This
uncertainty poses difficulties for Pathfinders in framing their long term strategies,
and moves to put this on a firmer footing would be welcome.8
Later in this Report we highlight the time taken to process Compulsory Purchase Orders
and suggest that the Pathfinders initiatives need to be set up on a long term basis to
implement the orders which they are initiating.
18. Lord Rooker, the Minister for Regeneration and Regional Development, suggested that
the Treasury would not approve a funding commitment beyond three years. However,
there are precedents for this in the New Deal for Communities Programme, which received
a ten year funding commitment, whilst the earlier City Challenge initiative got five year
funding.
19. The Government acknowledges that it will take up to 15 years to tackle failing
housing markets or undertake market restructuring and many of the mechanisms such
as compulsory purchase orders have a long lead-in time before taking effect. The
Government should make long term funding commitments to the Housing Market
Renewal Initiatives to give them and their partners the confidence that they can enter
into long-term agreements.

Development Priorities
20. The Chairs of the Pathfinder Initiatives argued that a significant number of homes
would have to be demolished. They suggested that there were four reasons why demolition
was necessary:
Many of the houses proposed for demolition have been the subject of improvement
works in the past, especially in the 1980’s. It was accepted then that improvement
would only provide those houses with a limited life (usually fifteen to twenty years)
and many are now time expired.
It does not provide good value to improve a house which is structurally of poor
quality and will cost a considerable amount to refurbish, often providing only a
limited extended life.
There is still a need to demolish unhealthy or poor quality dwellings but the desire to
provide, through demolition, sites on which high quality modern housing of all
tenures and prices can be constructed ....
In a limited number of cases demolition might be needed to rectify a problem of
excess supply and the land can be put to leisure or other uses.9
Between 2004 and 2006, the Pathfinders expect to demolish about 10,000 homes and
refurbish about 24,000. Over 20 years up to 200,000 homes could be demolished.
8

EV 69, HC 295-II, Session 2004-05
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21. There are serious concerns that this programme could become dominated by
demolition, rather than refurbishment, and that social and environmental problems and
heritage issues could be neglected. Many witnesses suggested that the Pathfinders were not
considering all the refurbishment options when approving demolition. The Merseyside
Civic Society commented:
We are concerned that, in these circumstances, there seems to be no objective
assessment of the qualities of, and opportunities to improve, the properties that have
been left empty or even those that remain in proud occupation – and that the whole
process lacks the scrutiny to which even the slum clearances of the 1950’s and 1960’s
were subjected, over which independent inspectors had the opportunity to
adjudicate.10
Peter Brown from Merseyside Civic Society told us:
Reference has been made to the way in which lessons have been learned from the
clearance programmes in the sixties. As I understand it, it is the case that at that time,
in order for a house to be cleared, it had to be demonstrated to be unfit – not a
condition which is required in the current regime, where simply drawing a line on
the map and declaring the property unfit seems to be adequate. On a property-byproperty basis, if that form of survey can be undertaken, that would provide a more
reasonable basis on which to make that ultimate judgment.11
The community group, Home Environments at Redearth Triangle, suggested that
insufficient survey work had been carried out before the East Lancashire Pathfinder,
Elevate, had decided to demolish 150 homes in Darwen because of their physical
condition:
The council is stating that the houses are unfit for human habitation based on a tenminute survey…The council has not given us a list of repairs which they say is wrong
with the properties. Residents were not given a fair chance to rectify any fitness
problems. The council has failed to justify why it should be cheaper to demolish our
homes instead of allowing owners to fix whatever it is the council has a problem
with.12
Other witnesses questioned whether many of the homes were “obsolescent.” SAVE
Britain’s Heritage said:
The assumption that a primary cause of market failure is an 'obsolete' housing form,
specifically the pre 1919 terraced house, has little evidential basis and collapses at the
slightest scrutiny. We strongly question the concept of obsolescence in this context –
a term widely used during the 1960s and 70s to justify clearance of hundreds of
Georgian streets and squares that would now be popular.13

10

EV 31, HC 295-II, Session 2004-05
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22. Many heritage organisations pointed out the danger that many areas could lose their
distinctive historic character, something which should be seen as a positive benefit rather
than a source of blight to be removed. English Heritage accepted that there were
considerable problems. It argued that “the emerging strategies [should] recognise the
positive benefits that the historic environment can offer in the creation of sustainable
communities in locally distinctive settings. In the past, programmes of large-scale
intervention have often cut across earlier settlement patterns, causing dislocation and a loss
of community cohesion”.14
The key to unlocking the potential of the historic environment in the successful
regeneration of these areas is by understanding their character. This understanding is
best achieved by undertaking an assessment of the historic environment to inform
the decision-making process. The assessment should consider the local community’s
aspirations for the historic environment in the planning and regeneration of their
area, and involve the local authority historic buildings officer, archaeological officer
and English Heritage.15
23. Many submissions pointed to the differential levels of VAT charged on refurbishment
and new-build housing projects acting as a deterrent to projects which reused existing
homes and made demolition more commercially attractive. While new-build projects are
zero-rated, the maintenance, repair and rehabilitation of the existing building stock attracts
17.5% VAT. In our report on the Role of Historic Buildings in Urban Regeneration, we
recommended that the VAT levels for refurbishment and new-build schemes should be
harmonised”.16
24. Some demolition is required but there is a risk that this initiative will be seen as a
major demolition programme, which will repeat the mistakes of previous clearance
programmes that destroyed the heritage of areas and failed to replace it with
neighbourhoods of lasting value. The Government needs to set out clear procedures for
the Pathfinders to follow when deciding which housing should be demolished and how
the various options for refurbishment and redevelopment should be considered. The
potential heritage value of the housing and its contribution to regenerating
neighbourhoods should be considered an important part of any appraisal but houses
should not be preserved for the sake of heritage if there is not the demand for them.
The differential level of VAT on new-build housing and refurbishment schemes makes
demolition more commercially attractive. The ODPM should put pressure on the
Treasury to harmonise VAT on new-build and refurbishment housing schemes.
Compulsory Purchase Orders (CPO)
25. Most of the Pathfinder Initiatives need to use compulsory purchase orders (CPOs) to
acquire the private housing which they are planning to refurbish or demolish. The CPO
procedure is long and complex and can take up to six years. The Government made it
easier for local authorities to identify the owners of properties and to prepare a CPO in the

14

EV 49, HC 295-II, Session 2004--05
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Planning and Compulsory Purchase Act 2004. However, there is currently a lack of staff
with experience of the CPO process. The problem is likely to get worse as the Pathfinders
start processing more CPOs.
26. The Chartered Institute of Housing highlighted the need for better good practice
guidance: “Many Pathfinders have had to embrace the previously discredited tool of stock
clearance. Whilst staff in these areas are becoming more knowledgeable about the use of
Compulsory Purchase Orders, other local authorities still lack confidence and expertise in
this area. The ODPM guidance on CPOs is very long and technical, and a good practice
guide …could be very useful to local authority officers”.17
27. Jo Boaden from the Newcastle Gateshead Pathfinder suggested that local authorities
and the Planning Inspectorate would need to prepare for the number of CPOs which the
Pathfinders would be processing: “I think, in terms of speeding up that process we would
look, certainly for the planning inspectorate, to gear up for ongoing CPO activity so that
there is not a delay there”.18
28. With CPOs taking several years, the process has to be incorporated into Pathfinders’
long-term plans. The Manchester Salford Partnership suggested that the Pathfinders
needed to be long-term agencies with appropriate funding commitments, over a much
longer period.
Local authorities, in making CPOs, are entering into long term and irrevocable
commitments. It has become clear to the Manchester Salford Partnership (MSP)
that, as its CPO/Clearance programme increases, so does the extent of legally binding
forward commitments, which are far in excess of any guaranteed future funding (at
present the MSP has forward commitments which extend over a 5 – 6 year period,
whilst HMR funding is only presently in place until March 2008). It is essential that
Government addresses this issue and instils adequate confidence in the HMR
programme by formal commitment to meet, at least, all forward CPO commitments
which arise as a result of Pathfinder programmes.19
29. CPOs take a long time to process notwithstanding the recent Government reforms.
Local authorities and the Planning Inspectorate need to prepare for the volume of
CPOs, which the Pathfinders are preparing. There is currently a shortage of staff with
experience of CPOs in local authorities. At the very least the ODPM should prepare
basic good practice guidance, which is simpler than its current technical manual.
30. With CPOs taking several years to process, Pathfinders need to be established on a
long-term basis with funding commitments to implement the orders when they have
been confirmed. Current three-year funding allocations are insufficient. We
recommend that the Government make indicative allocations to Pathfinders for at least
six years.

17
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The Housing Markets
31. Housing markets are prone to change in unexpected ways. We received conflicting
information on changes in the housing markets in low demand areas which could affect
the Pathfinder programmes. The ODPM said:
While the generally buoyant housing market over the last few years has clearly
helped efforts to deal with low demand and empty homes, there have been some
encouraging early signs that the tide is turning. There has been a small but steady
decrease for each of the last five years in the total number of homes in England
vacant for more than six months. And the number of homes reported as being in low
demand in the North and Midlands has fallen from almost a million in 2002 to
around 850,000 in 2004.20
32. The Audit Commission said:
The low demand and long-term vacancy rate between 2001 and 2004 reduced,
nationally, by 6.3%. However, the equivalent figure for the Pathfinder local authority
areas increased by 9.2%. Within this was an increase of almost a third in low demand
in the private sector that was partially offset by a reduction in the social rented
sector.21
33. Many local organisations argued that the housing market was actually taking off in
their areas. The Burnley Wood Community Action Group said:
In December 2003 the housing market in Burnley had totally collapsed, the price of
terraced houses had fallen as low as £5.000, houses were withdrawn from sale with
no interest from buyers. After the publication of the Burnley Neighbourhood Action
Plan in that year (2003) the price of a shell terraced house (one that had been
"gutted", everything removed including heating systems and even internal doors and
floors) has now risen at the end of 2004 to £25,000 with a corresponding rise in
surrounding properties from £35,000 to a local price of between £65,000 - £80,000…
As a result of this speculation we are now experiencing an acute shortage of houses
available for habitation in Burnley, in the last six months we have had 55 houses
cleared in this area, 28 were compulsorily purchased even though there were certified
as "Good and fit for use", we understand that it is necessary to remove some good
houses to create a new build site that will be attractive to builders but we are having
problems housing the owners and tenants from these cleared proprieties. Some
tenants have been re-housed by private property owners in properties that are in a
worst condition than the house they have moved from.22
As a result of the price increases in these areas, some of our witnesses raised concerns that
house purchase is becoming unaffordable, particularly for first-time buyers. The
Committee’s report on homelessness raised concern that where homes are being
demolished as part of the Government’s Pathfinder initiative, “the effect on house prices
20

EV 2, HC 295-II, Session 2004-05
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and availability of affordable homes must be carefully monitored and a programme of
provision of low cost housing to rent must be included”.23 The market upturn may also
suggest that in some areas, public intervention is less essential than before, as the market
might be renewing itself.
34. The factors driving up house prices in the Pathfinder areas are diverse, including
speculation following the establishment of the market renewal initiatives, property market
cycles and the demand spreading out from the lively housing markets in nearby large cities.
It is difficult to judge whether this is a short-term effect or part of a longer-term trend that
will reduce price differentials in sub-regional housing markets.
35. There has been an overall drop in the number of empty homes in some of the areas
which may be significant. The reasons are not clear and the scale and duration of the
market upturn are not yet known. It is important that the Pathfinder programmes
secure good housing market data and an understanding of the factors driving the
market. Regional bodies and local authorities also need to have in place effective,
accessible and up-to-date systems of monitoring market trends, so that changes in
demand and in market ‘hot spots’ and ‘cold spots’ can be readily identified and
programmes adjusted.
36. If there is strong evidence that the rise in housing demand is sustained and not just
the result of an artificial boost to the market due to speculative activity, the Pathfinders
should review their demolition programmes as a matter of urgency and concentrate on
neighbourhood management and housing refurbishment. Housing markets are
dynamic, and the ODPM should allow the Pathfinders considerable flexibility to review
their programmes as demand changes.
37. Pathfinders need to ensure that there is a ready supply of affordable housing. The
programme of demolition and redevelopment needs to be carefully planned to ensure
that there are no interim shortages of affordable housing to the disadvantage of
existing and incoming households.
Creating Sustainable Communities
38. There are concerns that the Pathfinder initiative may be reduced to a ‘numbers
exercise’ about relative increases or decreases in the housing stock. SAVE Britain’s Heritage
warned, “the approach to change and demolition appears to be based on crude top down
statistical view of neighbourhoods – voids, turnover, ownership, value etc. This fails to see
beyond the problems that may have little to do with the houses themselves. It also fails to
obtain active community input until consultation exercises are carried out late in the
day”.24
39. Peter Brown from the Merseyside Civic Society questioned the commitment of some of
the Pathfinders to achieving the Government’s objective of creating sustainable
communities:

23

Homelessness, Third Report of Session 2004-05, HC 61-1, page 47
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The sustainable community agenda sounds very empty to communities which are
affected directly by the circumstances in which this presumption holds… They want
to see support for the improvement of properties in which they live, but also the
provision of the services on which they depend within that community.25
40. The Pathfinders are engaging with their communities, with varying levels of success.
English Heritage said that the way the schemes are being presented and the way the
Pathfinders engage with the public could be improved: “Current practice suggests local
residents are unclear about some of the terminology, options and possible outcomes that
are being put forward by the Pathfinder partnerships.”26 It highlighted the need for generic
guidance on how communities should be consulted and engaged in each stage of the
process.
41. Some are using innovative methods to develop schemes in collaboration with
communities. Other evidence underlined the importance of involving communities early
on in the development process before decisions about demolition have been taken. Many
organisations cited the Enquiry by Design exercise in Whitefield in East Lancashire as a
successful means of consultation with all the main stakeholders in the town working
together on a joint regeneration strategy. English Heritage said:
A week long Enquiry by Design, carried out by the Prince’s Foundation on behalf of
the key stakeholders, resulted in the agreement of all parties to a regeneration
strategy and marks a significant turning point in the fortunes of Whitefield, where
for many years there was no consensus of the best way to regenerate the area.
Although an intensive and expensive process, it is a methodology that has much to
commend it in places where it would otherwise be difficult to achieve an agreed
approach to regeneration.27
42. The Government has included the Pathfinder programme as part of its Sustainable
Communities Plan. To demonstrate its commitment to creating sustainable
communities, we recommend that the Government issue new guidance setting out how
Pathfinder initiatives should consult with local communities to enable input at the
earliest stages before any decisions are taken to demolish housing. Many of the areas
need to increase their populations to make them viable. Pathfinders should consider
how this is planned to ensure sustainable communities. Demolition and refurbishment
plans should be part of an integrated regeneration strategy for an area agreed as widely
as possible. The Enquiry by Design process used in Whitefield, Lancashire offers one
model which could be widely replicated.
Community Support
43. Many of the submissions to our inquiry highlighted the need for community support as
part of the strategies to improve the Pathfinder areas. Witnesses pointed out that
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x

The availability of revenue funds for community support by the Pathfinder
programmes and through mainstream providers is unclear;

x

Communities need support to adapt to the changes to their areas;

x

Most of the Pathfinder areas suffer from inadequate services; and

x

Funding for local services might be affected as populations are moved around.

44. The Pathfinder funds are primarily for capital investment. According to the Pathfinder
initiatives a very limited proportion of their funds can be spent on revenue funding which
they find excessively restrictive. The submission by the Chairs of the Pathfinder initiatives
called for greater flexibility in the use of funds.
One area of funding where we would like to see greater freedom is in the provision of
revenue. The Housing Market Renewal Fund is a capital programme and revenue
funding is difficult to provide. However, major housing improvement needs
considerable planning, preparation and consultation as well as neighbourhood
management. The process can, unless carefully managed, be traumatic for the
families in the area. Some of the necessary revenue support is available for the
preparation of individual projects but other support, for example for neighbourhood
management, is not. We do not want to enter into long term neighbourhood
management as that is not our responsibility – but we do believe that revenue
support is necessary to ensure the smooth transition from the old to the new.28
The Newcastle Gateshead Pathfinder highlighted the need to fund projects which help to
stabilise an areas or support it through the transition.
Revenue projects however are still required to support neighbourhoods through
difficult periods of transition. This could either be until we can rehouse residents and
demolish their homes or, so we can ‘stabilise and improve’ an area showing signs of
market weakness eg. the North Benwell Neighbourhood Management Project has
improved and brought more than 100 homes back into use …along with reducing
crime by around 30% a month compared to the same period last year.29
45. Many of the homes to be compulsorily purchased and demolished are privately owned.
The owners need sufficient compensation to buy an equivalent home. Some may have
problems securing a new mortgage. The Chartered Institute of Housing pointed out:
Implementation of demolition programmes has shown that owner-occupiers can
suffer from lack of information and insufficient financial compensation. In North
Staffordshire Pathfinder, owners whose houses are scheduled for demolition are only
entitled to relocation compensation if they move to approved ‘sustainable’ areas
where property prices are inevitably higher. For many this can mean leaving behind
family and community connections, and not having sufficient resources to purchase
a replacement property. Access to mortgages is obviously limited by age and income,
which means these problems are worse for older, economically inactive, or low
28
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income households. Those who find themselves unable to remain in owneroccupation not only lose the benefits of future property equity but may also find it
difficult to access social housing due to long waiting lists. Some households have also
complained that they were not able to get information from local councils about
areas they could move to in time to make an informed decision. This indicates that
processes need to be tightened up and further consideration of varying personal
circumstances given.30
46. Cole and Nevin suggested that Government should make an adjustment in the
allocation of revenue funding to local authorities to support communities in transition: “In
terms of service provision, central Government should reconsider how it allocates revenue
support to those local authorities experiencing large scale restructuring, to incorporate the
costs of community transition as well as the burden of social need”.31
47. Lord Rooker, the Minister for Regeneration and Regional Development, suggested that
it was the local authority’s role to support communities in transition. He told us: “If it is a
half decent local authority interested in the strategic issue of housing for its citizens it will
embrace its role in community support”.32
48. We recommend that the Government issue guidance on how Pathfinders and local
authorities support communities during the period of transition as neighbourhoods
are refashioned, including examples of best practice. Many of the homes being
compulsorily purchased and demolished are privately owned. Support should be
offered in all Pathfinder areas to homeowners whose homes are compulsorily
purchased so that they can get a new mortgage.
49. The Pathfinder initiatives’ ability to fund revenue projects is very restricted. The
Government should allow Pathfinders to use a significant proportion of their funds for
community support or provide funding through local authority grant mechanisms
explicitly targeted at helping meet the community costs of market renewal.
Mainstream Services
50. Areas with low demand suffer from many social, environmental and physical
problems, and there is a clear awareness among the Pathfinder initiatives that other service
providers are required to address the non-housing needs. There are concerns that the
agencies responsible for non-housing issues such as education, community safety and
crime and transport should contribute towards turning round those neighbourhoods. The
Riverside Housing Group in Liverpool called for a fundamental review of all the nonhousing services in low demand areas.
The Riverside Group believes that the scope of the intervention so far has been too
narrow, and that much more work remains to be done on directing mainstream
service provision and investment to support the objectives of housing market
renewal. Work on non-housing issues, like the rationalisation of schools, will help in
30
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taking a holistic approach to the needs of neighbourhoods. Without it there is a
danger of HMRI becoming another housing regeneration funding stream (albeit a
very significant one) rather than a framework for transformational change.33
51. Several of the Pathfinders are drawing up neighbourhood strategies and masterplans
outlining the public services required from different agencies. Oldham Rochdale set out its
approach.
The intention is to make those neighbourhoods identified as vulnerable to decline
places where people choose to live and stay whatever their background or housing
needs. This will be achieved through the development of comprehensive
Neighbourhood Plans based on Neighbourhood Profiles and other research and
consultation. Housing Market Renewal funding will complement other activity and
funding within these neighbourhoods.
In establishing the joint vision for the future of the two Boroughs it became apparent
that there was a need to set a framework for the physical developments that will
complement the respective community strategies. Consequently, a Master planning
process of the built and natural environment was commissioned both jointly and at
individual Borough level. Although this master plan is still in development, it is
envisaged that it will nest within regional, local and neighbourhood based strategic
plans.34
52. Our evidence highlighted how local authorities are represented on the Pathfinder
boards and how the Pathfinders are talking to the various agencies about the needs of areas
including the Police, education departments and social services. However, it will depend on
the various departments within the council and in central Government to ensure that the
funds are available and the needs of low demand areas are prioritised.
53. Lord Rooker, Minister for Regeneration and Regional Development, accepted that
additional funds may be needed for facilities. He told us: “If you are going to put a new
community there you want to start the school as early as possible. People are more
encouraged to go to an area if a school is open than if it is promised”.35 He did not confirm
how these schools would be funded.
54. Low demand affects many areas but part of the solution lies in creating sustainable
neighbourhoods with high quality services. The problems in many of the
neighbourhoods are caused by the poor quality of the environment and failing public
services as much as the condition of the housing and economic collapse. As
neighbourhoods are redeveloped, there will be variations in the level of population
which could, due to the funding formula, affect the grants available. Rather than
cutting funds to areas, additional transitional support is required in some areas to
improve facilities and thereby create a more attractive and sustainable neighbourhood
as an incentive for new residents to move in.
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55. The ODPM needs to secure commitments from the Departments for Education and
Skills, and Health, and the Home Office that the level of funding can be sustained as
housing is redeveloped and population declines for a temporary period. Commitments
are required to provide funds for facilities in advance of new populations moving in to
the neighbourhoods.
Coordination with Regional Strategies and Agencies
56. Close coordination between the Pathfinders’ programmes, sub-regional and regional
strategies will be key to concentrating activity in areas with low demand within regions and
also to providing wider support for the Pathfinder’s work. The priorities of the different
strategies often appear confusing, and, in some cases, fail to reflect the needs of low
demand areas.
57. Lancashire County Council highlighted the need to coordinate a range of strategies
emerging at a regional level to ensure market renewal is achieved.
There is clearly a need to harmonise and integrate strategies and planning processes
at a sub-regional and regional level if we are to have a coherent and comprehensive
response to the broad issues associated with housing market renewal and
transforming the economic, environmental and social future of East Lancashire.
There are significant challenges for all Lancashire Partners in trying to prepare
coherent responses to a range of current strategic issues (Regional Spatial Strategy,
Regional Economic Strategy, Northern Way) all of which have different drivers and
often incompatible timescales and deadlines.36
58. The Pathfinder Chairs highlighted the need for regional plans to address housing
supply issues:
A greater challenge is ensuring that regional plans take proper account of the supply
and demand for housing. As the Communities Plan pointed out, low demand and
abandonment occurred because, in contrast to the south of England, housing supply
in the north and in parts of the Midlands exceeded demand. Because of journeys to
work this balance cannot be dealt with at a local or even at a sub-regional level. It is
incumbent on the new Regional Spatial Strategies, as emphasised by the Barker
report, to ensure that supply and demand are in balance... if overall demand is not
increasing, new build can only be sensible if it is matched, over the long term by the
demolition of poor quality and unwanted stock.37
The Chairs urged the Government and its Regional Offices to ensure that the emerging
Regional Spatial Strategies support market renewal: “Current work by Regional Assemblies
in developing Regional Spatial Strategies to replace the Regional Planning Guidance
provides a unique opportunity for the alignment of land use and spatial strategies. Support
by Central Government and the Government Offices will be necessary to ensure that these
and other opportunities are grasped”.38
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59. The Audit Commission raised concerns that in some areas new housing is being
proposed in strategic plans, which could compete with plans in the Pathfinder areas. The
Commission’s Head of Housing Markets, Mike Maunder, raised concerns about housing
proposals in Newcastle: “There is too much development outside the Pathfinder area,
whether it is on green or brownfield sites, that will compete with what the Pathfinder is
trying to achieve in Newcastle/Gateshead”.39
60. The need for economic development alongside the housing renewal was mentioned in
many submissions. The RDA policy towards market renewal areas has yet to develop fully.
The Chairs of the Pathfinders suggested that progress was being made in gaining support
from the Regional Development Agencies for economic renewal in their areas: “Some
RDAs, for example, had difficulties in the early days in taking account of the plans of the
Pathfinders. This was largely because of the high level of forward commitment in their
programmes. Recent experience has been far more encouraging”.40 The Northern Way, an
initiative led by the RDAs, is seeking to spearhead the economic revival of many northern
cities including Liverpool, Manchester, Hull and Newcastle. Many areas suffering low
housing demand are on the fringes of these city regions and will benefit only marginally
from the growth of the main centres.
61. Regional strategies need to be aligned to ensure that efforts to revitalise failing
housing markets are maximised rather than hindered by promoting competing
developments in other areas. The Government needs to issue guidance to regional
planning bodies and the RDAs, emphasising the importance of prioritising the needs of
areas with low housing demand.
62. Economic collapse is a major cause of low housing demand which will only improve
if links to economic development are stronger than at present. Many of the areas with
low demand will benefit only to a limited extent from the Northern Way initiative as
they are on the fringes of the city regions where the RDAs are concentrating growth.
The RDAs should consider how the needs of areas with low housing demand are
addressed outside the core areas, particularly improved transport links to nearby cities.
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3 Good Practice and Skills
63. The Pathfinder programmes are developing new approaches to tackling the problems
of weak housing markets. Part of the Audit Commission’s role is to disseminate good
practice among the Pathfinders. It is unclear how the good practice is to be spread to local
authorities, Registered Social Landlords and other bodies outside the Pathfinder area, or
indeed how their good practice is collected and disseminated.
64. Knowsley Council said:
We believe that sharing of good practice is at an early stage however, there is still
some work to do to completely break down the traditional “inward looking”
approach taken by many housing organisations and authorities. We believe that
there is a danger of a “Pathfinder elite” which have resources in terms of staff and
research budgets to invest in innovation and good practice, and that GOs and RHBs
therefore have an important role to play to ensure, and to co-ordinate, “true” and
practical dissemination of new tools beyond Pathfinder borders.41
65. Government should produce an action programme to indicate how the emerging
lessons of the Pathfinder programme, including examples of innovation and good
practice, can be disseminated to a wide audience of public and private sector agencies,
not least local authorities and Registered Social Landlords.

Availability of Appropriate Skills
66. The shortage of staff with the necessary skills to manage regeneration schemes was
noted in the Urban Task Force report in 1999 and in the subsequent Urban White Paper
which proposed the setting up of regional centres of excellence. The Government then
returned to the issue five years later when it appointed Sir John Egan to head a task force
into skills for sustainable communities. As a result of Egan’s report, the Government
announced in January 2005 details of the Academy for Sustainable Communities to be
established in Leeds.
67. The lack of adequately skilled staff threatens the Housing Market Renewal programme.
The Pathfinder chairs pointed out widespread problems in recruiting skilled staff.
The skills required in Housing Market Renewal are not, in essence, different from
those required by other regeneration initiatives. There is no doubt, however, that
there is an acute shortage of such skills. This is reflected in the rapid growth of
salaries offered to those experienced in the field.
The skills shortage pervades the whole programme and is not limited to the
Pathfinder teams, who often have problems recruiting suitable staff. Local
authorities, on whom the Pathfinders rely for much of the strategic input as well as
local consultation and implementation of projects, find it difficult to man up to the

41

EV 40, HC 295-I, Session 2004-05

22

Empty Homes and Low-demand Pathfinders

demands placed upon them. This is especially the case if they are smaller authorities,
for whom the Pathfinder programme represents a step change in approach.42
68. Expertise in delivering programmes for major neighbourhood remodelling has been
lost over the years and the wide range of skills required is not adequately covered by
‘traditional’ professional areas of expertise. The Chartered Institute of Housing said that it
was reviewing its professional qualification in terms of whether new areas of competence
were required. Sarah Webb from the Institute told us: “We are reviewing our professional
qualification at the moment …without predicting the outcome of that, the kinds of skills
we will identify as needing the profession to have in the next five years will be quite
different”.43
69. The evidence also highlighted the problems experienced by new graduates seeking a
career in regeneration because experience is required for most jobs. Bob Pringle, director of
the Hull Pathfinder, told us: “Most people in regeneration want you to have some
experience and the difficulty for most people is actually getting that experience”.44 Hardial
Bhogal, director of the East Staffordshire Pathfinder, called for new opportunities to enable
new recruits to get experience in working in regeneration projects.
There is a demand for very high skilled people because of the intensity of the work.
Not only in the Pathfinders but in the external adviser consultancy fields and so on
they are stretched; there is a colossal investment going on this and you will see they
are also being stretched in terms of the submissions and the quality of submissions
coming forward. Firstly, there is a general agreement there is a lack of skills and I
think whatever can be done to incentivise more people coming into the field, trainee,
graduate positions and so on for people to learn on the job, and the transferring of
skills from consultancies to mainstream, the more that should be encouraged.45
70. We welcome the recent announcement of the Academy for Sustainable
Communities. It should give priority to training in the broad range of skills and
expertise required to deliver housing market renewal. This should include immediate
action to meet gaps in knowledge, analysis and implementation through short courses,
networks and briefing notes. The Government should consider setting up new ways to
develop regeneration skills. New pathways are needed to recruit graduates into
regeneration programmes where they can get the necessary experience before taking on
managerial roles, including graduate training schemes and work experience
placements.
71. We welcome the Chartered Institute of Housing review of its professional
qualification. We urge the other professional bodies including valuation, surveying,
architecture and planning to review their qualifications and key areas of competence to
reflect the demands of managing regeneration projects.
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4 Areas outside the Pathfinders
72. The Pathfinder programme covers about 50 per cent of the areas with serious
concentrations of housing demand problems. The challenge of tackling low demand where
the problem is more diffuse has yet to be effectively addressed. Some of the evidence
suggested that these areas are indeed losing funds as a result of the Pathfinders being
established. The Audit Commission pointed out that local authorities are required to
consider the state of the housing markets in their housing strategies but they cannot
effectively address them without additional funds.
Mainstream resources have in the past been insufficient to tackle weak housing
market problems. This has now been acknowledged by Government and led to the
establishment of Market Renewal Pathfinders. Nevertheless, this only addresses the
problems in the intervention areas in the 25 local authorities included in the
Pathfinders.
Pathfinders have identified a need for significant public sector resources to research
the problems; finance a major portion of their early programmes; engage partners
effectively; and gain the trust of residents. If interventions elsewhere are necessary to
transform localities rather than ameliorate the current difficulties, they too will need
proportional additional resources.46
73. Our evidence suggests that in fact the areas with low demand outside the Pathfinders
are losing funds, with the Housing Corporation, for example, concentrating on the
Pathfinder areas in the North and Midlands. The Housing Company, Bolton at Home, told
us:
Leaving aside our concerns that Bolton was not considered to merit Housing Market
Renewal Funds despite our low demand issues closely mirroring those of Rochdale
and Oldham, we have been reasonably optimistic in believing that the benefits of
Housing Market Renewal Funds to the sub-region would spread wider than the
Pathfinders, percolating across local authority boundaries. At the very least we
expected that the six local non-Pathfinder authorities would not actually lose
regional allocation in real terms but that the Housing Market Renewal Funds would
result in a rise in regional resources, with no top-slicing to our detriment. When the
Centre for Urban and Regional Studies identified 50% of regional low demand
outside the Pathfinders our natural presumption was that Bolton, as one of these
areas of low demand, would still be given priority for allocation as recognised in the
Regional Housing Strategy. Unfortunately, in reality, there has been an overall
diminution of resources directed towards non-Pathfinder authorities. The Housing
Corporation for instance have reduced ADP within Bolton (for the period 2004/06)
by over 90%, a swingeing cut that ignores the fact that our housing problems
continue irrespective of the need to increase funding into HMRF Pathfinders.47
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Knowsley Council warned that the loss of funds could destabilise regeneration initiatives in
areas outside the Pathfinders:
In itself the Merseyside Housing Market Renewal Pathfinder is unlikely to have any
adverse affect on Knowsley’s housing, social and economic regeneration. However,
Knowsley’s renaissance relies upon a mixture of public and private funding and there
is evidence that the Pathfinders may be being resourced at the expense of other
schemes...However, it is vital that the interrelated strategies and mix of public and
private funding mechanisms, which are the ingredients of Knowsley’s success, are
not destabilised by the Housing Market Renewal initiative. Housing markets are both
complex and unpredictable with even the most robust plans exposed to risk of
collapse by the slightest, unexpected change.48
74. The Audit Commission pointed out that the Pathfinder initiatives can recycle the
capital receipts secured from the sale of sites. It suggests that, “If those authorities outside
the pathfinders, with a clearly evidenced problem, were allowed to recycle capital receipts
in the way Pathfinders are, this scope could be greatly enhanced.” 49
75. Some of the submissions proposed a more strategic approach to tackling low housing
demand. The Chartered Institute of Housing said that
Whilst the work of the Pathfinders should help to develop techniques and strategies
for addressing the problems in these remaining areas, action to prevent further
decline in non-Pathfinder areas is needed now. Regional Housing Boards have begun
to tackle this as identified in Regional Housing Strategies but need a funding
mechanism. To achieve this aim, a National Strategy for Housing Market
Restructuring should be developed.50
The ODPM has a PSA target “to achieve a better balance between housing availability and
the demand for housing in all English regions while protecting valuable countryside
around our towns, cities and in the greenbelt – and the sustainability of existing towns and
cities – through specific measures to be set out in the Service Delivery Agreement.”
76. The additional funds targeted at Pathfinder areas are needed to tackle their low
demand problems. The Pathfinders’ success will not be emulated on the same scale in
other areas unless additional funds are identified for them. The Government should
consider allowing local authorities outside the Pathfinders with areas of low housing
demand to recycle their capital receipts where they are selling housing sites for
redevelopment. It is vital that regional allocations do not take funds away from other
areas, by concentrating funds solely on Pathfinder areas. The Housing Corporation
should review its allocations so that they address the housing needs equally and achieve
a better balance of support across low demand areas.
77. Measures to tackle low demand should not be confined to setting up the Pathfinder
initiatives but should be part of a systematic sub-regional appraisal. The Government
should also develop a coherent strategy for intervening in housing markets so that
48
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housing demand is better balanced between the parts of the greater South East with a
severe supply shortage and the areas suffering from low demand and housing surpluses
in the Midlands and the North. There should be a review of the extent to which
infrastructure necessary to support growth in South East takes so many resources that
it prevents necessary and similar expenditure in low demand and Pathfinder areas.
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Conclusions and recommendations
The Pathfinder Programme
1.

The target set in the ODPM’s five year housing plan to reduce the gap between those
areas with low demand and the rest by a third by 2010, and to eradicate the problems
by 2020 is welcome. However, the programme requires a more detailed set of
objectives and an endview by which progress can be measured. (Paragraph 14)

2.

Each Pathfinder initiative is developing its own strategy to meet the distinctive
problems of its area. To assess the overall impact of the Housing Market Renewal
Initiative, and whether the targets have been achieved, comparable data are required
from each Pathfinder. (Paragraph 15)

3.

Pathfinder initiatives need to develop solid and comparable housing market data so
that progress can be measured. At present they are using a range of different
indicators, at different geographical levels and over different time frames. The
Pathfinder programmes need a realistic view of the future market structure that
should specify the range of property types and values envisaged to achieve
sustainable neighbourhoods in healthy and thriving housing markets. All the
Pathfinders need to develop robust indicators to measure changing levels of resident
satisfaction with their area and the quality of services provided to assess whether
more sustainable communities are being created. (Paragraph 16)

4.

The Government acknowledges that it will take up to 15 years to tackle failing
housing markets or undertake market restructuring and many of the mechanisms
such as compulsory purchase orders have a long lead-in time before taking effect.
The Government should make long term funding commitments to the Housing
Market Renewal Initiatives to give them and their partners the confidence that they
can enter into long-term agreements. (Paragraph 19)

5.

Some demolition is required but there is a risk that this initiative will be seen as a
major demolition programme, which will repeat the mistakes of previous clearance
programmes that destroyed the heritage of areas and failed to replace it with
neighbourhoods of lasting value. The Government needs to set out clear procedures
for the Pathfinders to follow when deciding which housing should be demolished
and how the various options for refurbishment and redevelopment should be
considered. The potential heritage value of the housing and its contribution to
regenerating neighbourhoods should be considered an important part of any
appraisal but houses should not be preserved for the sake of heritage if there is not
the demand for them. The differential level of VAT on new-build housing and
refurbishment schemes makes demolition more commercially attractive. The ODPM
should put pressure on the Treasury to harmonise VAT on new-build and
refurbishment housing schemes. (Paragraph 24)

6.

CPOs take a long time to process notwithstanding the recent Government reforms.
Local authorities and the Planning Inspectorate need to prepare for the volume of
CPOs, which the Pathfinders are preparing. There is currently a shortage of staff with
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experience of CPOs in local authorities. At the very least the ODPM should prepare
basic good practice guidance, which is simpler than its current technical manual.
(Paragraph 29)
7.

With CPOs taking several years to process, Pathfinders need to be established on a
long-term basis with funding commitments to implement the orders when they have
been confirmed. Current three-year funding allocations are insufficient. We
recommend that the Government make indicative allocations to Pathfinders for at
least six years. (Paragraph 30)

8.

There has been an overall drop in the number of empty homes in some of the areas
which may be significant. The reasons are not clear and the scale and duration of the
market upturn are not yet known. It is important that the Pathfinder programmes
secure good housing market data and an understanding of the factors driving the
market. Regional bodies and local authorities also need to have in place effective,
accessible and up-to-date systems of monitoring market trends, so that changes in
demand and in market ‘hot spots’ and ‘cold spots’ can be readily identified and
programmes adjusted. (Paragraph 35)

9.

If there is strong evidence that the rise in housing demand is sustained and not just
the result of an artificial boost to the market due to speculative activity, the
Pathfinders should review their demolition programmes as a matter of urgency and
concentrate on neighbourhood management and housing refurbishment. Housing
markets are dynamic, and the ODPM should allow the Pathfinders considerable
flexibility to review their programmes as demand changes. (Paragraph 36)

10.

Pathfinders need to ensure that there is a ready supply of affordable housing. The
programme of demolition and redevelopment needs to be carefully planned to
ensure that there are no interim shortages of affordable housing to the disadvantage
of existing and incoming households. (Paragraph 37)

11.

The Government has included the Pathfinder programme as part of its Sustainable
Communities Plan. To demonstrate its commitment to creating sustainable
communities, we recommend that the Government issue new guidance setting out
how Pathfinder initiatives should consult with local communities to enable input at
the earliest stages before any decisions are taken to demolish housing. Many of the
areas need to increase their populations to make them viable. Pathfinders should
consider how this is planned to ensure sustainable communities. Demolition and
refurbishment plans should be part of an integrated regeneration strategy for an area
agreed as widely as possible. The Enquiry by Design process used in Whitefield,
Lancashire offers one model which could be widely replicated. (Paragraph 42)

12.

We recommend that the Government issue guidance on how Pathfinders and local
authorities support communities during the period of transition as neighbourhoods
are refashioned, including examples of best practice. Many of the homes being
compulsorily purchased and demolished are privately owned. Support should be
offered in all Pathfinder areas to homeowners whose homes are compulsorily
purchased so that they can get a new mortgage. (Paragraph 48)
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13.

The Pathfinder initiatives’ ability to fund revenue projects is very restricted. The
Government should allow Pathfinders to use a significant proportion of their funds
for community support or provide funding through local authority grant
mechanisms explicitly targeted at helping meet the community costs of market
renewal. (Paragraph 49)

14.

Low demand affects many areas but part of the solution lies in creating sustainable
neighbourhoods with high quality services. The problems in many of the
neighbourhoods are caused by the poor quality of the environment and failing public
services as much as the condition of the housing and economic collapse. As
neighbourhoods are redeveloped, there will be variations in the level of population
which could, due to the funding formula, affect the grants available. Rather than
cutting funds to areas, additional transitional support is required in some areas to
improve facilities and thereby create a more attractive and sustainable
neighbourhood as an incentive for new residents to move in. (Paragraph 54)

15.

The ODPM needs to secure commitments from the Departments for Education and
Skills, and Health, and the Home Office that the level of funding can be sustained as
housing is redeveloped and population declines for a temporary period.
Commitments are required to provide funds for facilities in advance of new
populations moving in to the neighbourhoods. (Paragraph 55)

16.

Regional strategies need to be aligned to ensure that efforts to revitalise failing
housing markets are maximised rather than hindered by promoting competing
developments in other areas. The Government needs to issue guidance to regional
planning bodies and the RDAs, emphasising the importance of prioritising the needs
of areas with low housing demand. (Paragraph 61)

17.

Economic collapse is a major cause of low housing demand which will only improve
if links to economic development are stronger than at present. Many of the areas
with low demand will benefit only to a limited extent from the Northern Way
initiative as they are on the fringes of the city regions where the RDAs are
concentrating growth. The RDAs should consider how the needs of areas with low
housing demand are addressed outside the core areas, particularly improved
transport links to nearby cities. (Paragraph 62)

Good Practice and Skills
18.

Government should produce an action programme to indicate how the emerging
lessons of the Pathfinder programme, including examples of innovation and good
practice, can be disseminated to a wide audience of public and private sector
agencies, not least local authorities and Registered Social Landlords. (Paragraph 65)

19.

We welcome the recent announcement of the Academy for Sustainable
Communities. It should give priority to training in the broad range of skills and
expertise required to deliver housing market renewal. This should include immediate
action to meet gaps in knowledge, analysis and implementation through short
courses, networks and briefing notes. The Government should consider setting up
new ways to develop regeneration skills. New pathways are needed to recruit
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graduates into regeneration programmes where they can get the necessary
experience before taking on managerial roles, including graduate training schemes
and work experience placements. (Paragraph 70)
20.

We welcome the Chartered Institute of Housing review of its professional
qualification. We urge the other professional bodies including valuation, surveying,
architecture and planning to review their qualifications and key areas of competence
to reflect the demands of managing regeneration projects. (Paragraph 71)

Areas outside the Pathfinders
21.

The additional funds targeted at Pathfinder areas are needed to tackle their low
demand problems. The Pathfinders’ success will not be emulated on the same scale
in other areas unless additional funds are identified for them. The Government
should consider allowing local authorities outside the Pathfinders with areas of low
housing demand to recycle their capital receipts where they are selling housing sites
for redevelopment. It is vital that regional allocations do not take funds away from
other areas, by concentrating funds solely on Pathfinder areas. The Housing
Corporation should review its allocations so that they address the housing needs
equally and achieve a better balance of support across low demand areas.
(Paragraph 76)

22.

Measures to tackle low demand should not be confined to setting up the Pathfinder
initiatives but should be part of a systematic sub-regional appraisal. The Government
should also develop a coherent strategy for intervening in housing markets so that
housing demand is better balanced between the parts of the greater South East with a
severe supply shortage and the areas suffering from low demand and housing
surpluses in the Midlands and the North. There should be a review of the extent to
which infrastructure necessary to support growth in South East takes so many
resources that it prevents necessary and similar expenditure in low demand and
Pathfinder areas. (Paragraph 77)
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Formal Minutes
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Tuesday 22 March 2005
Members present:
Andrew Bennett, in the Chair
Chris Mole
Mr Clive Betts
Mr Bill O’Brien
Mr David Clelland
Mr Adrian Sanders
The Sub-committee deliberated.
Draft Report (Empty Homes and Low-demand Pathfinders), proposed by the Chairman,
brought up and read.
Ordered, That the Chairman’s draft Report be read a second time, paragraph by paragraph.
Paragraphs 1 to 77 read and agreed to.
Summary agreed to.
Resolved, That the Report be the Third Report of the Sub-committee to the Committee. —
(The Chairman.)
Ordered, That the Chairman do make the Report to the Committee.
[The Sub-committee adjourned.
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Formal Minutes
Tuesday 22 March 2005
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Resolved, That the Report be the Eighth Report of the Committee to the House.
Ordered, That the provisions of Standing Order No.134 (Select Committees(reports)) be
applied to the Report.
Ordered, That the Appendices to the Minutes of Evidence taken before the Committee be
reported to the House.
[Adjourned till Tuesday 5 April at Nine o’clock.
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Oral evidence
Taken before the Ofﬁce of the Deputy Prime Minister:
Housing, Planning, Local Government and the Regions Committee
(Urban Affairs Sub-Committee)
on Tuesday 8 February 2005
Members present:
Andrew Bennett, in the Chair
Mr Clive Betts
Mr John Cummings
Chris Mole

Mr Bill O’Brien
Christine Russell

Witnesses: Mr Michael Gahagan, Chairman, Transform South Yorkshire Housing Market Renewal
Pathﬁnder, Mr Max Steinberg, Chief Executive, Elevate East Lancashire, Ms Jo Boaden, Director, Bridging
Newcastle Gateshead, Mr John Glester, Chairman, New Heartlands HMR Pathﬁnder, Merseyside,
examined.
Q1 Chairman: Welcome to this session of our
inquiry into Empty Homes and Low-Demand
Pathﬁnders. This is, in a sense, a follow-up by the
Committee to an inquiry that we held three years
ago. Could I ask you to identify yourselves, please.
Mr Glester: John Glester, the Chair of Merseyside
Pathﬁnder.
Ms Boaden: Jo Boaden, Director, Newcastle
Gateshead.
Mr Gahagan: Mike Gahagan, Chair of Transform
South Yorkshire.
Mr Steinberg: Max Steinberg, Chief Executive of
Elevate, East Lancashire.
Q2 Chairman: Does anyone want to say anything by
way of introduction?
Mr Gahagan: Could I very brieﬂy say something, Mr
Chairman. You just said that it is three years since
this Committee reported and on behalf of all of us
and the Chairs generally I would like to say that we
are very pleased with the follow-up that there has
been. You recommended very fast action in your
report and we think there has been a lot of progress,
both on the ground and in terms of development of
policy, especially in terms of working with
communities and a lot happening in terms of
housing improvement and so forth. I think all our
answers have to be seen in that context. We have a
long way to go—it is a 10 to 15-year programme—
but we think we have made a pretty good start.
Chairman: Thank you very much.
Q3 Christine Russell: Good morning, everyone. You
have half answered the question I was going to ask
you, Mr Gahagan, so perhaps I will look to John
Glester, Jo Boaden and Max Steinberg. You say you
have achieved quite a lot in two years. Very brieﬂy,
could you tell the Committee what impact you feel
you have had in those two years in your own
particular pathﬁnder?

Mr Gahagan: Shall I start, as I did not deal with
South Yorkshire. Because it is a 10 to 15-year
programme, we have to do a lot of discussion with
the communities, because we are dealing with house
improvements/demolitions aVecting families. There
is a lot of that going on. We—and everyone, I
think—would say that there is a lot of master
planning going on. Also, in our case—and
everybody else would say the same—we have
already started, I have to admit, with projects that
were already on the shelf, to an extent, because you
cannot launch major capital projects like this
instantly. We will have improved, by March next
year, just over 2,000 houses. We will have
demolished less than that. I think all of us are doing
more improvements than demolitions, but we will
have demolished probably more than 1,000, and that
is in order to get some new high-quality replacement
stock in place.
Ms Boaden: Echoing what Mike has already said,
for us the ﬁrst year or so of the programme has been
very much around building our evidence base,
understanding the drivers for housing market
change and making sure that our plans are clearly
laid for the future. This is a long-term programme
and we need to be absolutely as clear as we can that
these plans are going to work, that they are ﬂexible
into the future. That has been a huge issue for us,
collecting evidence, understanding the drivers,
collecting research.
Q4 Christine Russell: In your area, what was tangible
to local communities?
Ms Boaden: I was going to come on to that, I just felt
it was important to make that initial point. We have
demolished some houses, around 480 up to now; we
have improved many more, nearly 2,000 houses. We
have done a lot of work around supporting
neighbourhoods through what is a very diYcult
process, so we have supported neighbourhoods in
transition. We have, for an example, a particular
project in the West End of Newcastle which brings

3030521001

Page Type [E]

30-03-05 21:22:06

Pag Table: COENEW

PPSysB

Unit: PAG1

Ev 2 Ofﬁce of the Deputy Prime Minister Committee: Evidence

8 February 2005 Mr Michael Gahagan, Mr Max Steinberg, Ms Jo Boaden and Mr John Glester

together a number of diVerent agencies to improve
that particular area and stabilise it. It was an area of
falling demand. We have sought to bring together a
number of people and now crime has reduced by
30% year-on-year without that being displaced.
People are moving back into the area; a hundred
houses have come back into use. We have a whole
range of issues that have worked across the area,
both straightforward clearance and improvement
but also projects that support neighbourhoods
through this diYcult process.
Mr Glester: Again, a lot of work on area
regeneration frameworks and then consulting very
deeply with the local communities and others. We
are beginning to start a programme of acquisition
and demolition. We have demolished around 400
units, we have refurbished about the same number,
and we have acquired getting on for 1,000. I think
the key thing we are concentrating on is ensuring as
far as possible that we are taking communities with
us. We are consulting deeply with them. We are not
going to please everybody—we know that—but we
appear to be getting strong support on the ground
for what we are proposing and what we are doing. It
is really the beginning. It is the start of a long
programme of transformation and change, so there
is a lot of acquisition and demolition at this stage.
We have also appointed lead developers in six areas
within the pathﬁnder, and we are beginning to see
the ﬁrst fruits of that with new build coming out of
the ground in parts of Bootle.
Mr Steinberg: Not to repeat what has already been
said, I think an understanding of the drivers that
have caused market failure, and, in some cases,
market collapse, which often relate to things other
than housing: education, health, and, fundamentally
in East Lancashire, the economy. Besides major
improvement programmes and some demolition
work, I would point to developing construction
skills in East Lancashire. We have some trainees on
site now, being trained in areas to bring new skills
into the sub-region. We have an accreditation
project with private landlords to make sure they are
operating in an eVective way and a responsible way
in the local areas. And we are working very closely
and putting resources behind working through the
communities and actually bringing communities
together. So we are heavily involved in work
between, in some cases, communities that are very
fractured and actually trying to help them to work
more closely together and to co-exist in a more
eVective way.
Q5 Christine Russell: Can I ask you about the
criticism that the Audit Commission has made in a
submission to us, which is that clearly you are
undertaking projects which reﬂect really the kind of
pet projects and wishes of the local authorities,
rather than using market intelligence and saying
what is going to work in this area. One of you
mentioned about lifting projects oV the shelf. How
do you refute that criticism?
Mr Gahagan: No, I would not refute it totally. I
think there is an element of truth in that, in the early
stages. All of us, I think, without fail, had not

intended to do a second prospectus, but all of us are,
because I think we realised the shortcomings of the
ﬁrst prospectus in looking at the ten- to 15-year
programme. So we are all submitting to the
Department, by dates they will give us, a revised
prospectus looking across the ten years. Because we
wanted to make our presence felt in the area: you
cannot just do a major housing and at the same time
align the education, health, and the things that Max
has talked about, instantly. So, yes, we did pull some
things oV the shelf, and that is a perfectly valid
criticism by the Audit Commission which we are
taking note of and responding to.
Mr Glester: If I could give you an example from
Merseyside. I would concur with Mike and I would
not be defensive at all about taking some schemes
which make a very early impact and which
demonstrate, what I think we are trying to do with
those schemes, which is to bring better design and a
much more comprehensive approach to renewal in
those new schemes that are coming forward than
there might otherwise have been. So we are adding a
little bit there. As a pathﬁnder, in addition to
obviously getting a lot more information through
research and intelligence so that we can have a better
informed prospectus about what appears to need to
be done and why it appears to need to be done and
what are the drivers that underpin the lack of
demand, we are also, as a board, getting ourselves
together, with the agreement of all partners, to move
towards strategic commissioning by the board of a
number of projects. That will grow over time, with
less coming up from the local authority portfolio, so
to speak.
Q6 Christine Russell: Have there been cases where
you have said to your local authorities, “I am sorry,
this has been on your agenda—
Mr Gahagan: Yes.
Ms Boaden: Yes.
Mr Glester: Yes.
Mr Steinberg: I think, increasingly, as we all develop
better market intelligence, there has been more
evidence of challenging discussions between
pathﬁnders and the authorities about approaches
that will have to be very carefully discussed. I have
two areas, one of which, to use extremes, was being
proposed for wide-scale clearance, where again we
have intervened and we are now looking with the
community and others about what the future for
that area is. In another area, where the authority
indicated that properties could be retained, we are
unclear about whether or not that is a real long-term
future for that area. I think the market intelligence
we are all gathering will help us to have these
discussions over the next year or two with the
authorities.
Q7 Chairman: Christine referred to the Audit
Commission evidence. Could I point out that all the
evidence we received promptly for the deadline has
now been published. It is an expensive volume,
£16.50, but you can ﬁnd it on our web page and it
will then only cost you the price of downloading it.
That is just a bit of information. Now, could I ask
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you this question about property prices. There is a
suggestion that really you were pretty irrelevant;
that market prices for houses were moving ahead
pretty rapidly in most areas in 1997 to about 1999;
that market prices had not moved in your renewal
areas but they are now moving; and that really that
has nothing to do with you and is just the way in
which the market was a bit slower catching up, being
in more depressed parts.
Mr Glester: I would certainly refute that. We saw a
movement in house prices probably in line or slightly
below what else was going on in our regions. There
has been research done by CURS and others to
demonstrate that the movement of house prices, say,
in the North West was greater than it was within the
pathﬁnder areas.
Q8 Chairman: But you are catching up now, are
you not?
Mr Glester: No. If I may take the speciﬁc example of
Liverpool within Merseyside, there was a particular
ﬁllip to the housing market which was caused by the
announcement of the City of Culture, the Year of
Culture award, and a great deal of speculation took
place in what was essentially a buy-to-let market.
That speculation was often done at, shall we say,
arm’s length, and many of those properties which
were acquired, have, by deﬁnition, being in parts of
the pathﬁnder area, proved very diYcult to let. They
are not being let, and some are coming back on to the
market, and prices are, indeed, falling from last year.
Q9 Chairman: As far as your area is concerned, the
market is not responding to the fact that it is a
pathﬁnder.
Mr Glester: The prices are higher than they were
when they were designated as a pathﬁnder, but by no
means the same rate as regionally or nationally, and,
indeed, some fallback from the prices that were
spiralled up a bit as a result of speculation.
Mr Steinberg: There have been some changes in
house prices in East Lancashire, but it would be fair
to say also that there are parts of East Lancashire
which have largely been immune from any house
price rises. 82% of sales last year were below £52,500
in East Lancashire, which is signiﬁcantly below the
North West average and signiﬁcantly below the
UK average.
Q10 Chairman: As far as most of those householders
are concerned, the question is whether they are
getting back more than they paid for them.
Mr Steinberg: Absolutely. In many cases, the cold
spots remain very cold. We have postcode areas that
we have tracked in which house prices are now lower
than they were ten years ago. So I think the answer
to your question is: Yes, there has been some change
and, yes, the market intelligence is helping to inform
us about where that is happening, but there are still
signiﬁcant areas where house price rises, as referred
to, are not having any eVect on certain postcodes
and in fact the market in some areas is still declining,
as John Glester has indicated.

Mr Gahagan: Overall the house prices have gone up
at about the same rate as the regional average. We
asked CURS to do some work. Overall the gap has
not narrowed. There has been a lot of buy-to-let
property acquisition. When CURS looked across
the whole of the North West and the Yorkshire and
the Humber pathﬁnders, they did ﬁnd that, although
house prices are increasingly generally, the gap with
the region is widening and there are these pockets. I
think we also need to remember that, whatever price
they are going at, some of these are houses we should
not be asking families to live in: they do remain
pretty dreadful houses.
Q11 Chairman: Do you think your plans are
suYciently ﬂexible to take into account changing
markets?
Mr Gahagan: I think that is a very good question. I
hope so, yes. I hope we have learned the lessons of
the past. Because we are a 10 to 15-year programme,
that is why I think all of us are putting a lot of eVort
into not only understanding the drivers but also
monitoring what is happening. We are doing a big
survey of a high percentage of people who come in.
So there is a lot of that going on.
Ms Boaden: This issue of housing market
intelligence which we keep coming back to is
fundamental both to the ﬂexibility of the
programme and also the recognition of the
problems. In terms of price, if you look across the
North East you see huge increases in particular
areas, but for the pathﬁnder area, when you unpick
that and get down to a local level, these ﬁgures are
very often skewed because of very small numbers of
houses that come up for sale in some of these areas.
We have some areas within some of our
neighbourhoods where it is 80% social rented
housing. There are big issues of how you understand
that price diVerential between the regional and the
local average and what it means for us as a
pathﬁnder. That issue, moving on to housing market
intelligence more generally, is crucial for the
ﬂexibility of our plans and understanding what is
happening and what is working in the market place,
and what we can build on and what we need to
change. But obviously there are issues of funding
into the future with that, regarding the ﬂexibility of
the programme.
Q12 Chairman: When we looked into this, the
building societies denied there was any red-lining of
areas, but it was pretty obvious that there were
signiﬁcant parts of the areas where you could not get
a mortgage as an individual buyer. Is it not possible
to get a mortgage on all the ﬁt properties in your
pathﬁnder area?
Mr Gahagan: It has not been raised as a big issue
with me in my area, I have to say.
Ms Boaden: That remains the same. As far as we are
aware, certainly from one lender, that is the case,
that there is no red-lining that is happening at the
moment.
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Q13 Chairman: So it is possible to get mortgages
with most of the properties that are ﬁt within your
pathﬁnders now?
Ms Boaden: Yes.
Mr Steinberg: Chairman, I am glad you added the
word “most” because that is the case. I think in a
number of areas cost and value are still issues and
there are a numbers of people who are in negative
equity in East Lancashire, so I think there are still
some areas where the market is expressing a degree
of caution, but I would accept your “most”
qualiﬁcation.
Q14 Chairman: Have any of you put into place a
mortgage scheme with a lender as part of your
pathﬁnder activities?
Mr Gahagan: We have not, as yet, speaking for
myself. We have various schemes to help people
where clearance is taking place, for example, but
that is a diVerent issue. I know there is a scheme in
Oldham, Rochdale, for example, the equity lending
scheme which they are pioneering there, but, as I say,
in South Yorkshire that has not been a big issue. I
do not know whether Clive Betts would have other
views, but that has been my experience.
Q15 Mr O’Brien: A lot of evidence has been
submitted to the Committee and some witnesses
have referred to the question of demolition to help
the market renewal programme. But some are
suggesting that it is just an excuse for wholesale
clearance. How do you counter that perception?
Mr Gahagan: First, we are improving a lot more
than we are demolishing. Secondly, if you look right
across the country—and there are about 20 million
homes in this country—we clear less than 20,000 a
year, so we are clearing about less than 0.1%.
Another way of putting that, which we mention in
our evidence, is that every home built now has to last
for 1,000 years, so we have a very ageing asset in our
housing stock and we are storing up problems for
future generations. Let’s be clear about that. I think
there does have to be demolition. Often, where
houses are grouped, it is sensible to do clearance of
an area, not only because the houses generally tend
to be in a neighbourhood of poor quality but by that
way you can assemble sites of suYcient quality for
further development. You do not demolish for its
own sake; you demolish for a purpose. A lot of the
demolition is to provide sites for good quality
replacement housing. The reason why it has such a
bad name, as I am sure everyone is aware, is because
of the memories of what we did in the sixties and
seventies when we did break up communities. We
did some dreadful things. I had a very minor part in
some of that in those days and I hope and I think we
have learned our lessons. All of us have spent a lot of
time and energy—John has already mentioned it—
working with communities to help them through this
process. I think we have a real culture problem in
this country and I think we need to do more
demolition not less.

Q16 Mr O’Brien: As you say, the amount of
demolition taking place is very limited, but, in some
areas, when you clear a large swathe or area it is
signiﬁcant to that area. In the past, the question of
recovering the community costs for that demolition,
and re-location of the community, and support for
vulnerable residents, have all been issues that have
given rise for concern. Has the pathﬁnder
programme given suYcient recognition to the
problems to which I have referred?
Mr Glester: I believe we have. I will use speciﬁcs
from Merseyside. We have something called Living
Through Change, which is a development of
something which one of the local authorities has
been using and we have spread it across all three
authorities now. This deals with communities where
there is substantial change taking place—demolition
and other major refurbishment schemes taking place
in an area—ensuring safety and ensuring continuity
and those sorts of things and working with
communities. We are also putting in place an equity
loan product, which is particularly where a number
of private lenders are coming together, but also we
are putting resources of the pathﬁnder behind it
speciﬁcally for those who are more vulnerable, the
elderly, maybe the disabled or whoever, who cannot
get anything on the commercial market. We are
working with those. Of course the key to all of this
is to try to keep communities together and to learn,
as Mike says, very strongly from the lessons in the
past, where whole communities were wiped out. This
is about keeping communities together, providing a
greater choice of housing within those local areas.
Q17 Mr O’Brien: What about the relocation of
services like schools, health centres and libraries?
Mr Glester: I think there we have to work very
closely with providers of those. It is not our
programme that is going to do those but that takes
us into the area of working very closely with others.
We would not want to see—and I think all
pathﬁnders’ chairs have made these representations
to the Department and elsewhere—a formulaic
approach to the closure of a school or a health centre
or whatever because the population for a while is
going down. The whole essence of a sustainable
community, when you come back, is that you have
a good quality school and a good quality health
centre. We would rather be working not to see the
things close but actually to improve them when the
community comes back.
Q18 Chairman: Some places are not going to come
back. Historians look at the loss of medieval villages
of the Yorkshire Wolds; presumably in 50 years time
they are going to look at the lost counties of
Lancashire. In places like Darwen, you are going to
half the population. Is Darwen viable in the future?
Mr Steinberg: I am not sure which of those questions
I would like to answer ﬁrst. If I may, I will start with
the fact that, in an area which has 85,000 dwellings—
which the area I work in has—and where 9% are
currently vacant, I think your ﬁrst assertion is
absolutely right. There are some areas which have
been housing areas for a long period of time that
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probably now cannot continue to be housing areas
because the market has moved against those areas. I
think we have to recognise that and we have to deal
with that. That means working, as your previous
question says, with communities about that change.
There are, however, a lot of areas where there has
been outward migration or population loss, where
there is still community that can be worked with,
where we can improve existing housing or provide
new housing, but, crucially, as John Glester said, it
has to be in the context of working with other service
providers. The Building Schools for the Future
programme in Burnley and Pendle will be one of the
key drivers for the housing market in Burnley and
Pendle alongside housing. In Darwen, to go back to
your question, I think Darwen as a town, yes, does
have a long-term future. The new proposed academy
which hopefully will come on stream in two or three
years’ time will be a major driver for housing market
renewal and housing market prices. The ﬁnal point
I would make is that in an area which has 67% of its
properties as terraced properties, of which 90% plus
are two-bed terraced properties and where there is a
signiﬁcant black and ethnic minority population
with aspirations sometimes for large properties,
creating some choice will make those communities
more sustainable for the future.
Q19 Mr Betts: As well as housing problems, most of
the areas you are dealing with have a number of
other problems: social, economic, environmental. Is
there a danger of just becoming housing focused?
Should you be able to spend some of your budgets
on other provision as well—and there have been
some tensions about that, I think—or is it your
objective to try to get in other streams of funding to
go alongside the housing spend you have been
doing?
Mr Gahagan: I have to be honest, there has been a
diVerence of opinion, certainly among the chairs,
when we have discussed this question. I am ﬁrmly of
the view, based on my own experience, that we need
this fund for housing but we must apply other
programmes alongside it. That is for three reasons.
Firstly, housing is enormously expensive and it is
usually the thing that gets left out. Secondly, there is
always a danger, if you use the money for other
things, that what happens is that money is grabbed
by those bodies and they then invest their own funds
elsewhere, so it is not a genuine addition. That has
happened before in some of our regeneration
programmes. Thirdly, and possibly most
importantly, remember the scale we are dealing with
here. In my area there are 144,000 houses. If we were
to try to inﬂuence through our own funding, the
education, the health services, the police services,
etcetera, that money would go nowhere and we just
would not get the impact of scale. We are trying, if
you like, to use this as a stimulus—I hesitate to use
the word “bribe” but as a stimulus—to get the other
programmes alongside—you know, the new
schooling and everything. In fact we have to present
a prospectus and I am sure the Audit Commission is
going to ask us: “Where is your alignment of main
programme? Show us how it is happening?” and we

are heavily dependent on the local authority, the
RDA, English Partnerships, the Local Strategic
Partnerships, on all them coming together.
Personally, I am all for keeping it as housing but
making sure that that acts as a stimulus to bring the
other programmes alongside. Others may have a
diVerent view.
Ms Boaden: Could I support Mike’s view in that.
The ingredients of a sustainable community are very
wide. You could make a case, make an argument, to
fund police, education, health, whatever, within
that. We only have a limited amount of resources. It
is imperative that we concentrate those resources on
restructuring the housing market and making sure
that we have other resources aligned alongside
those: English Partnerships, the RDA funding, local
authority funding, etcetera. But, unless we are able
to narrow our resources into our particular areas
around the housing markets, then I think we will not
have suYcient quantum of resources to make a
change.
Mr Glester: I think the important thing is that we do
need mention to be made of English Partnerships
and the Development Agency and others. We are
dealing with housing market failure, if you like,
which to our mind is a symptom of a wider market
failure. There is no point us doing what we are doing
in isolation: we do want to see demand rise as well as
the quality of the supply. We are working very
closely with those. We are not looking as a
pathﬁnder for extra resources to spend on health and
education; we are looking for those programmes to
be worked in coordination with ours. Where we
perhaps would like to see some movement—and it
may be common across pathﬁnders—is the ability to
use money in a housing way, whether it is
neighbourhood management or whether it is the
sorts of things we do on Living Through Change and
other programmes, where there is an element of
revenue expenditure there that is required to set
alongside all the capital activity.
Q20 Chris Mole: Is there not signiﬁcant overlap
between your programmes and neighbourhood
renewal fund investment areas? Is that not a revenue
stream that would be ideal for supporting capacity
building and the sorts of activity to which Mr
Glester was just referring?
Mr Glester: If I may answer that from the
Merseyside perspective: Yes, renewal fund does
provide those sort of things, but the scale of what we
are seeking to achieve and the time scale over which
we will be working might challenge some of those
resources that are in those renewal fund areas. We
need complementarity as we go along.
Mr Gahagan: We are often dealing with a relatively
short period of time, a transition, where there is quite
a lot money needed for a short period of time. It
comes back to Mr O’Brien’s question. Especially in
these areas of transition, you need quite a lot of
careful preparation and then management. I see Ian
Cole over there, and in the work he did for the JRF
Foundation he suggested that this should be taken
account of in the local authority settlement, which is
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another way of doing it, but it is really seeing us
through that transitional period. Whatever
resources are there are handy, yes.
Q21 Mr Betts: Most of your funding is capital, is it
not?
Mr Gahagan: Yes.
Q22 Mr Betts: It is a small amount of revenue to
enable you to carry forward certain projects. But, in
terms of the wider issues of neighbourhood
consultation, planning and involvement of
management, do you have the necessary revenue to
back the capital up?
Mr Gahagan: My answer would be: No, not
completely. We can capitalise a lot of the revenue in
project development, etcetera, and the auditors will
allow you to do that, but, when it comes to the sort
neighbourhood management you need in a period of
transition, although I think Newcastle Gateshead
have managed to fund some of this, it is a capital
programme, and, to be honest, the Department does
not really like us doing that too much. So they are as
ﬂexible as I think they are able to be, because they
recognise the problem. But it is a problem for us and
it will increasingly be a problem for us as this
programme grows, I think—the revenue funding
element.
Q23 Mr Betts: You are all relatively small
organisations with relatively small numbers of staV
but you are dealing with powerful, large
organisations who you have to get to cooperate. Is
that going to be a problem? Some of you work with
more than one local authority—which must be
interesting in itself.
Mr Gahagan: We all work for more than one local
authority. Personally, I do not want a bigger staV
because we are there to act as a catalyst. We cannot
deliver all this on our own. On the whole, we cannot
do the detailed discussion with the community; that
has to be the local authority. It would just confuse
matters if we were to do that. Because we are
working across authorities, we need to take that
wider strategic view. Are there some over-mighty
subjects, as it were? I do not think so. I have been
surprised at the extent to which they have worked
together. Having quite a lot of money at your
disposal helps there as well!
Q24 Mr Betts: Now, is the chance to say if you have
problems with these organisations. Do you have any
examples where authorities might be positively
changing to your agenda or do you have examples of
problems where you are still meeting resistance?
Mr Gahagan: I can give you one of both and then
others will join in. I think the RDAs had problems
in the early days. They had problems because their
budgets were heavily committed, and they had
problems possibly, I think, because they did not
properly understand what the whole thing was
about. I have found a distinct change there. Now, as
we work up our new prospectus, they are much more
on-side and talking with us about how we align the

spend. I do not know whether others have examples
but they are a good news’ story from my point of
view.
Ms Boaden: I would agree with that. There are issues
of cultural change and some very positive examples
of working across local authority boundaries and
across the River Tyne for Newcastle and Gateshead,
and I think just the issues around housing market
restructuring are so well-recognised that people are
committed to this project and we do see that very
powerfully. There has to be some movement from
entrenched views about what small-scale
programmes can help with, and I think certainly for
us we are moving to the strategic commissioning
process that we talked about earlier on to make sure
that happens in our next prospectus, so that we get
to the big issues of transformational change for the
future. But I am certainly seeing more and more
people signed up to that.
Mr Glester: I would hope that when we pursue the
strategic commissioning approach we will be able to
bring in EP and the development agencies and others
alongside us, because we will begin to look at the
larger scale things.
Q25 Chairman: Does that imply that EP is a bit of a
problem at the moment?
Mr Glester: EP has not been a problem thus far in
terms of support in areas where it is appropriate to
put its money. We would want that to continue. I
think all of us would want that to continue. We see
signs that EP may be changing its approach or its
tack and we need to continue to work with them to
try to ensure that they engage with us.
Mr Steinberg: Linking that question with your
previous question, in an area where there is no urban
economy driving the economy and based on the
medium-term economic ﬁndings that we are looking
at, I think where the jury is out, because we have not
yet had the full debate, is going to be with other parts
of government about transport, about education,
about ensuring that some of those issues that might
link a sub-regional economy to the major economic
centres will enable those transport connections to be
put in place and the other things that will make that
economy function better, because, without that, the
housing market itself will not function more
satisfactorily. So I think there is some work yet to be
there that we have to pursue over the coming 12
months as we put our new prospectuses together.
Mr Gahagan: In my experience, it is not a matter
now of will; the issue is much more around this area
of capacity, I think.
Q26 Mr O’Brien: In some areas the pathﬁnders seem
to have lost the support of their local communities.
Has this hindered progress in your areas?
Ms Boaden: We are absolutely committed to
working with local communities and engaging local
communities in our plans, because the programme
will not work without that. We do it in a number of
diVerent ways, and Mike has already mentioned
through the local authorities, from the board
downwards, in terms of the overarching plans, at a
local level, using diVerent mechanisms. For
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example, we recently held a community design
enquiry in the East End of Newcastle, ﬁve days
working with local people, for their involvement in
a massive planning process. That started oV as quite
a diYcult process, because there were a lot of diYcult
things that people were uncomfortable with—we are
talking about their homes, homes they have lived in
for maybe 30 or 40 years—but at the end of the
process, when we had explored all the options, we
got a broad degree of consensus. There will always
be people who will not have that degree of
consensus, for whom the decision to move or to clear
their property is very diYcult for them personally
and however hard we engage and consult they will
not be able to agree to that. We need to make that
issue as easy for them as possible as does some of the
projects we have already outlined. But we need to
work with local communities in a number of
diVerent ways. We are doing area-based planning
across some of our pathﬁnder in Gateshead. We are
doing Planning for Real with local school children,
to understand what their views of sustainable
communities are for the future. We are not always
going to get it right, but it is at the heart of the
programme that we engage and consult with local
communities through a wide range of key
stakeholders or we fund those particular
programmes. But we do need to look for community
leadership and housing market intelligence to
understand what plans should be going forward into
the future and to gain support around those.
Q27 Mr O’Brien: How does it lie in your area, Mr
Steinberg?
Mr Steinberg: Very much the same. I will not repeat
all the examples, but we are doing many of the same
things. I suppose the example the Committee will be
particularly aware of is the failed CPO that was
made in Nelson, where the response by Elevate
initially was to fund an area development
framework or to be one of the contributory funders
to that and we drew in the other funding. We have
contributed to the Enquiry by Design process which
has just concluded. Although it is not one of the
initial 11 areas in which Elevate is investing, because
it does not have agreed area development
framework status, we are investing signiﬁcant other
resources in a demonstration project in that area.
But actually over the last year and a half—and it has
been a long period, probably too long in all sorts of
ways—there has been a process of re-engaging the
community about how they see their future. All of
the other 11 areas around the frameworks were the
subject of local consultation. We have done the same
sort of work as Jo Boaden referred to with children,
about how they see the future of their town given
that they are the future residents of the towns. There
is a great deal of master plan going on working with
communities. We are also funding a lot of
neighbourhood management work, working with
communities about how they see the futures of their
areas. But, as the Chairman said before, there are
some areas where we will have to face some diYcult
decisions about whether or not they can continue to
be housing areas, and in those areas there will

inevitably be some very diYcult decisions that have
to be taken where not everyone will agree with them.
But not to take those decisions will not produce
necessarily a viable future for that area, so those
decisions have to be faced.
Q28 Mr O’Brien: The Whiteﬁeld Conservation
Action Group said, “hundreds of thousands of
pounds have been spent on high powered
consultation ﬁrms from outside of the target areas
who (allegedly) obey the instructions of the local
authority and Elevate, and who know nothing . . . ”
about the town itself. Is that a fair statement?
Mr Steinberg: The ﬁrm who were employed to do the
areas development framework in the area speciﬁed
were from outside the area. I will not comment on
“high powered”. I think they were there to do an
important job and I believe they did that job. I
believe that what they did helped to form the basis
of the Enquiry by Design. It has been put to me
outside this Committee room that either my
pathﬁnder or the local authority had an agenda
about numbers of units to be cleared or whatever. I
have been on the record and I will be on the record
in this Committee as saying that I have no agenda
about numbers of units to be cleared. What I wanted
was a solution that provided a sustainable future for
that area. I think we have now come to a happy
conclusion or are coming to a happy conclusion. We
have not seen the report from the Enquiry by
Design—it is due very shortly—but, when we see
that, that will give a basis on which I believe the
community are fully engaged and fully behind a
long-term sustainable future for that area.
Q29 Mr O’Brien: There is a further report from
SAVE that says that the terminology that is used
when people are sent a letter saying that their house
is going to be demolished is without proper
explanation, and the trauma and stress that follow
that are signiﬁcant. How do you prevent that kind of
thing happening?
Mr Steinberg: I do not know the particular example
SAVE have referred to, so I do not have the beneﬁt
of that, but I think it is true to say, as Mr Gahagan
said and as Jo Boaden said, that we are dealing often
with very diYcult and very intense circumstances for
individuals and they have to be handled very
sensitively and very properly. I think, in some cases,
numbers of authorities, whether they are pathﬁnders
or local authorities, are still learning skills in that
area and there is more work we can do to get our
approaches more eVective. Having said that, I
believe that a lot has already been learned over the
last few years, and, where mistakes have been made,
hopefully we will learn from them.
Q30 Mr O’Brien: Would it be better to move a little
slower and ensure that communities understand
exactly what is taking place?
Mr Gahagan: Sometimes, yes. We have faced the
situation where a community has said, “We do not
agree with what you want to do,” and we have not
been able to persuade them. There we have had to go
back and rethink. But often it is not possible to give
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the community what they want—if they want high
quality refurbishment and we are not going to get
the life out of those houses. We have the taxpayers’
interests as well to safeguard. We would hope that by
demonstrating in other areas what is happening, we
can show that community that there is something
worthwhile we can do. But you do have to adjust
your programme in the light of community
consultation, there is no doubt, and it does slow you
down sometimes. You just have to accept that on
occasions, yes.

of CPOs coming forward over the next few years, so
that the necessary gearing up to deal with this can be
put in place. Because, rather than leave it, and let
some kind of bulge occur with this, we actually need
to be discussing now the plans for the next two or
three years, because most of us will know what is
hitting the system, and I think that preparation will
stand us in good stead and actually help these things
to move through more quickly.
Q33 Chris Mole: That is starting in the inspectorate.
Do local authorities have the people with the skills
to do CPO processes?
Mr Gahagan: It is hugely variable actually. I think
for some authorities it is a real step-change—the
whole pathﬁnder initiative is a real step-change—
and they are having diYculties manning up. And a
lot of the CPO skills have been lost because we have
not done many. They were there in some major
urban authorities 10–15 years ago and they are
having to re-learn those skills. This skill problem
goes right across the piece.

Q31 Chris Mole: You expressed frustration with
delays in the CPO process. How do you think CPOs
can be speeded up whilst still recognising justiﬁable
fears residents may have?
Ms Boaden: One of the problems is that the CPO
process comes at the end of a long process. For many
of us, we have been trying voluntarily to acquire
properties or to work with people in terms of
negotiations. So we already have a time lapse in the
process to begin with. The process itself is for the
long term, so it involves huge investment both in
terms of resources and staV skills for the future. I
think, in terms of speeding up that process, we would
look, certainly from the planning inspectorate, to
gear up for ongoing CPO activity so that there is not
a delay there, and from the pathﬁnders themselves
and the local authorities we work through, their
commitment to ensure that they have suYcient skills
and capacities to do these quite diYcult processes in
the best way possible and actually commit those
resources into the future—which is quite diYcult
when we are only getting two-year tranches of
funding for work along these lines. There are speciﬁc
issues within the CPO process itself; for example,
landlords can delay the process; they can bring
diVerent people into the properties that are
undergoing the CPO process, and all of these things
can act as a delay. But I think the way forward really
is working together across local authorities’
boundaries, learning from good practice, making
sure that we have suYcient skills and resources, to
make what is a diYcult process as quick as possible.

Q34 Chris Mole: What do you think the
Government should do about that?
Mr Gahagan: They are doing something. They are
doing something in the new college in Leeds that was
announced by the Deputy Prime Minister. I am
slightly surprised, to be honest, that the market has
not done something about it. I am surprised that the
further education system has not delivered more
people. There is good money to be earned in these
jobs now. I do not think it is only the Government.
I would like to see the further education system
doing a bit more as well.
Mr Glester: In a small way, having a partnership
which goes across two or three authorities, does
allow—as we have seen in Merseyside—the
authorities saying, “You have expertise in this in
your authority, you have an expertise in that. Will
you come and help train our staV up?” We have seen
that in the context of CPOs, where one authority
which has had a reasonable amount of experience is
working with the other two to bring their staV along.

Q32 Chris Mole: Are you worried this is going to
impact on your ability to further your programmes?
Ms Boaden: It is absolutely a concern, particularly if
acquisition costs go up during the CPO process, and
we have to be able to take as much as we can into
account with that. But we are where we are with
CPOs and we just have to make the best case we
possibly can within understanding the process,
resourcing the process and getting the skills and
capacity right around it.
Mr Steinberg: I would agree with that. The other
thing I would add is preparation. I think there is an
onus on pathﬁnders and local authorities, for what
is a reasonably long lead-in time, to be properly
prepared for the process. That means working
together with the authority, and working together
with community—to go back to your previous
question. I think, equally, to be prepared, we have to
be in discussion with government oYces and the
planning inspectorate about what may be numbers

Q35 Mr Betts: You mentioned in your evidence the
need for the Government to support “innovation”.
Would you understand that might set alarm bells
going in certain quarters, where you have been
looking to sort some housing problems out in a fairly
basic way and you bring in experimentation and
innovation. You do not have tremendous track
record in some areas of experimenting and
innovating and getting it right.
Mr Gahagan: I agree. There is nothing worse than
innovation for its own sake. I would hate innovation
to be pushed—because most experiments fail,
besides anything else. Because we have a lot of
freedom from the Department as to how we develop
in our own areas, there is quite a lot of innovation
going on, but we do not always regard it as
innovation. We are all developing things that suit
our circumstances. If you take the home swap
scheme, or the equity sharing in Oldham and
Rochdale that I have mentioned, we are working
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with CABE and the Housing Building Federation
about getting better design. There is a whole lot of
stuV going on, so there is innovation happening, and
there is quite a good exchange of information, so
each pathﬁnder can take that product and tailor it to
its own circumstances.
Q36 Chairman: Is the Government helping you with
that sort of innovation or hindering?
Mr Gahagan: No, helping. There are things called the
York Conferences—and we are going for the fourth
one—where we are all booked together with some
private sector people, so there is good exchange of
information. All I am saying is that I do not want to
see innovation for its own sake.
Christine Russell: The Government has announced
three new pathﬁnder areas. Do you think that is a
good idea, before there has really been an evaluation
of the work you are doing? Do you have any concerns
or worries that the jam might be spread too thinly?
Q37 Chairman: Very quickly: thumbs up or thumbs
down?

Mr Steinberg: Thumbs up in the sense that low
demand is concentrated in the pathﬁnder areas, it is
not exclusively in the pathﬁnder areas. Thumbs up in
the sense that I think there are already lessons that are
being learned in the pathﬁnders that can be exported
to these areas. Neither thumbs up nor thumbs down
in the sense that in the 10 to 15-year journey that these
pathﬁnders need to make to turn round the kind of
failing housing markets we are seeing and actually
make them sustainable without public money, we
need to ensure that the Department keeps the
concentration of resources into those areas so that we
can ﬁnish the job we were set out to do.
Mr Gahagan: It is useful there was more money with
it, so that we are not pepper-potting—and that is a
real danger, I think. At least the Regional Housing
Boards now have some ﬂexibility to tackle the areas
just beyond the pathﬁnders, for example, where
there were problems. I think we all welcome that and
are very happy to share experience.
Chairman: On that note, could I thank you very
much indeed.

Witnesses: Mr Adam Wilkinson, Secretary, SAVE Britain’s Heritage, Dr Peter Brown, Chairman,
Merseyside Civic Society, Ms Sylvia Wilson, Secretary and Ms Kathy Fishwick, member, Whiteﬁeld
Conservation Action Group, examined.
Q38 Chairman: Welcome to our committee.
Ms Wilson: Sylvia Wilson, secretary of the
Whiteﬁeld Conservation Action Group. I would like
to introduce Kathy Fishwick as our mentor.
Mr Wilkinson: My name is Adam Wilkinson, I am
the secretary of SAVE Britain’s Heritage.
Dr Brown: Dr Peter Brown. I am chairman of
Merseyside Civic Society and senior lecturer at the
University of Liverpool.
Q39 Chairman: Do any of you want to say anything
by way of introduction or are you happy to go
straight to questions?
Mr Wilkinson: Straight to questions.
Q40 Chris Mole: The Government has allocated a
lot of money to tackle the problems of low housing
demand in these pathﬁnder areas. Is the funding not
welcome in these areas?
Mr Wilkinson: No, the funding is absolutely
welcome; it is the way that the money is spent which
is the worry. Our concern at SAVE is that so much
money has been put towards the demolition of
buildings that are essentially sound, decent and lived
in by communities rather than towards their
renewal.
Ms Fishwick: I think this is the fear. It is: “many a
slip between cup and lip”: it is how these actions
have been translated and transmitted to the people
who live in the streets that are aVected. The wave of
anticipation or the wave of fear of what is going to
happen has spread before the action very much
indeed.
Q41 Chris Mole: What do you think the
pathﬁnders’ funding priorities should be?

Dr Brown: I think critical here is the fact that much
of the housing stock in these areas is clearly in need
of improvement, and, on some modest scale,
perhaps demolition, but the presumption has been
one of large scale clearance, it would seem. As I put
to John Prescott on The World at One the other day,
we are dealing with sound housing stock. The
sustainable community agenda sounds very empty
to communities which are aVected directly by the
circumstances in which this presumption holds. It is
the community that requires support and
involvement in its activity in retaining the
community in which they live themselves and in
which they wish to remain. They want to see
support for the improvement of properties in which
they live, but also the provision of the services on
which they depend within that community. In
conditions in which there is a presumption of
decline, market collapse and failure, and ultimately
demolition, clearly this is going to have an eVect on
the property market, so reference has been made
particularly to the Merseyside circumstances, in
which there has been a considerable upsurge in
property values, prompted by the Capital of
Culture declaration partly but also by further
conﬁdence in the city’s future, and the conditions
are radically diVerent from those in which this
policy was initially adopted. I would like to see ﬁrm
acceptance of this and recognition of it and
readjustment. It is very reassuring to hear that the
shortcomings of the ﬁrst prospectuses are now
acknowledged and they are to be re-submitted, and
I hope they will reﬂect this really marked change of
conditions, and we will see fuller acknowledgment
of the role that the local community should be
playing in this process.
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Q42 Christine Russell: When we visited the North
West we saw rows and rows of Victorian terraced
houses that were empty and had been abandoned,
despite the fact that many of them had had
thousands and thousands of pounds spent on them
in improvement grants and so structurally they were
sound. Do you support the argument that there is
nothing physically wrong with the properties, that
what is wrong is the neighbourhood and social and
environmental factors?
Dr Brown: Indeed. That is a good starting point. In
many cases what you have described as “rows” of
cottages which are boarded up can be in part
attributed to the eVorts of the registered social
landlords and the way in which they have themselves
in the past got actively involved in acquiring such
properties but have seen problems with lettings and
so on, and who ultimately have just come to see this
opportunity, in some ways, and I would say have
recognised that there is some prospect of securing
funding to enable them to provide newer properties
on the strength of the current initiative. But I think
it is a matter of conﬁdence in ﬁnding ways in which
those properties themselves can be retained and new
ways found of bringing them back into the property
market. I think you would ﬁnd that in many of those
areas now, certainly as far as Merseyside is
concerned, there is signiﬁcantly more interest
amongst both individuals but also architectural
ﬁrms that would love to get their hands on those
properties and to be given the opportunity to bring
them back onto the market.
Q43 Christine Russell: Are all three of your
organisations saying the same thing, that there is
nothing basically wrong with these properties, the
Government has got its priority wrong and should
be spending money instead on regeneration of the
social, the economic and environmental aspects of
the neighbourhood?
Ms Wilson: Exactly what you say, yes. There is
nothing wrong with any of the houses that cannot be
put right. It is not the houses, it is the people.
Q44 Christine Russell: How are you going to reform
the people?
Ms Wilson: I am talking about the social landlords
and that kind of thing who come in, board up a
house because of what is going on in the area, and
then they keep it boarded up in order to get a higher
price from the councils, by keeping them oV the
market. It is generally felt that many problems
would be solved by the more eVective control of
absentee landlords. They have no interest in the
general welfare of the area, and a high proportion of
rented properties are in poor repair, leading to a
proliferation of social problems. A Landlord
Accreditation Scheme should be pursued in all areas
as a matter of urgency to deter irresponsible
landlords from buying up properties and
neglecting them.
Q45 Christine Russell: Should there be a law that
prevents absentee landlords from buying up
properties?

Ms Wilson: Yes. As I said before, the main problem
is with people (ie irresponsible landlords and antisocial tenants) not with the properties. Also, just
going back to houses being abandoned, I am
thinking in this particular case of Whiteﬁeld in
Nelson. The houses in Whiteﬁeld were not
abandoned, not boarded up, until the council came
in, purchased the houses through a compulsory
purchase order and boarded them up themselves,
and this has created the blight which is now ongoing.
That was not through abandonment or anything like
that: these houses are needed and wanted.
Ms Fishwick: That was due to a previous scheme
which was mentioned by our previous witnesses.
That was a previous scheme that was taken on board
and which is distorting the picture.
Q46 Chairman: Is there not a fashion, amongst
young people particularly, in that they want the sort
of kitchens and bathrooms they have seen advertised
on the telly for 20 years of their lives and that they
do not want a converted Victorian dwelling?
Mr Wilkinson: That is not borne out by the evidence
which is put together by the CPRE in their report
Useless Old Houses, which shows very clearly that
there is still popularity amongst these buildings and
for their re-use. Indeed, it is borne out in the South
of England, when you look at terraced housing and
how popular it is there, and also in Stoke-on-Trent,
one of the pathﬁnder areas, where terraced houses
change hands for up to £100,000. I think that need
should be met in historic buildings, through their reuse and their application.
Q47 Chairman: People do not have much choice in
the rest of the country, do they? They either take
those older properties or they cannot aVord one.
Mr Wilkinson: It is the same case in the North as
well, in these pathﬁnder areas where there is a ready
supply of cheap housing available through these
houses.
Ms Wilson: It is that very case, that, because they are
aVordable, they are also adaptable. These days,
speciﬁcally in the Whiteﬁeld area, where we have a
majority of Asian families, the youngsters like to be
near their family, so they buy a house next-door or
next-door-but-one so that they are near their family.
They will also knock through and make two into
one, three into one, that kind of thing. There is very
great adaptability with these houses. Instead of
everyone calling them two-ups and two-downs, you
can have six-up and six-down, with three kitchens,
or a spare room or two to use.
Q48 Mr O’Brien: Could I draw attention to the
question of demolition, because you have all
questioned the need for more demolition. How
should the pathﬁnder programmes decide which
homes to demolish? Because of the high level of poor
quality housing that you have referred to, is some
demolition required? Is the progress of that
demolition a matter for community involvement?
Mr Wilkinson: I would question the issue of poor
quality. Much of terraced housing appears initially
to be of poor quality but, on further inspection, this
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is not the case. It has been the case in many of the
clearance areas that very brief surveys have been
done—maybe ten minutes looking at the outside of
the building—upon which the Housing Act is called
in as a means of demolishing these buildings by
saying they are bad quality. Upon further inspection
by qualiﬁed surveyors who understand the
buildings—in particular, this was the case in
Darwen, which was done by Brian Clancy—a very
thorough inspection of buildings, 15 of them to be
condemned, revealed them all to be in fair to good
condition. So there is a real problem with the basic
evidence base which is calling for the demolition of
these buildings and it has to be wholeheartedly and
thoroughly questioned and looked at again.
Dr Brown: Reference has been made to the way in
which lessons have been learned from the clearance
programmes in the sixties. As I understand it, it is the
case that at that time, in order for a house to be
cleared, it had to be demonstrated to be unﬁt—not
a condition which is required in the current regime,
where simply drawing a line on the map and
declaring the property unﬁt seems to be adequate.
On a property-by-property basis, if that form of
survey can be undertaken, that would provide a
more reasonable basis on which to make that
ultimate judgment. The point is that in many of these
properties there is a signiﬁcant amount of additional
life. I think that English Heritage have pointed to the
energy eYciency argument, that the signiﬁcant
savings in cost that could be achieved as a
consequence of refurbishment rather than new build
in these circumstances, and I think the presumption
should be very much in favour of refurbishment
before demolition is considered. Demolition should
only be pursued once that building has been
condemned as unﬁt for human habitation.
Q49 Mr O’Brien: Would that not impede progress?
Dr Brown: It would, but it would lead to a result
which would be much more satisfactory from the
point of view of the residents, who are keen to retain
their properties rather than to have the roof taken
from above their heads.
Q50 Mr O’Brien: How long would it take?
Mr Wilkinson: You cannot put a time on these
things. It takes time for communities to be properly
consulted rather than hurried through in some kind
of sham consultation—which occasionally, it
appears, happens. I am sure Sylvia can relate her
experience of consultation and how satisfactory
this was.
Ms Wilson: Originally, we had no consultation at
all—or the basic requirement. It was not
satisfactory. We were being told not asked what we
wanted—the very fact that the local authority came
in with their aspirations, not the people’s. We
challenged, because they are our homes. No one has
the right to take our home, our roof over our head
away from us, against our will. We stood up and we
fought this, but we had very little or non-existent
consultation over that. It was not until we got
sandwiched between Elevate and now the EbD! The
actual letter we received back from the Secretary of

State and the ODPM, actually stated that the
housing in Whiteﬁeld had to be retained and
renovated, and still we are being pushed into a
corner for demolition in the very area that the
ODPM and the inquiries that we won said, “Keep
up.”
Ms Fishwick: The EBD that was called with the
Prince’s Foundation was actually put together by
the local community in Whiteﬁeld. That was
initiated by pressure from the local people, that
week’s Enquiry by Design.
Q51 Mr Betts: It seems the argument is coming that
we should not do any demolition at all. I drove
through a pathﬁnder the other day, not in my own
constituency, and I could see some excellent
refurbishment work going on amongst slightly
larger terraced properties, on the front of the street,
bay windows, a bit of garden, etcetera. Behind those
were lots of small streets of two-up/two-down: very
diYcult to extend, very small back gardens, straight
out into the street, hardly a tree in sight or a blade of
grass. Is that really the sort of area we want to keep
for improvement for the next 50 years?
Ms Wilson: That is for the versatility of the people.
If someone wants to live in a two-up/two-down, that
is okay. If someone wants to live in a four-up or a
three-up and there is the possibility of knocking two
houses together, that is ﬁne also. If people want to
live in semis, that is ﬁne, but the people who live in
the houses are being evicted by Elevate and this
pathﬁnder for the simple reason that they want a
nice square area for building something new. These
Victorian terraces have lasted over 100 years now,
and all they want is a little bit of TLC and they will
last more than another 100 years. At the end of the
day, for the new build that goes up today they are
giving them a life of 30 years. That is not what one
of the gentlemen who previously was talking about,
the thousand years—that they were going for a
thousand-year build.
Mr Wilkinson: We would have to admit that in some
cases there may have to be a small amount of
demolition, perhaps selective demolition, to create
public parks or to add a small amount of greenery,
but not the wholesale clearance that is being
proposed at the moment which will wipe out vast
areas of historic townscape. The townscape imparts
a sense of place which is so important and helps bind
communities together. It is that visual continuity
which has a civilising inﬂuence that is easily
forgotten in the headlong rush towards demolition
and clearance.
Dr Brown: I think we have seen many examples of
very sensitive treatment of housing in this part of the
country. It is done as a matter of course in popular
parts of Central London and it could equally be
applied in these conditions. The structures are
essentially the same. You can create equally
attractive spaces between them. It is a matter of
sensitivity and imagination.
Q52 Mr Betts: You are suggesting that the housing
market has improved, perhaps since the pathﬁnders
have been introduced. Is that something they have
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achieved or is it due to other factors? Is it universal
across every pathﬁnder area or it is patchy
improvement?
Mr Wilkinson: I think it is quite hard to claim that
it is solely down to the pathﬁnders the fact that the
housing market has picked up. There is a wider thing
going on here. Obviously in the case in Liverpool it
has been very interesting to see what his happening
there, where the market has picked up and people
have moved in and taken on buildings—and people
love taking on buildings and doing them up. We
have a constant supply of people phoning us up
asking for old buildings to take on and repair and
obviously in the pathﬁnder areas there are plenty
they can take on and do there. I do not think you can
say at the end that it is purely down to the pathﬁnder
that the housing market has picked up. Yes, there
has been some speculative buying, but with careful
management you can avoid that speculative buying.
Dr Brown: As far as Merseyside is concerned, we
have already stressed the point about the Capital of
Culture declaration and the conﬁdence that has
given. I think there are signs that this has led to an
eVect, which was mentioned earlier on by John
Glester, of a certain amount of speculative “buy to
let”. A lot of new properties have been put up—and
there are a lot of empty apartments as a
consequence—but, in the case of older properties, I
think there is a much more widespread pattern of
them being converted for adoption and for
occupancy rather than to be for lettings—and failed
lettings at that. I think it is an opportunity that
ought to be seized upon, something which should be
built into the programme, an acknowledgement of
the fact that market conditions now are signiﬁcantly
diVerent from the way they were two years ago, three
years ago.
Q53 Mr Betts: Speculation. Are people moving in
now and seeing a quick proﬁt possibly in some of
these areas? Is that of concern? You mentioned
about managing this: how on earth do you manage
it?
Mr Wilkinson: There is one particular case in
Liverpool where a team took on an area and very
carefully bought up strategic units to prevent them
being bought up by speculators and therefore
breaking up the chains of speculation which you can
get. I am sure we could provide more information
for you on that if that would be helpful.
Chairman: Yes, please.
Q54 Christine Russell: Could I pursue the question I
was asking before. Around the country there are
rows and rows and rows of two-up/two-down
Victorian terraced housing. Should we preserve all
of them? Do they really meet the aspirational needs
of young families and young people? Why have they
been abandoned in Liverpool? Is it not that young
families have moved out to places like Warrington
New Town? Would you be less concerned about the
families if the quality and design of the new
properties was higher perhaps than what it has been
in some of the pathﬁnder areas?

Ms Wilson: Firstly, on preserving them all. No, there
is not a call for every single last property to be
preserved. That would be entirely unreasonable. But
there is certainly a good call to look at the townscape
and look beyond what is—
Q55 Christine Russell: How would you deﬁne the
ones that should be retained and the ones that
should be demolished? What is your deﬁnition of the
one that is okay to demolish?
Mr Wilkinson: You have to look beyond the red line
that is the designation of places for protection. A
conservation area frequently will not tell you that
everything outside that can be knocked down. That
would be a naı̈ve way to look at the heritage. You
have to look at where the townscape is complete.
You have to look at where you can make
interventions which in fact knit the townscape back
together. There are vast areas where in the past
demolition has taken place and left blight that needs
to be repaired.
Q56 Christine Russell: So it is purely physical. You
would not look at: Is there still a community here?
Mr Wilkinson: You have to balance that as well. But
that, in it, cannot be a reason for demolition, for
saying, “Okay, the school has gone, let’s demolish
the buildings.”
Ms Fishwick: It is just that the assumption that
everything in these areas is two-up/two-down can be
challenged.
Q57 Christine Russell: No, but I am asking you
about the Victorian two-up/two-down terraces, not
the larger properties. I am trying to ﬁnd out from
you whether you think that every single row of twoup/two-down Victorian terraces should be retained.
If not, how would you deﬁne the ones that you
would be happy to see go?
Ms Fishwick: From our experience, the two-up/twodown terraces are not in block masses. They are
interspersed amongst other buildings and other
terraces with three, four, sometimes more bedrooms.
They do not happen to be, in my experience, in huge
masses together. They are part of a ﬂexible
community, so that you will have a row of two-up/
two-down houses and across from it a bigger family
house. In the terraced street in which I live, it is a
mixture of two and three bedroom houses in the
same road, and my own house has ﬁve bedrooms. In
that one street, you have ﬂexibility and the image of
the two-up/two-down en masse does not apply to all
of these areas. They are ﬂexible communities. You
can also knock the two-up/two-downs into one and
make four bedrooms, as Sylvia said, or six-up/sixdown. These are ﬂexible shells around these homes
which still have the opportunity of being moved
about inside. They are not as stereotyped as they are
made out to be.
Mr Wilkinson: This is a hugely important point.
Terraced housing has not been studied on a national
scale, even though it is the most popular form of
national housing. What may appear like a regular
façade can hide a whole variety of diVerent housing.
That should be looked at more carefully. There
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should be a proper study of what might possibly be
lost and a proper understanding of what is really
there before we start clearing away.
Q58 Chairman: Could I take you on to the question
of consultation. There is a problem, in that, if you
consult with people already in the area, you are not
really consulting with the people you want go get
back into an area, are you?
Ms Wilson: We have a list of more people than we
have houses boarded up by the council who want to
purchase these houses. The thing about all of this is
that the people do want to come back into
Whiteﬁeld; it is a very popular ward.
Q59 Chairman: You feel that people who want to
buy can be consulted?
Ms Wilson: Yes.
Q60 Chairman: You are obviously not too happy
with the Pathﬁnder teams. Are you happy with the
local authority and everybody else in the area, or are
the Pathﬁnders part of a group of people you are
unhappy with?
Ms Fishwick: I would agree with what Mr Mole said
earlier, that there is a tremendous lack of skills. I
would also agree with our friends from the
Pathﬁnder project, that during the development of
the Pathﬁnder process they have found there is lack
of skills. What those skills are and their
interpretation of them and ours is very diVerent; but
there are certainly skills lacking at a local authority
level which are now being shown up.
Q61 Chairman: You feel there is a lack of skills as far
as the whole problem is concerned?

Ms Fishwick: Yes.
Dr Brown: Pathﬁnders are enablers. They are not
equipped to have the staV to complete the range of
activities essential to this whole programme. They
rely upon local authority staV and yet (to cite one
case in point) in Liverpool we have a conservation
oYcer with six staV looking after 2,000 listed
buildings and numerous conservation areas and
those are the areas which are of particular concern
to them; and yet we are dealing with properties in
many of these Pathﬁnder areas which really require
equal care and attention in order to check out and
demonstrate the ways in which they themselves
display equally attractive features which demand
retention and are a part of our heritage. To expect
those six members of staV to even fulﬁl their normal
obligations to look after the statutorily protected
areas is quite a tall order and we have made
representations on this very issue. To expect them to
be equally able to respond to the scale of the task
confronting them in the Pathﬁnder area is equally
unrealistic. I think further support in providing
those skills is something that should be very much
welcomed.
Mr Wilkinson: If I can add that in East Lancashire
seven of the local authorities there do not actually
have conservation oYcers in the ﬁrst place.
Q62 Chairman: If they created the posts would they
be able to recruit conservation oYcers or is there a
national shortage?
Mr Wilkinson: There is a national shortage. There is
a seriously wide problem with conservation oYcers
in the country, and a lot of that comes from the
degree of priority they are given within local
authorities. When you take on a conservation oYcer
position you sit there and you are ignored and your
advice is overruled by planners or the highway
department. It is a pretty disheartening situation.
Chairman: On that note, can I thank you all very
much for your evidence.

Witnesses: Mr John McHale, Chief Executive, Knowsley Housing Trust, and Ms Barbara Spicer, Director
of Policy and Performance, Knowsley Council; Mr George Caswell, Chief Executive, Bolton at Home and
Ms Glenys Campbell, Regeneration Manager, Bolton at Home, Bolton Council, examined.
Chairman: Welcome to the third session into Empty
Homes and Low-Demand Pathﬁnders. If you do not
want to say anything by way of introduction then we
will go straight into the questions.
Q63 Christine Russell: Can you tell the Committee
how the designation of a Market Renewal
Pathﬁnder has aVected your authorities and your
ability to regenerate your areas?
Mr McHale: From the Merseyside perspective at
this stage the answer is, none. They are still in their
infancy. They have not yet put together assets so is
limited. Our worry and concern at this stage is the
eVect of sucking away funding; and that is funding
which is essential for us to carry on with our own
plans, strategies and proposals. We believe that
money going into the Pathﬁnders, justiﬁably
because that money is needed, is at the expense of
other areas.

Q64 Christine Russell: You think that housing need
is as great in your area as it is in parts of the
Pathﬁnder areas?
Mr McHale: In our case, we know. Knowsley
invented low demand. We have been living with low
demand since Knowsley came into existence in 1974,
and previously had a social housing stock of
something like 40,000 which is now down to 16,000,
with plans to take it down to 11,000. The Pathﬁnder
areas are somewhat diVerent. They are coming into
the problem obviously much later, on the experience
we have had, and they are dealing with a diVerent
type of market. You have just heard that much of it
is older, terraced stock and owner-occupied.
Mr Caswell: The situation in Greater Manchester is
somewhat similar. We and a number of authorities
have lost skilled staV and skilled senior managers to
Pathﬁnders on a fairly small scale so far but that may
change. Like John, there is a view that it is about all
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the other funding that is attracted to the Pathﬁnders.
Most of us agree that that should happen—it is the
scale. We were involved in the early days with trying
to understand low demand and how to deal with the
CURS study and where it was coming from. At that
time we had a twin-track approach where we had
those suVering abandonment who would get
something in the region of about 80% of the funds;
and those suVering low demand adjacent to the
Pathﬁnders who would get about 20%. That has not
happened and that is the cause of some diYculty.
The Pathﬁnders have largely got 100% and those
adjacent have not got anything and that is a big
problem.
Q65 Chairman: Would you both like to see
yourselves become Pathﬁnders? Would it be a badge
of merit or a black spot?
Mr Caswell: I do not think you can go backwards. I
was surprised at a statement earlier that there were
three new Pathﬁnders. With the kind of money that
is being directed there would have to be mini
Pathﬁnders. I think that is more a recognition of the
twin-track I referred to earlier. If you take Bolton’s
position—Manchester and Salford are much worse.
We are in about the same position as Oldham and
Rochdale. I do not think you can go backwards;
rather, I think we should look at it in terms of the
twin-track approach and ensure that there is funding
to tackle the low demand outside of the Pathﬁnders.
As has been stated before, some 50% of properties at
risk lie outside the Pathﬁnders.
Ms Spicer: In terms of Knowsley I think the
argument is, no, we do not believe we need to be a
Pathﬁnder. The partnership delivery is very strong in
Knowsley, and our neighbourhood planning is
predicated on the premise that each of the partners
will come to the table, put the resources that they
have and that we can make best and most eVective
use of public resources through partnership,
working and delivery. It is key to us then that the
housing partnership has the resources available to it
to match that of our education partnership which
will bring in £160 million worth of build into the
future; our health partnership, where we have an
integrated health and social care agenda; and the
LIFT programme. The argument is one of
proportionality and resources to enable us to deliver
at a local level.
Q66 Chairman: If the Merseyside/Liverpool one was
really successful, and it drew an awful lot of people
back into the housing which is under-used in
Merseyside, would that not make your problems
worse?
Mr McHale: It is a dilemma. 81% of Knowsley stock
is supposed to be at risk. It should have been a
Pathﬁnder on that alone, but the reality is that it
does not need to be. We do not need another body
for that because the work is already going on. What
is happening in Merseyside is that there is potentially
a risk because of planning issues rather than
Pathﬁnder issues, whereby if the Pathﬁnder is
successful (and I am sure it will be because everyone
not just the Pathﬁnder area but all surrounding local

authorities are trying to help and assist with that,
including making some concessions on some of its
own new build) we are actually sacriﬁcing at this
stage some potential developments so that we will
not suck more people out of the Pathﬁnder areas.
The problem comes that as the Pathﬁnders become
successful (answering the question direct) there is a
real danger of population drift back towards the city
and that is of serious concern. The reality is that in
Merseyside’s case there is this huge economic
renaissance that is taking place and people are
coming back to the region. The issue that needs to
drive that move back is quality housing. With the
Pathﬁnders getting rid of the obsolete housing and
replacing that with quality housing, as we are doing
and the other surrounding local authorities are
doing, that is what people want. They do not want
what the last speaker was saying, retaining these pre1919 two-up and two-down. They want new
quality housing.
Q67 Mr Betts: Regional housing strategy—is that
what is really lacking here? You are going to have
some authorities with Pathﬁnders and some without
and there will be some broad approach at regional
level to ensure there is a fair allocation of resources
to diVerent authorities with diVerent needs and
diVerent approaches?
Mr Caswell: The ﬁrst thing is that you have to get the
region to have the right kind of resources. The
consultation paper which is out at the moment has
a massive redirection of funds to the south for new
build—absolutely massive. 71% of the indicators go
through new build, on an 8:1 purchase ratio of which
there is nothing in the north and therefore all the
monies go to the south. Regeneration picks up less
than 10%. It is an absolute nonsense. So what
regional housing resources one has to play with in
the ﬁrst instance is not enough and is
disproportionate. Thereafter I actually think it is for
the Regional Housing Board to determine what
happens regionally. I think that is a good move. I am
sure what both Merseyside and Manchester will
attempt to do is to work within the framework of the
Northern Way. I think that is the issue. I feel a little
diVerently from John and am quite happy for the
population to move back to the city, and I think that
is a good thing. What we have to ﬁnd is the borders
of the cities and the cities coming into something
more of a better balance so that the concept of a city
region can actually take oV.
Q68 Mr Betts: Will it help when the Regional
Planning Bodies and Regional Planning Boards
come together? Is that going to be of assistance?
Mr McHale: Yes, it should.
Ms Spicer: That would very much depend on which
is their lead policy driver. I think it is very important
for us that when they come together the Regional
Housing Board and the Planning Authority take
into account things like the Deprived Areas Review.
Knowsley has pockets of mass deprivation, and
some of the most deprived areas in the country
within Knowsley. So it is important—whilst looking
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at one spatial strategy—the other areas, the
surrounding areas and the city region are not lost
because of that.
Q69 Mr O’Brien: What can the Market Renewal
Pathﬁnders achieve that local authorities cannot?
Mr McHale: In their current state they have an
impetus and a funding regime that local authorities
do not have. What local authorities have got in some
cases, Bolton, Knowsley and elsewhere, is years and
years of experience which we are trying to help the
Pathﬁnders with; but the reality is that they are not
bringing anything new other than a concentration of
resources.
Q70 Mr O’Brien: When you say “resources” you are
talking about government grants?
Mr McHale: Yes.
Q71 Mr O’Brien: What about private sector
investment? Local authorities working with private
sectors can be a success?
Mr McHale: Indeed, and that is what is causing the
successes outside the Pathﬁnder areas. It is
partnership with the private sector which is making
them work.
Q72 Mr O’Brien: Can all the local authorities do
that? Do they need a new body, a new quango to
come in and tell them what to do?
Mr Caswell: The issue is: do you think the local
authority should do anything, or do you not? Do
you think the local authority is an enabler or a doer?
I think most people these days think the move
towards local authorities is more with the local
authorities as an enabler. You have half a billion
pounds going into the Pathﬁnders; I suppose if you
were to give half a billion pounds to the local
authorities they would be absolutely delighted.
Whether they would use it directly on the purposes
that the Pathﬁnders are using it is doubtful because
they have so many other interests and so many other
pressures. The key thing to understand—and I think
the government does through its Neighbourhood
Renewal Strategy—is that local authorities are at the
core of urban regeneration and urban renewal. They
are the people who have all the partnerships. They
are the people who can bring together issues whether
it is health, education, whatever, to work with the
Pathﬁnders to make it a success. That is the role of
the local authority; it is not an either/or.

Ms Campbell: In Bolton we have got a very good
example of how we have done what we call
“remodelling”, which is a mixture of retaining
terraced houses and also demolishing some.
Q75 Mr O’Brien: Where do you draw the line?
Ms Campbell: The market actually draws the line.
The market drew the line in this particular area. We
had a huge number of private landlords which, by
the very nature of some of the tenants that moved in
and moved out, were causing speciﬁc problems; and,
therefore, the market dictated where we actually
targeted our purchases and, eventually, the
clearance of them. That opened up green spaces and
the opportunities for new build as well. You retain
but you also look at demolition within that area.
Q76 Chairman: Is there not a danger with demolition
that you make the pubs, corner shops and other
services less likely?
Ms Campbell: With wholesale demolition, yes.
Q77 Chairman: If you are just taking one block out
of four or ﬁve terraces then you are actually reducing
the viability of the rest, are you not?
Ms Campbell: Not if they are empty, and not if they
are of an age that they themselves are causing the
problem, no, I do not think so. You need to look at
the area and then you bring the solutions to the area.
You ﬁnd out what the problems are ﬁrst of all
and then you look at what tools you use to create
communities. You do not go in with a
full-scale demolition programme without really
understanding the nature of the area—which
includes shops, businesses and education—and you
do a whole host of work beforehand. You then come
forward with a range of diVerent initiatives and tools
that are suitable for that particular area.

Q73 Mr O’Brien: You are saying, with that
background, with the historic reality of local
authorities, that we need something from
government to push oV market redevelopment?
Mr Caswell: Yes.

Q78 Mr O’Brien: Can I put it to no-one in particular
that we have the Pathﬁnders, we have the Northern
Way who are involved in regeneration of the areas,
where do communities come into this? How do you
get communities involved in consultation?
Mr McHale: I think communities become involved
on two counts: one is, they speak with their feet and
move wherever they can, because as areas decline, as
Bolton was saying, the demolition issue, clearance
and market dictate. People do not want to live there
if they have a choice; they do move and that area
then declines even further. The community then has
a second role—what remains of a community and
what a new community will be: because clearance
leads to the potential to redevelop, and that
redevelopment done sensitively (both with the
existing community and the new community that
comes with it) is what will then make a cohesive
society.

Q74 Mr O’Brien: If so, what role should demolition
play in tackling the needs of areas with low housing
demand? How extensively should demolition play
a part?

Q79 Mr O’Brien: Do communities move because
they are not involved in consultation and are not
part of the decision-making in their own areas over
their own destinies; is that why they move?
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Mr McHale: I think the reality is that they move for
diVerent reasons—whether it is the housing stock;
which for technical or social reasons it becomes
obsolete; for social reasons it may become obsolete;
or it could be because there are social factors
creating an area moving into a downward spiral of
decline—those people with choice, rightly or
wrongly, are able to move; they move because they
have the buying power to move, or they move
because they have other access. That then starts a
self-perpetuation of decline. Those who have no
choice are unable to move.
Q80 Mr O’Brien: Do you have experiences where
people in communities ask for their properties to be
demolished?
Ms Campbell: Only once have I ever come across
that. I think the Environmental Health OYcer was
applauded at the time when he said, “We’re going to
clear your houses”, which was unique. In the main,
in most of the consultation we undertake, people
actually want to stay there and we do give them
choices. We do say, “What do you want to do? Do
you want to stay here?” Because there is no point in
us putting huge amounts of money into areas if it is
not sustainable, and the people who will sustain it
are the people who live there. They are the ones who
are going to commit; and they are the ones who are
actually going to be there when we move away; and
it is getting their hearts and minds alongside what we
are trying to do so that they are a partner in what we
are trying to do. They are the basis of everything we
do, basically, in Bolton. If we do not get people
committed to staying in the area, there is really no
viability for any future for the area.
Ms Spicer: We have experienced communities
asking for properties to be demolished. In terms of
our neighbourhood renewal process we see
communities as one of the key partners in that
process. We have also seen communities working
with us to agree to demolish secondary schools as
well. In terms of an overall plan of an area, there are
issues around fall in demand, fall in school numbers
and communities alongside. All the partners have
taken some very diYcult decisions about the things
they need to do to regenerate and be able to stay in
the area.
Q81 Mr Betts: Bolton has talked about the nonﬂexibility of funding powers to enable local
authorities to deal with areas with low housing
demand. Is it more ﬂexibility you want or more
money?
Mr Caswell: The Neighbourhood Renewal Fund is
a good example. You would use the Neighbourhood
Renewal funding for capital or revenue—that is the
choice. That is almost unique in the funding schemes
from government. Most funding schemes from
government are capital or they are revenue—with

very little revenue and quite a lot of capital, on the
whole. What we need is far more funding along the
lines of the NRF.
Ms Spicer: Could I just back that up. We are a local
area agreement pilot and one of the ﬂexibilities
where we are seeking to draw a pilot is a move
between capital and revenue on a number of funding
streams to support that kind of renewal process,
including health funding.
Q82 Mr Betts: Has that been agreed, the actual
ﬂexibility, or are you still asking for it?
Ms Spicer: We will not know until the end of
February.
Q83 Mr Betts: You referred earlier to the issue of the
amount of resources going to the south-east. Is not
one of the problems, indeed one of the issues that
highlighted the need for Pathﬁnders, that it was
actually discovered the Housing Corporation was
funding houses in the Newcastle area which were
never lived in because there was simply no demand
for them. Does that not show that in the past we
have got our distribution of funding wrong?
Mr Caswell: No. That is a joke. It was not a joke that
it happened. The issue was about 30 properties, and
that was it. The real reasons for the Pathﬁnders were
the CURS studies, introduced by the M62, and
Merseyside and Greater Manchester local
authorities started that oV. Subsequently all the
northern regions and areas looked at it. What the
ﬁrst CURS study showed was that there were
300,000 properties at risk in the north-west, in fact
the M62 Basin, and 100,000 of those were in the
public sector, but the great majority were in the
private sector. It was because of the work there done
by that group, and followed up by the Cities Group,
that we ended up with the Pathﬁnders. The stuV that
happened in Newcastle was neither here nor there.
Q84 Chairman: Newcastle was not unique. The
select committee, when it looked at the problem
three years age, went to parts of Harper Hey in
Manchester and we saw some very nice, modernised
terraced houses with big sums of money spent on
them, £80,000 plus, and they were empty because
people preferred the shoeboxes that were being built
across the road as new properties.
Mr Caswell: I was asked a question on new build. I
do not think the Committee has got any evidence at
all that you can get into three ﬁgures in terms of new
build and having to be demolished. The issue about
refurbishment is this self-impression with the
housing corporation, the RSLs. They move into
areas where they have not done suYcient research
and then they spend the money, and spend the
money on communities who are already on the
move, and that is the problem there
Chairman: On that note, can I thank you very much
for your evidence.
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Witnesses: Mr Bob Pringle, Chief Executive, Gateway HMR Pathﬁnder and Mr David Gibson, Corporate
Director (Operations and Public Services), Hull City Council, Hull Gateway; Mr Peter Bounds, Chairman
and Mr Hardial Bhogal, Director, RENEW North StaVordshire, examined.
Chairman: Good morning. If no-one wants to say
anything by way of introduction we will go straight
into the questions.
Q85 Christine Russell: Given the relative economic
weakness of your two areas compared to, say,
Manchester and Birmingham, what grounds for
optimism have you?
Mr Pringle: Certainly on the whole we could be
fairly optimistic about the future. There is a lot of
new investment coming into the city to be levered in
by Urban Regeneration Company. The real
challenge for the city will be to try and restructure its
employment market so that we have more of the
professions coming in then. This again links back to
the housing issue, because in Hull the problem is
mainly about choice and quality of housing; and
until we actually improve that housing oVer we will
not attract those people in and, therefore, that will
not have a beneﬁcial eVect on the economy.
Q86 Christine Russell: Which comes ﬁrst, the
chicken or the egg; is it the jobs or is it improving
the housing?
Mr Pringle: I think it is both. You have to take both
things at the same time, so that you get a beneﬁcial
eVect on the economy and then you get people
moving in; but you need to have the houses there, the
sorts of houses that would attract those kinds of
people into the area; and at the same time you need
to attract in the sorts of companies who will employ
those kinds of people. It is a dual approach that is
actually needed in the economy and in terms of the
housing market.
Q87 Christine Russell: If you have been sitting in
here this morning you will have heard the two
diVerent points of view that the two-up, two-down
Victorian terraces must be retained at all costs, and
those who say that actually people do not want to
live in them any more. What is the view from Hull?
Mr Pringle: Most of the housing in Hull tends to be
of a more modern construction although in West
Hull there are terraces of Victorian construction.
What is clear is that there is not the demand to live in
terraced housing. The CURS report suggested that
over half the housing was at risk of low demand; and
something like over 50% of it is terraced, and onethird of all the housing is social housing. What we
need to do is to mix up the tenure within the city so
that we can have the kinds of housing that would
attract the high income earners, and try and capture
that money within the city. Pathﬁnder itself
hopefully will have a role in doing that, because what
we need to do is to capture the investment we are
making in construction jobs and all the other jobs
within the city. When the council itself looks to
improve its stock to the decent homes standard we
need to try and capture as much of that money
within the local economy as we can.
Q88 Christine Russell: What is the view from
RENEW?

Mr Bounds: On the ﬁrst question, the reasons for
optimism perhaps lie a bit in some of the references
you have made to other places that have gone
through a lengthier period of regeneration than
North StaVordshire. That is one of the
characteristics of North StaVordshire that a lot of
the experiences we are going through at the moment
are relatively new. We do not have the experience, to
some extent the capacity, to some extent the culture,
which embeds regenerations as a core activity in the
area. In terms of some of the issues you have had
evidence on this morning about these famous twoup/two-down properties, I do not know exactly
about the mix but the simple fact is we have 7,000
void properties in North StaVordshire. It is a
population with a high level of loyalty to its own
areas, so a lot of the movement that takes place in the
housing market is people moving up the quality
ladder, if you like, within the North StaVordshire
area. Listening to people talking about a great
demand for these sorts of properties, that is not our
experience at all. We have got this signiﬁcant
number of properties and, one way or another, we
have to get a better match between the number of
houses available of a condition that people want and
the number of people who are seeking housing in
the area.
Q89 Christine Russell: Can I just ask you one other
question which is from your evidence rather than
from Hull, where you seem to imply that there is still
not very much progress on getting all diVerent
agencies working together: do you want to elaborate
on that?
Mr Bounds: The regeneration partnerships in North
StaVordshire are less mature than they are in many
other places.
Q90 Christine Russell: Do you think that is the only
reason? You do not think there are any particular
problems?
Mr Bounds: No, I do not think there are any
particular problems; in fact, I think we have a sense
of making increasing impact on the agencies that we
need to work with. For instance (and I think this is
a unique arrangement), we are setting up a joint
delivery agency between ourselves and the
Regeneration Zone in North StaVordshire, which is
a subsidiary of the Regional Government Agency;
and new forms of partnership in North StaVordshire
are coming on very well, I think.
Q91 Chairman: Just on the question of Hull for a
moment, progress has been pretty slow, has it not? I
suppose you could claim to be the tortoise while
most of the other Pathﬁnders are the hare. The other
view is that you are never going to get going at all.
Mr Pringle: We are in the midst of our negotiations
with the ODPM.
Q92 Chairman: And you think October to now is a
good speed? You submitted your plan in October,
did you not?
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Mr Pringle: Yes.
Q93 Chairman: You think that not to have got it all
sorted out by now is “doing alright”?
Mr Pringle: I think the negotiation process is
probably about the same length as some of the other
Pathﬁnders. We have had the intervening holiday
period in there as well. We are still negotiating but
we are very conﬁdent we will reach an
accommodation some time towards the end of the
month.
Q94 Chairman: What are the diYcult sticking
points?
Mr Pringle: There are one or two issues about
deliverability, because there are concerns—
Q95 Chairman: In other words, they do not think the
plan is much good!
Mr Pringle: We have had some discussions about the
plan, and we have suggested some modiﬁcations to
it which the ODPM team have agreed with and we
now feel we have a product that both of us are
comfortable with, and we can move forward in
that way.
Q96 Chairman: You raised people’s expectations in
Hull almost three years ago when it was announced
as one of the Pathﬁnders. What have you actually
achieved on the ground in that period of time?
Mr Pringle: I think the important thing is that what
the people of Hull want to see is some sort of
progress and some action.
Q97 Chairman: What action?
Mr Pringle: We are now coming to the point where
we can start delivering if we reach this
accommodation with the ODPM. What that
progress perhaps masks a little bit is the extent of the
consultations that have gone on with people right
across the city. It is the most extensive consultation
programme that has ever been undertaken in the
city. Also, the way the Pathﬁnders work, it has
brought together a number of partners in a cohesive
way which probably, for the ﬁrst time, is starting to
put together a package of measures that will tackle
all the key issues across the city, ranging from
education to community safety and obviously to the
housing issue.
Q98 Chairman: There is not all that much
controversy in Hull about what you are planning
to do?
Mr Pringle: There may be controversy in certain
pockets of Hull about what we want to do. If I can
give you an example: I am relatively new to the city
and I started the job on 1 November, and when I
have gone out and spoken to people, particularly in
the western part of Hull, they are just desperate for
something to happen.
Q99 Chairman: Is that not part of the problem? It
appears that perhaps in both cases the people who
started the Pathﬁnders have not stuck with it?

Mr Pringle: I do not think that is true. I think the key
thing is that we are now getting to the point where
we will have some resourcing, we hope, coming in
from the ODPM and we can begin to tackle those
challenges. The important thing is that we actually
get the approach right, rather than charge headlong
into it and get it wrong. What we have been doing is
watching carefully what the other Pathﬁnders have
been doing and we are hoping we are learning some
important lessons from them.
Q100 Mr O’Brien: North StaVordshire, in your
evidence submitted to the Committee you talk about
the council having suYcient powers to tackle the
problem of empty houses in their areas, and you go
on to say that the question of demolition is “testing
the bond between elected members and their
electorate” because of the bitter pill of demolition.
In answer to a question you say you have about
9,000 voids?
Mr Bounds: 7,000.
Q101 Mr O’Brien: How do you reconcile this
question that there could be a breach of the void
between elected member and their electorate?
Mr Bhogal: The issue of remodelling housing estates
and dealing not with the bricks and mortar but
dealing with the community is always going to be
painful. Some communities have been there for a
number of years and the elected councils have clearly
represented them and have an aVection with the
area. However, with the drivers of decline,
depopulation and in North StaVordshire ground
conditions are a particular issue, it is necessary in
order to deal with the number of voids, in order to
create housing choice which can attract and retain
people that there will need to be some remodelling.
Moving from the question of where we are to where
we would like to be is clearly going to be challenging.
We will have to persuade and create a mind-shift in
terms of enabling communities to understand that
what may be relevant today is not going to be
relevant for future populations and that is a diYcult
journey. The consultation process and the
community engagement process involving councils
has to take them through that journey to see what
reconﬁguration is necessary for the future which will
mean demolition of some of the existing stock.
Q102 Mr O’Brien: If you have got void properties
which are boarded up and are blighting the area
surely the local representatives would be arguing to
either refurbish those, to restyle and remodel them
so they can be habitable or clear then away. A
councillor using that kind of approach will be
popular with his area, will he not?
Mr Bhogal: I think in some cases, certainly in the
peripheral estates where there is a lot of evidence of
boarding-up and so on, the 7,000 are not equally
distributed; they are in greater evidence in the
peripheral estates and I think there is a greater
willingness there to have clearances there and that is
where our initial programme will have impact. In the
city centre primarily, where we need to oVer a
housing tenure choice which is not available at the
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moment, we may also have to clear properties which
are not empty at the moment and that is a
reconﬁguration which is going to cause a challenge
for everybody involved.
Q103 Mr O’Brien: In a further submission in your
evidence you talked about building ﬁrst and
demolishing later. How will you avoid making the
low demand problem worse by increasing supply?
What about the blight in that area?
Mr Bhogal: The issue is one of scale. If we are going
to persuade communities about what is a better
tomorrow then it is building new—and it does not
mean that we will build 2,000 or 3,000 new
properties, it is about 20 or 30 in a particular
estate—to demonstrate to the communities what a
new oVer may look like. Hopefully, we can obtain
acquisitions voluntarily and by agreement rather
than by compulsory purchase, and then slowly move
through the estate in that way. So the build ﬁrst,
demolish later is not build 2,000 ﬁrst, it is build 20 or
30, decamp and then slowly move through the estate
in that way.
Q104 Mr O’Brien: Does that not create problems for
the people in the low demand houses? Does it not
create blight in that area?
Mr Bhogal: I think we need to have parallel holding
or neighbourhood management strategies, whereby
we try to stabilise that. The issue of blight and the
issue of low demand aVecting communities adjacent
to the intervention areas is going to happen,
regardless of the intervention technique we are
proposing will hopefully minimise the extent of
blight. You do need other holding strategies,
community safety, environmental, maintenance and
so on to try and deal with this potential danger of
blight.
Q105 Mr O’Brien: Have you researched or
considered the option of obtaining a mortgage in
areas where that kind of blight can apply? Has that
been researched in your areas?
Mr Bhogal: Yes, Chairman, we have worked with
three local building societies and we have formally
asked them whether or not they are red-lining or
stopping mortgages being available in those areas.
We have also sought reassurances from them that
they will not actually do that, and we have been
given reassurance that they will not stop mortgages
being available in those areas.

Mr Pringle: The Pathﬁnder area is the City of Hull
plus the two adjacent wards in the East Riding. I
think it is interesting to look at the whole of that
area, because what we are proposing to do is to
tackle the challenges both within Hull and within the
East Riding, and the Pathﬁnder interventions will
help us to do that. The issue in Hull is low demand;
the issue in the East Riding is high demand and that
puts pressure on Greenﬁeld sites and on local
services. If we can tackle the diYculties that there are
in Hull, that will not only help to bring a renaissance
within the city and provide a boost to the whole city
region concept, it will also tackle some of the
pressing issues that there are in the East Riding.
Although the interventions are spread across the
City of Hull and they are all concentrated in there,
the East Riding itself will feel that beneﬁt both in
terms of alleviating pressure on services, reducing
the overheating in that local economy and providing
a boost to the City of Hull so that residents of the
East Riding will have a more attractive city in which
they may want to spend their leisure time and their
access to cultural facilities and so on.
Q108 Mr Betts: You must have a wider aim to try
and ensure that the general housing structure across
the East Riding ﬁts into what you are trying to do in
Hull because for the East Riding to carry on,
wherever it is, it is going to drag people out of the city
and encourage that move out. How much success
have you got in that role of persuasion?
Mr Pringle: There is currently an agreement between
the two authorities about the numbers of new build
units that there will be in each of the areas.
Essentially that is about constraining the number of
new build units in the East Riding and trying to
boost those within the City of Hull. That agreement
is up for review in 2006, and we are already in
negotiations not only with the two councils but also
with the regional planners about the future of the
regional spatial strategy, because in the longer term
that will determine the actual numbers of housing
units to be built. It is crucial that we actually get our
case across to the regional planners so they can assist
us in trying to achieve the aims of Pathﬁnder.

Q106 Chairman: Are they making them available
though?
Mr Bhogal: The answer is, yes. What we have not
had is anybody formally telling us they have been
rejected.

Q109 Mr Betts: Have you been having some
problems in getting agreement with the East Riding?
Mr Pringle: Not at all. The two authorities have
worked very well together on the Pathﬁnder and
other initiatives, such as the Building Schools for the
Future which has borne fruit through £200 million
grants coming in from government. There is a track
record now developing of the two authorities
actually working very closely together. I do not
think that is an issue at all.

Q107 Mr Betts: Looking at the situation in Hull, you
have both a Pathﬁnder area which includes the
whole of the City of Hull and some parts of the East
Riding. What you have decided to do is concentrate
all your activity in the area in Hull. Is that causing
you any diYculties?

Q110 Chairman: Are things working out between
Stoke, Cheshire and StaVordshire restricting the
number of new houses being built outside the
Stoke area?
Mr Bounds: The debate there has not developed as
far as it needs to yet.
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Q111 Chairman: In other words, it is going badly?
Mr Bounds: No, I do not think it is going badly but
it is going slowly. Certainly until the Pathﬁnder
policies came to the fore there was very much
an instinct about welcoming development
opportunities in the area. Stoke has been mindful for
a long time of its responsibility to contribute to its
share of the demand for increased housing in the
West Midlands region. Stoke is very awkwardly
placed in terms of regional boundaries. The
Pathﬁnder boundary is actually the regional
boundary. I think one of the important things about
developing regional housing and planning policies
together is to ensure that there are sensitivities to the
local circumstances of particular places, both in
terms of demand for housing numbers and also
housing issues. We need to do more work to develop
a relationship across the regional boundary on some
of these planning issues.
Q112 Chairman: You are doing all right as far as the
areas to the south are concerned with the West
Midlands, but you are really not getting cooperation
from Cheshire?
Mr Bounds: I could not say that we are not getting
cooperation. The debate is at a very early stage and
we need to give more attention to that constituency.
Q113 Chairman: To both, this problem of skills: can
you tell us a bit more about it?
Mr Pringle: I think it has generally been rehearsed
prior to us coming to talk to the Committee about
the consensus that there is about the shortage of
skills in the regeneration area.
Q114 Chairman: Is that skills in terms of recruiting
people for your Pathﬁnders?
Mr Pringle: We are currently in the throes of starting
to recruit our team, and the recruitment consultants
we have used have informed us there is a national
skills shortage. I can give you some anecdotal
evidence from my previous job where we tried to
recruit people with regeneration skills very
unsuccessfully for a period of a couple of years, and
then oVered a couple of traineeships to graduates
and had over 300 applications for those. There is a
hunger to get into regeneration.
Q115 Chairman: There are people coming through
from the academic institutions who would like to go
into regeneration but it is the ﬁrst jobs that are
missing?
Mr Pringle: That is absolutely right. Most people in
regeneration want you to have some experience and
the diYculty for most people is actually getting that
experience.
Mr Bhogal: Chairman, I would like to agree with
that. The other issue is that this job does not bode
well for people with L-plates on, without being
pejorative or negative about that. There is a demand
for very high skilled people because of the intensity
of the work. Not only in the Pathﬁnders but in the
external adviser consultancy ﬁelds and so on they are
stretched; there is a colossal investment going on this
and you will see they are also being stretched in

terms of the submissions and the quality of
submissions coming forward. Firstly, there is a
general agreement there is a lack of skills and I think
whatever can be done to incentivise more people
coming into the ﬁeld, trainee, graduate positions and
so on for people to learn on the job, and the
transferring of skills from consultancies to
mainstream, the more that should be encouraged.
Q116 Chairman: Both of you are in areas where the
local authorities do not have outstanding
reputations. Are there problems of lack of skills
within the local authorities that you have to work
with?
Mr Pringle: Perhaps David can pick this up, but
certainly my experience of working with people in
the council is that there is an awareness of the key
importance of the Pathﬁnder and a willingness to
invest the right people to help to resource the
Pathﬁnder up so that we can actually deliver.
Q117 Chairman: You think the local authority have
got people in Hull with the skills to cooperate and
work with you?
Mr Pringle: In terms of the Hull local authority and
the East Riding, we have got people who we believe
can make a real contribution towards the work of
the Pathﬁnder.
Mr Gibson: I would acknowledge that, I think that is
true although I think we would acknowledge in Hull
certainly that we have a shortage of project
management skills, and that is something we are
looking to address in the immediate term. In terms
of other lower scale regeneration skills, there is
clearly a big climate of regeneration coming into
Hull. Bob has mentioned the Building Schools for
the Future. We are currently letting contracts for
securing the Decent Homes Standard in our large
stock, so we can anticipate a need for skills in the
construction industry; and we are working with local
schools and colleges to grow those skills and we are
hoping to inﬂuence the new young apprentice
scheme so that construction skills will be included
within that new issue.
Mr Bhogal: Chairman, in our instance broadly the
three areas where we are working with the local
authorities are: one, trying to get congruent
planning frameworks and strategies; two,
streamlining decision-making; and, three, accepting
that there is a skill gap, as you have just mentioned,
and the willingness, I have to say, of the local
authority to agree all of those and to bring in private
sector skills to improve our ability to deliver.
Q118 Chairman: In Stoke you have got a speciﬁc
problem with the areas that used to have coal mined
underneath. Are you getting full cooperation with
the people who are responsible for the old
coalmines?
Mr Bhogal: Yes, Chairman. In Silverdale we are
working with the Coal Board and there is a
programme there which is part of the Pathﬁnder,
and other parts of the clay mining and coalmining
areas. Again, the main problem is, it is not that we
are not getting cooperation it is just that there is
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perhaps an unwillingness to accept the ground
conditions causing problems with the property; and
therefore we need to intervene in terms of people
with a lot of demand in those areas. The ground
conditions are unstable because of the mining

history. There is clearly going to be some emotional
tie into there and we will have problems moving
communities out of there to deal with that problem.
Chairman: On that note, could I thank you very
much for your evidence.
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Andrew Bennett, in the chair
Sir Paul Beresford
Mr John Cummings
Chris Mole

Mr Bill O’Brien
Christine Russell

Witnesses: Mr Roy Irwin, Chief Inspector of Housing; Mr Mike Maunder, Head of Housing Markets, Audit
Commission; Ms Sarah Webb, Director of Policy, and Mr Ian Richardson, President, Chartered Institute of
Housing, examined.
Q119 Mr Cummings: The Government is claiming
major progress in tackling the problems of low
demand. Do you agree with such a broad and bold
statement?
Ms Webb: I think they are making signiﬁcant
progress. I think the Pathﬁnders have been a very
important initiative; lots of extremely positive work
is being done under the Pathﬁnder initiative. It has
not been going very long. We need to give it more
time to bed down. Our only real concern is about
areas outside the Pathﬁnder, where it is harder to
make progress.
Q120 Mr Cummings: Are you all in agreement with
that particular statement?
Mr Irwin: I think that the Government have
responded quickly to a problem that was identiﬁed
relatively recently in public policy terms, and
responded by creating a framework in which
Pathﬁnders can operate and, in the context of a 15,
possibly 20-year programme of work, I think you
could say it is a good beginning, but the evidence as
to whether it is successful will not be capable of being
addressed at this early stage in such a long period of
time. So I think it would be a good start but not
necessarily at this stage something you could
actually guarantee will be successful in the long run.
Q121 Mr Cummings: How eVective can the
Pathﬁnders’ housing programmes be unless the loss
of the original economic base is tackled or perhaps a
new economic base established?
Mr Irwin: Clearly, what the Pathﬁnders are trying to
tackle is the physical manifestation of whether
places actually have a future or not, and people have
decided in some consequences, because of economic
downturns and crime, perceptions of crime, to move
on. The key issue that faces both Pathﬁnders and
their local authorities is to establish a longer term
future for both the locality in general and the areas
which have suVered from decline. So you cannot
disconnect one from the other because, if there is not
an economic prospect, there is no purpose for people
just living in what would otherwise be a dormitory.
Q122 Mr Cummings: Are you saying that the HMR
fund is not too constrained, or should Pathﬁnder
initiatives spend more time, eVort and resources on
economic development?

Mr Irwin: I think that is where the work of the
Pathﬁnders and the authorities links with the eVorts
of the regional development agencies, which have
been set up speciﬁcally for the purpose of generating
outcomes in economic terms. If they do not connect,
then they will just undermine each other. If they do
connect, the fact that they are in diVerent agencies
should not make a diVerence if they work well
together.
Q123 Mr Cummings: So you are not ﬁnding the
HMR too constrained?
Mr Irwin: Not in the context of the work of the
RDAs at this stage, no.
Q124 Chairman: Do you think the RDAs are giving
them the backing that they should be giving them?
Mr Irwin: The position of RDAs is not exactly the
same across the three northern regions nor in the
West Midlands.
Q125 Chairman: Some thumbs up, some thumbs
down? You are giving some of them a seal of
approval, and you are saying that others are not
getting engaged enough?
Mr Irwin: They are all at diVerent stages, and they
have all now engaged further than a year ago. If we
go back a year, what were they trying to engage
with? It would not have been clear at that stage, but
clearly, the link between economic regeneration and
housing markets is direct, and they cannot aVord to
go oV in diVerent directions.
Q126 Mr Cummings: Surely, that is not brand new
rocket science.
Mr Irwin: No, it is not rocket science, but it is a
reﬂection on how government and local and regional
agencies are organised.
Q127 Mr Cummings: So they have not been well
organised in the past?
Mr Irwin: They have not always seen the connection
between one programme run by one outﬁt and a
programme run by another outﬁt. I think what
market renewal needs to address is seeing how those
two things, economic and human regeneration
issues, need to sit side by side.
Q128 Mr O’Brien: Can I press you a bit further on
that, Mr Irwin? The Audit Commission have
criticised the early projects funded by the
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Pathﬁnders because they are saying they are just
projects that have been taken oV the shelves of local
government, with no new initiatives and no new
priorities. Could you give us an example of any
projects you think they should be pursuing?
Mr Irwin: In terms of what we were saying in our
best practice report, we said that too many of the
projects were projects that had been developed not
for market renewal purposes; in other words, they
were projects that local authorities had wished to
ﬁnance but they had not got the ﬁnance so they were
on the shelf. We are also saying that, because of the
availability of resources for market renewal and the
pressure to make a diVerence locally, some of those
have been brought oV the shelf and are being
ﬁnanced. Some would be projects that were around
rehabilitation of existing stock without being clear
how that ﬁtted into an overall perspective on the
market. So we were not saying that these projects
should never proceed. We were just cautious about
whether they were going to make a real diVerence.
Q129 Mr O’Brien: What should be put in their
place? Have you any suggestions?
Mr Irwin: I think some of the proposals of the
market renewal Pathﬁnders relatively shortly after
they made the original funding decisions would be
better placed because they have now taken a
strategic view of their marketplace and could
actually choose based on some rationale as to that
project and not that project.
Q130 Mr O’Brien: If the local authority has done
research into a project, and it is only lack of funding
that prevents them from doing it, and funding comes
along, surely that is a sensible approach? Why do
you criticise it?
Mr Irwin: It depends on the quality of the research
and how wide-ranging their view is.
Q131 Mr O’Brien: Have you questioned them before
you criticised them?
Mr Irwin: We have looked at what the Pathﬁnders
have done and their level of market research, which
is improving and increasing, and even that is not yet
suYcient. So I think it is not unreasonable to deduce
that local authorities have not seen in isolation the
consequences of some of their projects and how it
aVects the overall market.
Q132 Sir Paul Beresford: You mentioned lack of coordination. We are looking at areas where the
economy, to put it mildly, has had a savage
downturn. Down in the South East we have exactly
the opposite problem. We have a very hot economy,
we have not enough houses, we have Mr Prescott
shoving little boxes into little corners, concreting
over the South East. Should there not be a coordination by government departments to try to
take the steam, perhaps using the planning system,
out of the South East, to try and encourage more
movement to these sorts of areas?
Mr Irwin: I think there has been quite a long history
of governments of various persuasions trying to in
eVect inﬂuence the economic prospects of diVerent

parts of the country with intermediate areas in the
1960s and subsequently. My understanding is that
the regional development agencies have been given a
brief to make sure that their regions, and the
economic growth in their regions, actually try to
establish the best possible level playing ﬁeld. I do not
think RDAs are necessarily within ODPM’s gift;
they may well be part of the DTI as well, but
simultaneously with the idea of trying to make the
market work is trying to make the economic
fortunes work and, as I said earlier, if you do not try
and do that, then just trying to stimulate the housing
market will be insigniﬁcant.
Q133 Mr O’Brien: So the Government has a role
that they are not using fully.
Mr Irwin: The Government has a role. Whether they
are using it fully is not something that I have
knowledge about.
Q134 Mr O’Brien: Last week we had the chairmen
of Pathﬁnders before the Committee and they told
us that the projects were chosen, those local
government projects, to get initiatives going. Is it
your opinion that the funding timetable is too tight
and are their initiatives under too much pressure to
spend the money?
Mr Irwin: I think on such a signiﬁcant programme
the availability of signiﬁcant resources means that
inevitably everybody within the programme feels
under pressure to do the right thing and to do it
quickly. Inevitably, early schemes, whether oV the
shelf or new ones speciﬁcally, are under pressure to
spend, given the amount of resources which are
available under the Comprehensive Spending
Review, so I can understand chairmen and
executives of the Pathﬁnders feeling they have to
deliver quickly. I think the issue that the
Commission would want people to think about is
that getting it right ﬁrst time is also important, as
well as spending the money.
Q135 Mr O’Brien: When will you revisit the
programmes you have been looking at?
Mr Irwin: We are revisiting them now. We are into
monitoring the impact now, so having looked at the
prospectuses, we are now actually seeing what is
happening on the ground.
Q136 Chairman: Is it not clear that in some areas,
just getting oV to a good start, psychologically
changing people’s attitude to a neighbourhood, and
therefore you got feedback which was worth a lot
more than the money spent because people suddenly
had conﬁdence themselves to invest in the area?
Mr Irwin: Clearly, conﬁdence in an area is what
makes a market work, whichever market you are
looking at. What I think everybody is trying to
establish is whether that conﬁdence is long-term and
sustainable conﬁdence around a place or whether it
is a mixture of that and some short-term
opportunism around trying to make a fast rate of
return. There is a clear diVerence between the two.
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Q137 Christine Russell: Perhaps I could continue on
that theme, because there do seem to be conﬂicting
views about what really is happening to housing
markets in the Pathﬁnder areas, because ODPM in
their evidence has told us that the tide has turned and
the markets are recovering, but you seem to question
that a little in your submission.
Mr Irwin: Although the speed of the decline in
housing markets took a lot of people by surprise
relatively quickly, that things that had been seen as
sustainable over perhaps three or four years had
become less sustainable, and I think conﬁdence and
perception of conﬁdence is quite important, but I am
not sure that conﬁdence in a long-term kind of way
has returned so quickly. I ﬁnd that counter-intuitive
at this stage, and it may be just the conﬁdence that
comes from labelling the programme of intervention
but that is diVerent from saying that the areas in
Pathﬁnders will feel like the ones outside, and that is
where you have sustainable communities. So I think
it is too early to tell that and I would think there
needs to be more positive conclusive trend signs
about house price sales going to owner occupiers
rather than just house price sales going to not
anybody in particular.
Ms Webb: Even if house price sales have gone up,
which they have in some of the areas that previously
have been characterised as low demand, that does
not mean that you have solved the underlying
problem. It means that there was another problem
that came along and, just because you can pay
£60,000 for a house that might previously have been
identiﬁed in a low demand area or even obsolete
does not mean that that housing market is not still in
need of some kind of restructuring and that
individual property might actually still be in need of
a considerable amount of work. But the initiative is
still important, I think. It is still important that
house prices are going up in those areas and that
conﬁdence is coming back. As Roy said, it is about
making sure that that is sustained conﬁdence, not
just a short-term blip.
Mr Richardson: If I can, what I think it highlights is
the complexity in the scale of the task and the need
for a long-term programme rather than to expect
quick ﬁxes. The questioning so far has given us the
opportunity to highlight that, in the sense that it is
not just about addressing housing conditions; it is
about also addressing the economic base, because
the housing market restructuring on its own will not
be suYcient to contribute eVectively to the
sustainability agenda. The questioning of support
earlier suggested that perhaps there needed to be
some regional restructuring of markets to take some
of the heat oV the growth areas in the South East for
example. That is not something that is going to be
easily achieved overnight. It takes a long period of
time to achieve that. I think what it highlights is a
number of things. Firstly, that the programme has to
be seen as long term and sustained. It is not
something that can be a relatively short life policy
objective. Secondly, that the Pathﬁnders were
determined as best they could at the time but there
are plenty of non-Pathﬁnder areas which display
almost exactly the same characteristics that still need

to be addressed, and we need to ﬁnd a way of rolling
out the beneﬁts of Pathﬁnders to those, which again,
points to the need for long-term investment. We
need to ensure that there is the will and the
commitment to properly integrate the various policy
streams of economic, social and housing
regeneration.
Q138 Christine Russell: How conﬁdent are you that
the people who are running the Pathﬁnders really do
have the knowledge and the experience of housing
markets?
Mr Richardson: I think we need to be fair to the
people who are doing that job at the moment. It is a
very diYcult and very complex job, and a lot is being
expected of them quite quickly. If it is to be eVective,
I would much rather we were patient with the
responses than expected too much too quickly,
because that is likely not to give us the best long-term
beneﬁts. I know there is some frustration in some of
the Pathﬁnder areas that things are not perhaps
happening on the ground more quickly but it is quite
a slow process dealing with things like land assembly
if we are going to achieve the critical mass
investments from the private sector, for example,
that will bring about the mixed neighbourhoods and
sustainable tenancies and the investment in areas
that will enable us to support local communities in
the longer term, that make those places the sort of
places people want to live in and choose to stay in.
Q139 Chairman: If you take East Manchester, they
have this mortgage guarantee scheme in place, and
that is a long-term commitment by the people
putting in the mortgage money.
Mr Richardson: It is, and I think that is a useful
example of how the commitment does need to be
long-term and it also gives us a useful opportunity to
remind ourselves that the dissemination of good
practice is something that we should be featuring.
The Chartered Institute of Housing is proposing
later this year to run a regeneration masterclass
trying to bring together and disseminate best
practice in so far as that has been learned so far in
the Pathﬁnders. That is something I would like to see
us learn from and develop from.
Q140 Chris Mole: You have both suggested the
planning system is not really geared up to address
issues of low demand. What more do you think
could be done to make it proactive in managing the
housing supply across districts, both with low
demand and high demand?
Ms Webb: I think there is a very simple starting
point, which is actually that engagement. I do not
think we have seen enough active engagement from
planning authorities yet in the Pathﬁnder areas
generally and in the low-demand problem
speciﬁcally. It has been their responsibility as well as
everybody else’s responsibility to try and solve an
important starting point. I do not under-emphasise
how important that is. There are speciﬁcs around
site assembly and the use of CPO powers, which I
think could be improved. It is very diYcult to get
CPO powers to work eVectively, particularly in
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areas of mixed tenure. There is work we can do there
to improve how planning legislation supports that
process.
Mr Maunder: I think there is a major issue in terms
of planning and that is to do with regional spatial
strategies and the extent to which they will reﬂect
and support the work that the Pathﬁnders are doing.
There is a potential I think—and it is something that
we have highlighted in our best practice handbook—
that some regional spatial strategies could actually
work against the success of Pathﬁnders by
potentially allowing building which would compete
with Pathﬁnders and the work that they are trying to
do. So we highlight a need for some better coordination from a national and local government
oYce level, to try and ensure that both the regional
spatial strategy and the strategies being developed
by Pathﬁnders complement each other rather than
compete.
Q141 Chairman: Can you give us a concrete example
of where it is not happening then?
Mr Maunder: Regional spatial strategies are still
going through their developmental phase, and they
are each at diVerent positions at the moment, but it
does appear that potentially, with some of the things
that are on the table at the moment, if those
discussions proceed in the way that they are, then
there could be that level of competition.
Q142 Chairman: Can you be a little bit more speciﬁc:
where is the diYculty?
Mr Maunder: The area that would give us most
concern at the moment in terms of the draft regional
spatial strategy would be in the North East.
Q143 Chairman: What you are saying is that there is
too much greenﬁeld development still being talked
about in the North East?
Mr Maunder: There is too much development
outside the Pathﬁnder area, whether it is on green or
brownﬁeld sites, that will compete with what the
Pathﬁnder is trying to achieve in Newcastle/
Gateshead.
Q144 Sir Paul Beresford: You have answered the
ﬁrst part of the question. The second part of the
question was how could planning be proactive in
high demand areas. I see proactive there as helping
the low demand areas: proactive in the high demand
areas to stem growth and try to induce it to go
further into the low demand areas.
Mr Maunder: I think what you are highlighting is
tension between what the Government’s national
policy might be in relation to growth areas and how
that is reﬂected through what is happening at a local
level through regional spatial strategies, and the
need to ensure that there is clarity of guidance, I
think, to those people who are writing regional
spatial strategies.
Mr Richardson: Again, if I can add to that, I think
there is some cause for optimism. It is early days but
the bringing together of the regional housing boards
and the regional planning functions, one would
hope, will help to bring about a culture change that

enables planning to serve as a facilitator of the
delivery of the housing market restructuring
generally rather than something which focuses
unnecessarily or unduly on development control, so
that it enables rather than inhibits the delivery of our
objectives.
Q145 Chris Mole: Would the Commission share that
view of the coming together of regional planning and
housing boards?
Mr Irwin: I think if there is some consistency in
terms of regional policy that actually links the
planning arrangements for spatial strategy and the
resource distribution issues, then that would make
sense. The context that is slightly diVerent to market
renewal currently is the market renewal funding, and
the options and review processes do not go through
regional arrangements in terms of allocation of
resources. That does not mean that that is a
problem, but if you do not deal with it, it could be.
Q146 Mr Cummings: Many of the submissions made
to this inquiry have referred to skills shortages and
recruitment diYculties. Can you tell the Committee
how serious you believe these problems to be.
Mr Maunder: We referred earlier to people that have
been recruited to the Pathﬁnders, and there is no
doubt that there have been some good quality people
that have been recruited at that sort of fairly high
level. I think there are concerns that there are some
shortages of skills within the regeneration
profession, and I think that has been recognised by
ministers with some proposals that have recently
been announced, but those are not going to deliver
in the short term and there is some concern. I think
there is concern about the construction industry. In
terms of northern cities that make up Pathﬁnders,
there is a lot of construction work going on at the
present time, and one is concerned that there will be
some competition between some of the works that
are currently going on and Pathﬁnders, what that
might do to prices and what that might actually do
to the potential for contracts to be tendered and not
to ﬁnd takers. We in our best practice handbook talk
about some prospects for trying to develop staV by
using consultants. We are slightly critical of the use
of consultants . . .
Q147 Chairman: Bringing all these consultants in is
just taking money away from the Pathﬁnders. It is
going down to the South of England. Almost all the
consultants come from the South of England, do
they not? They come up on the train—ever so
expensive.
Mr Maunder: Chairman, I started by saying that we
were slightly critical of the use of consultants, the
over-use of consultants, and what we are suggesting
is that they could be used to try and develop the skills
within Pathﬁnders and within the constituent local
authorities. There is a role for consultants; there is
no question about that. They do have some skills but
the challenge for Pathﬁnders is to ensure that they
get the best value that they can out of the consultants
that they use.
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Q148 Mr Cummings: Who taught the consultants?
Mr Maunder: I am sure that many of them will have
worked in local authorities and other areas.
Q149 Mr Cummings: The people that you are
proposing to train come from local authorities and
the private sector. I am just following on from the
comments made by the Chairman concerning the
proliﬁc use of consultants in this particular
dimension.
Mr Maunder: There is no doubt there has been
considerable use of consultants in this area. What we
are saying is we do not think that they have been
used as eVectively as they could have been. There is
no doubt that they could have done some very good
work, but there is also some work that has been
produced that we would question in terms of the
value that it has added to the work that the
Pathﬁnders wanted to do.
Ms Webb: I think there has been a clear step change
in the last couple of years in some of the thinking
from people who work in the Pathﬁnder areas, in
particular, in thinking strategically, in project
management skills, in working with the private
sector, in linking planning and housing together, in
all those things. What I do not think we have yet is
enough of a critical mass of that. We would see it as
very much part of our responsibility to try and build
that critical mass. We are reviewing our professional
qualiﬁcation at the moment, just as one example of
doing that, and my guess is, without predicting the
outcome of that, that the kinds of skills we will
identify as needing the profession to have in the next
ﬁve years will be quite diVerent from the ones before
that. But I do not think there are no skills; I just do
not think we have enough of them yet. Our job is to
prepare people to be intelligent clients of all kinds of
support mechanisms, whether it is consultants or
anybody else.
Q150 Mr Cummings: This particular question is to
the CIH. I do notice that you are running some two
three-day residential workshops. They are very short
courses indeed. How are you planning to tackle the
fundamental skills shortages required to manage
market renewal programmes?
Mr Richardson: I think we need to see this in a
number of ways. Firstly, we are making a response
to this. Secondly, those three day masterclasses are a
ﬁrst initiative, short-term bringing together of
people who have been developing those skills, and
looking at how that can be replicated more widely.
That is in some senses a short course response, and
that is not unusual in any area of skills development.
I think what is important though is Sarah’s earlier
point, which is that we are reviewing currently our
whole education and training front, our professional
qualiﬁcation, with a view to ensuring that we are
geared up to delivering the sort of skills and
experience that people need to deal with the current
problems that we are faced with. At the moment the
responses to your questions have concentrated,
perhaps understandably, on the need for project
planning and management skills to deliver the
programmes in the Pathﬁnder, but what I think is of

at least equal importance is the need for skills in the
construction industry. There is major investment
going on associated with the Pathﬁnders and more
broadly with areas of low demand, many of which
have witnessed stock transfer and so on. There is an
awful lot of investment can go on there. All the
evidence points to an acute shortage of skilled
labour and craftsmen, the likelihood that many of
those people will be lost in the relatively short to
medium term as a consequence of the age proﬁle of
the people within the sector, and the need for people
to come in quite quickly, otherwise what we will be
faced with is poorer value for money than would
otherwise be the case in these investment
programmes, as we compete with each other for the
relatively short supply of those skilled people.
Q151 Mr Cummings: Any thoughts as to who should
fund these programmes?
Mr Richardson: I think, at the risk of sounding
slightly glib, it points to the need for partnership.
Q152 Chairman: Who are the partners?
Mr Richardson: The partners are those
organisations which are commissioning the work,
whether they be local authorities, housing
associations, the private builders and so on, and the
construction companies themselves. We all stand to
beneﬁt; we all have a vested interest in seeing this
skills development, and I think it points not only to
the need for long-term apprenticeship that gives
people proper skills, but in the short term we need
some quicker ﬁxes. Those investment programmes
need to hit the ground running pretty quickly, so
there is a need for the development of some skills
which do not require long-term apprenticeships and
so on but enable people to deliver that investment
programme eVectively.
Q153 Chairman: Is there a training levy left in the
building industry? I know most of the others have
gone.
Mr Richardson: I do not know, Chairman.
Ms Webb: I think there are some important small
scale initiatives happening within individual
Pathﬁnder areas around apprenticeship schemes
and that kind of thing, but there is probably a need
for some kind of DTI/ODPM level partnership as
well.
Q154 Mr O’Brien: Mr Irwin, the Audit Commission
is recognised as a “critical friend” of the Pathﬁnders.
They are also the auditors of some of the agencies
that are helping with these schemes. How do you
reconcile these two conﬂicting views that you have?
Mr Irwin: First of all, the people who do the relative
work are totally detached from each other, so they
are not the same people who are auditing the
accountable bodies, which is the audit role, and
those people in the “critical friend” role. The second
thing is that, quite rightly, local authorities across
the country ask their auditors for their views on
issues, which you could see in advance of them
actually making a decision could be seen as a critical
friend role in another respect anyway. Is this local,
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does this comply with national guidance, etc? So I do
not think the two roles are conﬂicting at all. One is
for the accountable body and one is for the
Pathﬁnder, which is the oversight . . .
Q155 Mr O’Brien: Which is the accountable body?
Mr Irwin: The accountable body will be one of the
principal authorities within the constituent area, so
it could be either a metropolitan authority or a
county council.
Q156 Mr O’Brien: But they are helping with the
programme. They want to see the programme
succeed too. You are auditing that.
Mr Irwin: We are auditing their compliance . . .
Q157 Mr O’Brien: You are also a critical friend of
the Pathﬁnders. Is there not some conﬂict there?
Mr Irwin: No, I do not think so.
Q158 Chairman: So you think it is perfectly easy for
the critical friend to say “Yes, go ahead,” and then
the auditor to say “You shouldn’t have done that”?
Mr Irwin: I do not think a critical friend’s role is to
say “Yes, go ahead.” A critical friend’s role would be
to say “Have you thought this through properly?
Where is your evidence? Are you sure this is going to
actually make a diVerence to the programme?” A
critical friend is not about sanctioning actions; it is
about questioning actions.
Q159 Chairman: But if you question it, and are
satisﬁed with the answers to the questions, it is a bit
upsetting if one of your colleagues, although totally
separate, says “You shouldn’t have done it.”
Mr Irwin: I do not think that is likely to be the case.
I do not think that the role of critical friend is to
sanction things; it is just to make sure that people
have made their decision, and, by deﬁnition, their
decision is not our decision.
Q160 Mr O’Brien: Is not part of the programme of
the Audit Commission to scrutinise the prospectus
and provide timebound recommendations in a
public report for the OYce of the Deputy Prime
Minister, as part of their assessment and allocation
of resources? Does that not help the ODPM in
allocating resources?
Mr Irwin: We provide information in the public
realm that obviously ODPM and the Pathﬁnder,
and obviously the Select Committee in this context,
can use, so it is intended to hep people improve their
performance.
Q161 Mr O’Brien: As a critical friend?
Mr Irwin: The scrutiny is not performed as a critical
friend role. It is the scrutiny of a written document.
It is not a relationship.
Q162 Mr O’Brien: When you scrutinise the
prospectus of a Pathﬁnder, is that not a critical
friend role?
Mr Irwin: Not really. A critical friend does not tend
to publish their comments in public.

Q163 Mr O’Brien: But if it is passed to the ODPM,
then it comes into the public domain.
Mr Irwin: I was saying a critical friend is unlikely to
pass comments back to their friend in public by
publishing a report, so that is a separate exercise to
any critical friend role.
Q164 Mr O’Brien: If the local authorities have a low
Comprehensive erformance Assessment, what
chance is there that they will successfully turn round
their housing markets? How can their performance
be improved?
Mr Irwin: We have been looking at local authorities
on Comprehensive Performance Assessments,
certainly upper-tier authorities, for two full years
now, and in that time period, for the authorities
covered by market renewal, four authorities are
excellent, two having improved from good over that
period of time; ten are now good authorities, four
having improved from fair in 2002; three are weak
and two poor, and they have not actually changed.
So what we have is some evidence of some
authorities improving both generically and also in
housing and environment over the last two years, the
ﬁrst two years of the Pathﬁnder programme. The
Commission and a number of other bodies will be
working with the ones who have not improved
appropriately to lift their game to make sure they
can deliver education, social care, beneﬁts in
housing and environment, as well as being able to
manage and inﬂuence an input into the market
renewal programme.
Q165 Mr O’Brien: How many local authorities have
transferred their stock away from local authority
charge?
Mr Irwin: I do not think I could guess oV the top of
my head but I know a number of the authorities have
and a number of the authorities now have arm’s
length management organisations.
Q166 Mr O’Brien: Does that change your view on
how the authorities are handling their market stock?
Mr Irwin: I do not think there is a correlation
between having stock and being good at being a
strategic housing authority. Some authorities who
transfer their stock lose interest in housing; some
authorities who transfer their stock actually do then
focus on the enabling role. It depends really on the
attitude of the authority.
Q167 Mr O’Brien: What about balancing of the
housing provision in the area?
Mr Irwin: Again, some people think it is a very
serious issue to do with the economic fortunes of the
place and some people decide it is something that
somebody else has to do.
Q168 Mr O’Brien: Where do they stand in the form?
Fair, good, bad?
Mr Irwin: I think if somebody is actually good at
enabling and looking at their marketplace, then they
are likely to be a good authority progressing up to
excellent. If they are learning or indiVerent, they are
likely to be fair or worse than fair.
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Q169 Chairman: So you think it is not coincidence
that Hull appears to be one of the local authorities
whose performance is at the bottom end of the scale
and it appears that their Pathﬁnder has been the
slowest oV the mark?
Mr Irwin: I do not think it would be coincidence, no.
Q170 Chris Mole: With the Market Renewal Initiative
only covering about half of the areas that have been
identiﬁed as having a serious housing demand
problem, how do the Government help the other half?
Ms Webb: We have seen the ﬁrst signs of some help.
In the Spending Review there was a limited amount of
money for three other areas. I think there are
undoubtedly some parts of the good practice that have
been shown in the Pathﬁnders that can be replicated in
non-Pathﬁnder areas, but you get to a point where you
cannot make enough of a change in renewing those
housing markets without some cash. We get back to
the fact that only 50% were covered by the funding for
the ﬁrst nine, which was very important, but still leaves
the other 50%. There comes a point when you say we
need some money for the other 50%. What I think is
probably quite important is that we do not just try and
replicate the nine Pathﬁnders. You will be aware from
our evidence that we suggested a national strategy
because we were aware of these other 50%. We were
not calling in that for another nine Pathﬁnders. If you
go back to the fact that the Pathﬁnders are about
understanding the causes in a fundamental way, then
there is a variety of diVerent causes in diVerent places.
Not all low demand and abandonment is on the scale
of the original nine Pathﬁnders, although there are
some areas in the country, most obviously Tees Valley
in the North East and parts of West Yorkshire, where
it looks very similar.
Q171 Chris Mole: So you are saying your
intelligence suggests that the next strata would have
diVerent sorts of problems that would need diVerent
sorts of solutions?
Ms Webb: Yes. I suspect that probably they need a
pick and mix from the existing Pathﬁnders rather
than a whole scale Pathﬁnder approach, although I
would argue that Tees Valley and West Yorkshire
probably do need something so like a Pathﬁnder you
might as well call it a Pathﬁnder. But there are other

areas—Barrow is a very good example—where some
of the academic work that has been done on markets
in Barrow showed that 100% of the housing stock in
Barrow was at risk. Barrow does not look like any of
the other large Pathﬁnder areas, but it still has need
for some kind of support for its housing market. At
the moment, there is no funding mechanism to
support that. There are very few tools for local
authorities to try and tackle private sector housing
generally outside the Pathﬁnder areas.
Q172 Chris Mole: But you are acknowledging that
there is a risk that the jam is spread too thinly if you
just replicate it?
Ms Webb: I think there is that danger, but one of the
main objectives of the Pathﬁnders was to leave room
in private money. There are other areas already
working. Tees Valley is a good example where they
are already beginning to talk about levering in
private money, but they need that public money to
pump prime the initiative.
Q173 Sir Paul Beresford: On the same sort of theme,
do you not feel that one of the risks of having
designated areas with special help, special ﬁnance,
etc, sets up a form of osmosis, that draws everything
into those areas, and there is consequential
deprivation in the outside areas that do not get
special treatment?
Ms Webb: There is always that danger, but I think
one of the beneﬁts of this initiative being run
through or with local authorities and with housing
associations and with other partners is that they will
not do that because they will learn from one another,
and neighbouring local authorities will try and
tackle problems together rather than separately.
That is the point of the regional approach. The more
we take seriously regional housing strategies,
regional spatial strategies, regional economic
strategies, working together and working at the
regional and sub-regional level, the more you reduce
the danger that the actions in one area will have a
negative impact on the action in another, although,
as we heard earlier, in the North East we have not
quite solved that yet. Regionalism will help.
Chairman: On that note, thank you very much for
your evidence.

Witnesses: Mr Jon Rouse, Chief Executive, and Mr John Carleton, Field Director, Housing Corporation,
examined.
Q174 Christine Russell: What percentage do you feel
of housing association stock is actually in Pathﬁnder
areas? It is not easy to work out how much.
Mr Rouse: In a sense, a related and probably more
critical question is how much stock is in the
Pathﬁnder areas and suVering from problems of low
demand, and the answer to that is about 70,000
units, which I understand is about 8% of the total
stock within the Pathﬁnder areas.
Q175 Christine Russell: What is your view about the
viability of some of the housing associations,
perhaps some of the more recent stock transfers,

where they are actually struggling to ﬁnd tenants for
some of the properties and therefore their rental
income is falling rather than increasing? Is that a
cause for concern?
Mr Rouse: Yes, it is a signiﬁcant risk. We work out
that there are around about 120 associations that
own about 60% of the HA stock in the Pathﬁnder
areas. The rest is pretty fragmented, bits and pieces.
It is those 120 that we are really talking about here.
For each of those, we adopt an asset management
approach. Indeed, we adopt an asset management
approach to all housing associations, but it is
particularly pertinent in the case of these
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associations. We are obviously looking at impacts
on asset values, we are looking at loss of rental
income, we are looking at their potential to earn
income from other sources, for example, by getting
involved in private sector leasing or helping local
authorities with empty homes strategies. So there are
mitigation approaches that we can adopt, but it is
those 120 on which we are focusing.
Q176 Christine Russell: Of all the Pathﬁnders, are
there particular ones where you have the greatest
concern for the associations?
Mr Rouse: It is all to do with stock holdings. Clearly,
the more intensive and concentrated the problems,
the longer it is going to take to deal with those
problems and the more concerned we have to be.
Q177 Christine Russell: Which are the particular
ones that cause concern?
Mr Rouse: I would pick out North StaVordshire,
Humberside, East Lancashire and Merseyside.
Mr Carleton: I would agree. In Merseyside
particularly you have large concentrations of RSL
stock and speciﬁc RSL stock within parts of the area
development frameworks. One of the things in
respect of the transfer organisations that we tend to
look at also is to ensure that within their business
plans there is a signiﬁcant amount of headroom to
allow for quite signiﬁcant variances in performance.
Q178 Mr Cummings: It would appear that the
Housing Corporation tends to concentrate more on
funding new build for housing association
development than helping housing associations and
local authorities to restructure their stock in areas
with low demand. Would this be the case?
Mr Rouse: I think it is a more complex picture than
that. I think nationally you would be right. Of
course, our primary task is to fund more aVordable
homes. That is our principal investment target.
Within the Pathﬁnders, our strategy is much more
complex and diverse than that. We are involved in
funding two into ones; we use our new tool, Require
To Demolish, which we gained in 2001, so we are
using that to enable housing associations to take out
properties in very speciﬁc circumstances, and yes,
there is a degree of new build as well to improve the
mix of housing stock that is oVered and to do
replacement where stock has reached the end of its
useful life, and also, in some cases going beyond that
in stimulating market interest in investing in those
areas.
Q179 Mr Cummings: How do you help associations
and local authorities to restructure their stock where
there is low demand?
Mr Rouse: In terms of their existing stock, there are
a number of approaches that we can adopt. First of
all, helping housing associations and local
authorities identify who actually owns what stock in
what places. So it is basically a mapping exercise.
For example, we did such a study in Manchester a
couple of years ago. The second is by helping
housing associations and local authorities sort out
respective roles. For example, in Merseyside we have

an initiative called LIFE, which stands for Lead,
Inﬂuence, Follow, Exit, where within the Pathﬁnder
area diVerent RSLs and the local authority identify
themselves in those roles. The only problem with
LIFE is that too often it becomes LIF, because
nobody actually wants to exit, and facilitating exit is
the hardest task that we have. To try to help that,
one of the things that we try to get involved in is
stock swaps, whereby you work out with RSLs
where their stock holdings would make more sense
if they were actually to transfer stock, maybe with a
cash payment needing to move in one direction or
the other. We recently facilitated one of those
between Riverside and Liverpool Housing Trust as
an example.
Q180 Mr Cummings: Can you tell the Committee
what proportion of your funds is spent on
demolition, and do you expect this ﬁgure to increase
in the future?
Mr Rouse: Yes. In the last programme we spent
£15.8 million on demolition, which involved 745
properties, and in the next two years we intend to
spend £7.5 million on 248 properties. It is pretty
small against our total sum. If you think we are
investing £200 million over the next two years in
Pathﬁnder areas, demolition constitutes about 10%.
Q181 Chris Mole: The Audit Commission said that
the Corporation has appointed a lead oYcer at
national level to work speciﬁcally in Pathﬁnder
areas, but that the engagement between housing
associations and Pathﬁnders is variable. Do you
have a feeling for why this is?
Mr Rouse: Yes. We sit on each of the Pathﬁnder
boards and I think from that perspective I would
agree that the degree of RSL/Pathﬁnder interface is
more mature in some areas than others. I think
Merseyside, for example, despite or maybe because
of the amount of housing association stock in the
area, has a very sophisticated and mature
relationship between the local authority and the
RSLs and the RSLs and the Pathﬁnder, and is
reaping the beneﬁts. I would say that South
Yorkshire was another example of where there is a
really good relationship between the local authority
and individual RSLs. We are already beginning to
see the product of that on the ground in places like
Fir Vale, Norfolk Park, to give just two examples.
Frankly, it tends to be the Pathﬁnders themselves
that are, if you like, slowest oV the mark or furthest
behind in terms of development, such as
Humberside and East Lancashire, where we have
got much more work to do in terms of getting those
relationships between the RSLs and the local
authority.
Mr Carleton: I think it is also fair to say that, as the
Pathﬁnders have improved their evidence base, they
have increasingly seen the RSLs as more important
strategic partners.
Q182 Chairman: If we look at where you are
spending your money, you are not exactly spending
much money in the North of England, are you?
Almost 50% of it is going to London and the South
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East to start with, and when we start looking at one
or two of the northern regions, it really is a very
small amount of money. Is that not unfair? You
could argue that in the South East the market ought
to be able to look after the provision of housing if the
demand is there, and it clearly is. Would it not be
better for you to be spending your money where
there was more need for help?
Mr Rouse: This is where I deﬂect responsibility. The
Government, in terms of the Department, makes the
decisions about how much money goes into each of
the single regional capital pots.
Q183 Chairman: And you, of course, approve
absolutely of what the Government is doing?
Mr Rouse: I do what the Government tells me to do
in that respect. In terms of the regional capital pots,
the regional housing boards, of which we are a
member and therefore we have some responsibility,
determine how much or recommend to ministers
how much resource should go into existing homes
and into new build, and once ministers have
approved that, the pot that is available for new build
does come to us and we spend it. So our job is to
make best use of the resources that are made
available for us in each region.
Q184 Chairman: So you think the amount of money
you are able to oVer the Northern Way is
reasonable?
Mr Rouse: I would like to oVer more money to each
of the regions across the country, if I were able to,
but we try to make best use of the resources that we
are given.
Q185 Chairman: Those areas in the North of
England which have housing weakness but are not in
the market renewals are caught in two ways, are they
not, because you are putting money into the South

East, you are putting money into the Pathﬁnders in
small amounts, and they are left with virtually no
money coming in and no help at all. Do you not feel
guilty about that?
Mr Rouse: We have done what we can. I think the
Housing Corporation with RSLs has been
instrumental in getting things going in those nonPathﬁnder areas, and Tees Valley Living is a very
good example of that, which has got RSLs at the
heart of the strategy. We are putting some resource
into that, but clearly that is within a context of
regional housing strategies. They are asking us to
put 60% of the money into the Pathﬁnders. So we are
following the regional housing strategies, and that
does leave areas outside the Pathﬁnders with less
resource than perhaps we would like to put in if we
were able to.
Q186 Chairman: So you would like to put more
money into Tees Valley, as an example?
Mr Rouse: If we had more resources available, I
think there is a case for putting more money into
Tees Valley, yes.
Mr Carleton: I think it is fair to say that each of the
three northern regional housing boards were quite
prescriptive as to the level of the resource that they
wished us to assign in percentage terms to
Pathﬁnders in the ﬁrst instance and to more general
regeneration in the second.
Q187 Chairman: Quite prescriptive?
Mr Carleton: Yes, they were.
Q188 Chairman: Are you saying that they should not
have been?
Mr Carleton: No. I think the shaping of the priorities
for the northern regional housing boards was
probably correct.
Chairman: On that note, can I thank you very much.

Witnesses: Rt Hon Lord Rooker, a Member of the House of Lords, Minister of State for Regeneration and
Renewal, and Rt Hon Keith Hill, a Member of the House, Minister of State for Housing and Planning, OYce
of the Deputy Prime Minister, examined.
Q189 Christine Russell: A really general question to
start oV with: your evidence claims that a great deal
of progress has already been made since we
conducted our inquiry in the low demand areas. Can
you give us the evidence that you are basing that
submission on? What evidence is there?
Lord Rooker: Since your Committee’s original
report in 2002, which led to the setting up of the
Pathﬁnders, we set up nine, as clearly indicated from
your own advice. We only have eight operational
and working. We have the prospectus for four in the
Department at the moment and the signs are that it
will be OK. They are set up and they have actually
started spending. The spend has been quite low at
the present time. At the current date the total spend
has been about £170 million from the ﬁrst phase. A
lot of it was planning. There were some quick wins,
it is true. Our prospects by 2006 overall are to get
round about 21,000–24,000 homes refurbished,
about 10,000 demolished and about 3,000 new. So

there will obviously be decline in the stock but that
is the scale. Basically, there will be more than twice
as many refurbished as demolished. That is up to
about 2006. Pathﬁnders at the present time are being
asked to look at the second phase of their work, not
go back over all the red tape involved in the ﬁrst
phase, which I have to say was astronomical, beyond
belief in some ways.
Q190 Chairman: Whose fault was that?
Lord Rooker: That is a good question. I am not
going to disown it, because everything comes back to
ministers, but the quantity and volume of
paperwork that I saw on a window ledge of one
Pathﬁnder, which was about four feet wide, and they
said that was not all the prospectus that they had
been required to submit. Public money is involved
here on a grand scale. We are talking about, with the
current Spending Round, the new Spending Round
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that is, up to 2008, £1.2 billion into the Pathﬁnders.
It is substantial. But it is early days. By and large,
they could always have been quicker. I am
frustrated. Like anybody else, I wanted scaVolding,
bulldozers and brickies on site a lot more quickly, as
much for social cohesion reasons as many other
factors. These are not unimportant matters. We
think we have made a good start. We could have
done it a lot quicker. So far we have been very
careful. There is a lot of consultation required with
the communities concerned, and putting the teams
together. The Pathﬁnder teams are quite small,
seeking not to duplicate other eVorts, and that will
change in pattern over a period. We are ready now
to have much more involvement from the private
sector, for example.
Q191 Christine Russell: How do you answer the
criticism that came earlier that a lot of the money has
been spent on consultants?
Lord Rooker: It has not. I did not hear any ﬁgures.
At the moment it is £165 million. I can get some
advice on that, but it is a very small amount on
consultants. There has been a lot of planning work,
it is true. This is a big enterprise. These are 10, 15, 20year programmes. This is not like other housing
renewal programmes. It is quite diVerent, in the
sense that there is one key ingredient, that it is an
avowed policy intention to raise property values.
That has never been a speciﬁc policy intent in any
other housing renewal programme in my experience
in your House, so nearly 30 years. It came as a spinoV, inevitably, but in this case it is about intention.
So we do need to think it through and be very careful
about the programmes that we do start up. To that
extent, I make no apology for doing proper planning
and preparation, which prevents poor performance.
Q192 Christine Russell: Have you got one or two
examples that you could give us that do highlight
some delivery? If someone said “Come on, show us
the evidence”, where could you take us to and say
“Here is the diVerence on the ground in this
community”?
Lord Rooker: I have visited all the Pathﬁnders on
more than one occasion and I am going round them
all again. By Pathﬁnders, I have been in every local
authority area of every Pathﬁnder. Hull I have left
apart because it was not up and running and the
purpose of my visit would not have been relevant.
Recently I was in Gateshead, and you had the Chief
Executive of Gateshead here who made no mention
of problems caused by other building in the North
East, as I heard from an earlier answer a short while
ago, I just checked the statement. You will see
examples there of communities in Gateshead,
existing properties, which would have deteriorated
and gone, but where the community has been
rebuilt. I have been in people’s homes, I have listened
to them, I have seen some of the dereliction and
heard about the changes that have taken place from
people who have been long-term residents. With
regard to South Yorkshire you had Mr Gahagan
here, who is the Chairman of the Pathﬁnder, former
Director of Housing at ODPM, he could give you

and show you on-site examples. In Blackburn, for
example, parts of East Lancashire, there have been
successful revamps of terraced housing because,
contrary to popular belief, we have not avowed a
massive demolition programme of terraced housing.
There are good examples all round. Even in the
Sandwell part of the Birmingham Pathﬁnder—I
should not say that—I can show you some brilliant
examples where with old terraced housing, through
an experimental operation at the present time, we
have made sure that we can use existing, well built
housing and revamp it to better than modern day
environmental standards. I was in the house before it
was ﬁnished and the lady who was going to live there
knew there would be lots of visitors. When I met her
about three or four weeks ago she had had 200
visitors. A lot of money has been spent—this is an
experimental operation—but the point is these
houses have got communities, like a railway station,
shops and everything else. There is no purpose
coming in and getting rid of them. The issue was
could the Pathﬁnder ﬁnd a way of making modern
quality living for people in what were substantially
good skeleton arrangements. My ﬁnal example—
there are others but I will give you one ﬁnal one and
then shut up—would be to go the Salford part of
Manchester, which I went to a few weeks ago, where
I saw and listened to people who have had their
terraced housing, their long-term community and
their shops maintained and that has kept the
community together. They feel a lot safer because of
what has happened with the work of the Pathﬁnder
and the community has come together in a way they
have never done before. Also, I saw a street about to
be started on where the terraces will be knocked two
into one, and not two into one side-by-side but back
to front with very innovative work by Urban Space
which is just about to start on site. There are plenty
of examples. You can go and visit other areas where
you can look at property and stand in the street and
wonder why people are still living there because
quite clearly the houses are all over the place because
they were built on no foundations or former factory
waste, as in the case of parts of Stoke-on-Trent,
where there are some really serious problems. I can
give you lots of examples, quite speciﬁc, with people,
because that is what it is about, and their homes who
have seen major changes.
Christine Russell: Thank you.
Q193 Mr O’Brien: On the point you made earlier,
Minister, about reducing the number of houses in
the Pathﬁnder areas, on the basis of assumed future
growth in some areas, is it not planned to build more
properties than there are at the present time?
Lord Rooker: The example I have given you at the
moment is in 2006 there will be a net reduction.
There will be 10,000 demolitions and 3,000 new
builds, so there will be 7,000 taken out. Let us make
no bones about it, there has got to be quite a fair
number taken out otherwise it would be good money
after bad with some of these properties, particularly
some of those houses in Burnley and maybe some of
the ones in Stoke where, frankly, you could not
make modern living in those houses. I think it would
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be an absolute waste of public money to believe that
you could do that. We have got to try to mix up and
use the Pathﬁnders to create sustainable
communities by creating a mixture. I will give you
one other example which is relevant to what you
were told in your previous evidence gathering. In
Stoke-on-Trent, 96% of the dwellings are council tax
bands A, B or C. That comes from the Pathﬁnders’
Annual Report that they have just published. In
other words, there is no mix of housing and some of
it is very poor quality. You have got to be able to
look at the other growth factors, it is not just down
to Pathﬁnders, it is the RDAs and the Northern Way
in particular, although that does not apply to Stoke.
There will be areas where there are major pockets of
growth. There is pressure on house prices in parts of
the North and North East just as much as in London
but they are pockets. Overall, there are a huge
number of empty properties, of course.

quick action. In some of those northern towns I
wanted action. I wanted scaVolding; I wanted
posters; I wanted the bulldozers and the brickies on
site. In some of those areas in the North East and
North West where there had been real problems in
2001 people needed to know that help was on the
way and it was no good people saying, “We have got
to spend three or four years looking at this. We want
to invent our own schemes”. Any decent local
authority taking a strategic view of housing would
have had plans, not exactly on the shelf but ready to
go and it was right that the Pathﬁnders would take
those up. I make no apology, they would have done
some early win schemes because there would have
been plans for some of these areas before they got the
strategic prospectus put together. We gave each of
the pathﬁnders £4 million before the prospectuses
were even improved for some quick early wins so
that people locally knew help was on the way.

Q194 Mr O’Brien: Is there any programme in any of
the Pathﬁnder developments that would embrace
the Deputy Prime Minister’s £60,000 house?
Lord Rooker: Yes. In fact, the Housing Corporation
are going to run the competition, as it were. I
understand that in the house that has been built that
was at the recent sustainable communities’ site,
which is the ﬁrst and second ﬂoors of that house
rather than the whole of it, there will be a family
living in it later this year in a Pathﬁnder somewhere
in the North. That will be one of the ﬁrst £60,000
houses. The industry is queuing up. Because there is
a land value issue that has to be taken into account
it requires work by English Corporation as well as
other bodies. The £60,000 is construction costs.

Q197 Chairman: Just on Stoke-on-Trent, it is not
going to be one of the places where Ikea is going to
be providing a lot of ﬂat pack houses, is it?
Lord Rooker: I am not ruling anything in or out but
the implication of the question was we would have
row upon row and estate upon estate of houses of the
same value, the same shape, the same size, same
colour and the answer is no.

Q195 Mr O’Brien: Is this going to be the norm
throughout Pathﬁnders?
Lord Rooker: No, far from it. The norm amongst the
Pathﬁnders is to get a mixture. Certainly in the Stoke
example I have given, it is quite clear that there is a
desperate need for a mix of properties to create
sustainable communities. We are not building
monotone estates, whether in Pathﬁnders or in
growth areas, it is just out of bounds. The
Commission for the Architecture of the Built
Environment will rule against that and they are
working in the Pathﬁnders as well as the growth
areas.
Q196 Mr O’Brien: Some of these schemes are what
were proposed by the councils before the Pathﬁnders
came in and all they have done is taken those oV the
shelf and developed them, so where does the new
initiative come in if they are using the same
programmes set by the local authorities?
Lord Rooker: I take that and I think it was admitted
by the Chair of Pathﬁnders in the early days. Most
of them only had their allocation of money about 12
months ago. I can remember doing two in one day
in around about May last year. Manchester was way
ahead of the others, it had got programmes up and
ready to go. It was several months before the other
Pathﬁnders moved. We are in very early days at the
present time. I make no apology, I was asking for

Q198 Chairman: What you are telling us is that
Stoke needs some more expensive houses?
Lord Rooker: Yes, it does. It needs a greater mixture
of housing.
Q199 Christine Russell: You mentioned earlier that
heritage groups, like the people who gave evidence
to us last time round, have criticised the demolition
of Victorian housing. How conﬁdent are you that
perfectly sound Victorian terraced housing, which in
my constituency would go for £200,000 a house, is
not actually threatened with demolition? How
conﬁdent are you that the only Victorian properties
that are threatened with demolition are those that
have structural problems or are beyond reasonable
repair?
Lord Rooker: That is a very fair question. I have
been a strong supporter of SAVE Britain’s Heritage,
make no bones about it, for many, many years, I
think they do a good job. The picture painted that
terraced houses around the country—I can give you
the quotes—were mixed up with other housing and
there were not lots of places where there was one row
of terraces after another is not true. Certainly if you
go to Burnley or East Manchester, it is row upon row
upon row of the same kind of house, of the same
small house which means that once families start
people are up and oV and, therefore, you cannot
really have sustainable communities. While I cannot
answer for any speciﬁc property, it is always the case
that in a scheme for an area, because the idea is to
uplift the areas in an area not in a pepper potted way,
there might be a house or a road of dwellings that
gets in the way of the grand plan, and the grand plan
is one that is accepted as good for the area and,
therefore, there are dwellings that are not crumbling
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down. I could not answer for that. First of all, that
is the only reason I accept it would happen because
we do not want to destroy good properties that are
well built and I have to tell you now that there are
loads that are not. We are not talking about
dwellings from the last century or dwellings from the
century before, but dwellings built without
foundations. There comes a point when they might
have lasted for 100 years but the idea, as was said in
the evidence, that we can tart them up, spend a few
bob and they are okay for another 100 years—that
was what you were told—I simply reject that, as a
general point to make. There are some terraced
houses that are wonderful but, with respect, you
gave an example in my constituency of Chester
where other people say “If these houses were in
London they would be worth a lot more”, but they
are not in London, they are in Chester. One has to
look at the location of where they are. In other
words, they form part of the housing market and are
then assessed using the housing market’s intelligence
in the location where they are.
Q200 Christine Russell: Therefore, have we got the
chicken before the egg? Should we not have looked
at the economic prosperity of the area before we
looked at housing?
Lord Rooker: I think that was done when
Pathﬁnders were designated originally. They are
quite wide areas because one has to take account of
the knock-on eVect on nearby housing markets. I
have been surprised at the scope of them
geographically but the reason is because of making
sure that account is taken not to distort a nearby
market by actions in the Pathﬁnder. While most of
their function is housing, that is what they are,
housing market renewal Pathﬁnders, they cannot
operate in isolation being ignorant about what is
happening in terms of job generation and making
sure that the shops and schools are there. In some
cases populations run down and the calculations say
the schools should be closed but if they know they
are going to run the population up because of work
from the RDA, the Pathﬁnder and other eVorts, we
need to work in co-operation with our colleagues in
education to make sure that the schools are in the
right place. Work is going on in examples I have seen
to make sure that it is joined-up and we get those
decisions right.
Q201 Christine Russell: Can I ask you about CPOs
because we have had evidence that one of the
excuses, perhaps, why some of the schemes have
been slow to proceed is because of the cumbersome
CPO process. I am aware of the Planning and
Compulsory Purchase Bill, or Act as it is now, but
what more can we do on the CPO front to speed
that up?
Lord Rooker: In a way, the answer is in the Planning
and Compulsory Purchase Act. The Government
proposed amendments to that Act, which were fully
accepted in both Houses, there were no disputes
about it, to make Compulsory Purchase easier. I do

not think it is in force at the present time but it
cannot be far away. In some ways, that is an
important element to get an ease on CPOs.
Q202 Chairman: But it is not going to be easy to start
with, is it, because people have got to work out how
the new system works?
Lord Rooker: Yes, but they are going to do that with
the planning system anyway. There is more
consultation built into the planning system now than
ever before. No-one is going to argue about that, it
is going to take time. We need to get more buy-in to
the decisions and we are more likely to get more buyin to the decisions, whether it is new build, refurb or
demolition, if there has been better and, indeed,
adequate and genuine consultation.
Keith Hill: There are two principles in the new CPO
arrangements which I think came into eVect in the
autumn of last year. One is it makes it easier to
identify the owners of properties. I remember
visiting the constituency of Mr Cummings earlier
last year and I have got in mind Easington Colliery
where there are properties which have been bought
on a speculative basis and it has been terribly
diYcult to identify the ownership of those
properties. The new CPO arrangements make that
process considerably easier and we have now built in
additional allowances which have the aim of
incentivising owners to relinquish their properties.
On the whole, we do think that CPO reforms will
assist the process of land assembly in the Pathﬁnder
areas which is vital for regeneration purposes.
Q203 Christine Russell: Finally, can I ask you how
successful the Pathﬁnders have been in attracting
innovative, imaginative and creative developers, like
Urban Splash in Manchester? Have we been able to
engage them in some of the other areas to look at
ways we can keep the Victorian terraced dwellings
but do schemes like the Salford one you mentioned
earlier, perhaps knocking two or three properties
together?
Lord Rooker: It is invidious in a way. Certainly
Urban Splash are innovators and they operate in
many parts of the country, but they cannot operate
everywhere. Certainly the techniques employed are
innovative and they are always looking to make use
of interesting buildings and to make as much use of
the existing buildings as possible. I have to say it is
not always possible because of the tax treatment of
some of the issues. I have visited areas—I think I said
in answer to the original question—where I have
seen some really well done, restored, refurbished
communities as opposed to dwellings themselves.
Looking at isolated dwellings will not work, you
have got to listen to the people who live there. I will
tell you about the diVerences. Sometimes it relates to
better security as well built into the properties, which
it was not to start with. People have to think about
these things with modern planning. As I say, our
presumption is certainly not demolition for
demolition’s sake, far from it, but the idea that every
property can be done up to last another 100 years, I
have to say ﬂies in the face of the evidence.
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Q204 Chris Mole: You proudly indicated that this
was the ﬁrst programme where increasing property
values are a key aim. Is there not a concern that by
jumping straight from deprivation to gentriﬁcation
you could end up importing some of the
aVordability problems from the South into the
North and Midlands?
Lord Rooker: If aVordability problems are getting a
house up from £15,000 to £20,000 and someone pays
£25,000 for it, it is not on the same scale as the South.
It can be a problem, I do not deny that. I was taken
aback or frustrated realising that the minute the
Government indicated it was going in anywhere,
because obviously we are providing seed corn capital
in a way, the Pathﬁnder money is designed to lever in
sometimes two or three times, hopefully, other funds
from other agencies, and indeed, the private sector,
people will know an area is going to go up, the
speculators would move in and that in itself can
force up the price, which in cases where we are doing
would CPO would make the issue a bit more
expensive. That is something I have to live with at
the present time although there is an indication that
in one area the speculators have had their ﬁngers
burnt, which is quite pleasing to note. The fact is
conﬁdence in an area means people will invest, they
will buy properties they would not have bought
previously, either for letting, occupation or for
businesses. That is a good thing but I have to say that
I do not think there is any danger of that at the
present time. Nobody ever uses the word
“gentriﬁcation” when I am in a Pathﬁnder, it is very
much a Southern yuppie kind of phrase, Chris.
Q205 Chris Mole: I will take that with the sentiment
with which I am sure it was made. So some of the
price uplift could be cyclical market swing, some of it
could be just stemming from the announcement that
this is a Pathﬁnder area. Where do you set the
threshold and make judgments about when it is
appropriate for Pathﬁnders to exit from an area and
you move back to letting the market deal with it?
Lord Rooker: That is a very fair point. In some ways,
it is one of the toughest questions to ask how you
know what you have done has worked and you can
walk away from it and it is sustainable. It is almost
the test of sustainability that when the Government
walks away it is okay, it does not collapse. We have
got some factors that we put in the ﬁve year plan,
Homes for All, where we look at issues relating to the
prevalence of empty properties tied in with some of
the price factors of properties in an area. We are a
long way oV that. I think Mr Steinberg, who is the
Chief Executive of Elevate East Lancashire—they
cover ﬁve local authorities, they have probably got
the most diYcult task of all the Pathﬁnders—said
they had identiﬁed properties that were of less
marketable value than 10 years ago. To talk to
people about falling property values on radio and
TV in the South, when you mention it they say
properties do not go down so you have to explain to
them what has happened in pockets in the North,
that they have not got back to where they were ten
years ago. We are some way oV that and it is very
early days to judge whether we will be a success. I am

not saying we have won, it has worked, I am saying
that the early indicators are that we have been able
to make a diVerence in attitude to people’s lives and
that is part of the conﬁdence building. It will be some
years down the road before we know whether we
have made a real diVerence and we are probably at
least a decade away in any Pathﬁnder before we can
say it is time for an exit strategy.
Q206 Chairman: When the Select Committee
originally reported, we were very keen on the idea of
putting mortgage guarantees or a ﬂoor into the
market. In East Manchester they have got mortgage
guarantee schemes in place. Is that not an indication
that has got a long-term future almost secured
because there are mortgage guarantees in place?
Lord Rooker: All the Pathﬁnders are diVerent, doing
things in diVerent ways. They have got these general
factors but they are all diVerent. In some areas they
might have low demand but they have not got
abandonment, for example, street by street of
abandoned houses. That is not the case in every
Pathﬁnder. There have been issues to try and use
some innovative techniques with ﬁnance to give
comfort as much as anything to people in the
Pathﬁnders because some of them are owneroccupiers and because of what might happen within
the Pathﬁnder we do not want to convert them back
to tenants because they cannot carry the mortgage
over from one property to another if they may be out
of work for a period. It does require some innovating
but I do not think the fact there is a mortgage
guarantee means we can walk away from it, the issue
is too deep rooted for that. It needs a strategic plan
for the area. It covers two local authorities and I
think that is good because housing markets do not
necessarily go with local authority boundaries. They
might go with the odd postal code boundaries in
some areas where people pay a lot more for a post
code but by and large I do not think that is the case
in the Pathﬁnders.
Q207 Mr Cummings: Several submissions to the
Committee refer to a skills gap in market renewal
teams. Can you tell the Committee why it has taken
ﬁve years to establish the Academy for Sustainable
Communities? This was ﬁrst identiﬁed some ﬁve
years ago.
Lord Rooker: No, it was not. I thought it came out
of Sir John Egan’s report and I do not think that was
ﬁve years ago.
Q208 Mr Cummings: The Urban Task Force Report
in 1999.
Lord Rooker: If it went back that far then I apologise
for my previous answer. No, I cannot explain why
there is the delay. The Urban Task Force identiﬁed
some of the areas but John Egan’s work identiﬁed
some other areas in terms of sustainable
communities where there is a skills gap, not
necessarily in brickies and plasterers, let us say, but
in leadership, project management. These are major
issues when you have got an army of skilled workers
and we have got some real skills gaps in those areas
which we are seeking to address by the
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announcement of having the centre in Leeds, if I
remember rightly, which will be up and running
fairly soon.
Q209 Mr Cummings: When will you expect the
Academy to have any impact?
Lord Rooker: I hope in a very short time. It will
certainly be up and running this year as we are only
in February at the present time, so it had better be.
It should not take that long. I hope for a very early
impact. The willingness is out there and people know
there is Government investment, they know we have
got the growth programme and the Pathﬁnder
programme as well as others and it is not a North/
South issue, it is a national academy although it
happens to be located in Leeds, it is not a
Northern issue.
Q210 Chairman: You are demonstrating your
enthusiasm for the scheme but is there any evidence
that any of the other Government departments are
signed up to it?
Lord Rooker: I speak for the Government.
Q211 Chairman: Would you like to tell me how
enthusiastic the Department for Education and
Skills are?
Lord Rooker: I go back to what I said earlier. We
have had discussions with other ministers and other
departments, whether it is the Home OYce, the
Health Department or Education, about these issues
relating to the Pathﬁnders in the same way as we do
with the growth areas. In fact, they are covered very
much by the same Whitehall operation simply
because we, for example the Government, are
interfering, if you like, with markets and we are
doing that in the growth areas in some ways by
concentrating the growth. As opposed to what was
said by Sir Paul, we are not concreting over the
South East. We will use about 1.5% of the extra land
if we get the whole of the growth programme, so the
urbanisation of this country will run to about 12.5%
instead of 11%, the rest of it will be green. We are
working with them. It is health because where there
has been abandonment, for example, it is not just the
houses that have been abandoned, the shops have
closed, the school population has gone down and
even the doctors lose their patients. We are in
discussion.
Q212 Chairman: I understand that, but let us just
come back speciﬁcally to education and the funding.
The new funding mechanism they are talking about
for schools is going to be money for children on
seats, is it not? The problem with some of the
renewal areas is that population is going to come
down before it can come back up and there is a
danger that schools cease to be viable in that coming
down. How far are you going to persuade your
colleagues that there has to be transitional funding
so that those schools are there for when the
communities come back?
Lord Rooker: We have to. This issue was raised with
me by Pathﬁnders at the Conference in York a week
ago. It is not unique, there have been other areas of

the country where particularly where there has been
large scale demolition of properties under the
Housing Defects Act. I know from my own
constituency that I lost 900 houses on one estate,
Boot houses, and in the middle of it was a primary
school. We all knew that the houses were going to
come back but there would be this gap. On the other
hand, if a school goes really, really low you have got
a problem with the quality of education for the
pupils in there. The Education Department has got
to take account of this and I am conﬁdent that they
will from the discussions that we have had. It is very
similar to what is happening in the growth areas. I
have been to areas where a school was built that
would not have started up under all of the
calculations. You do not start a primary school with
60 children—this was last September—but by the
time I got there a few weeks later they were up to 90
and classes and forms were being doubled up, but
they needed to get the infrastructure there because
they knew it was going to grow. They are amenable
to these distortions of the market that we are doing,
if you like.
Q213 Chairman: So you are conﬁdent that in the
case of Burnley its new PFI schools are going to be
supportive of the Pathﬁnders rather than disruptive
of them?
Lord Rooker: I certainly hope so. Burnley faces
particular problems, all the Pathﬁnders do. I do not
know what the current state of the stock is but in
Burnley 10% of the housing stock was empty and
abandoned. Out of 40,000 there were 4,000 just
empty, a huge number, street by street. It was
literally eerie to stand there. I have visited on more
than one occasion. If you are going to put a new
community there you want to start the school as
early as possible. People are more encouraged to go
to an area if a school is open than if it is promised.
That means you need to take diVerent—
Q214 Chairman: You have to have the funding
coming in before the pupils arrive.
Lord Rooker: You may have to do that, yes. If you
like, that is part of the cost of what we are engaged
in.
Q215 Christine Russell: Can I ask you who should
pay for the community support? Obviously when an
area is being regenerated it may involve demolition
or refurbishment or whatever, it will lead to some
disruption and some upset. There seem to be
diVerences of opinion as to who should pay for that
community support. Should it be Pathﬁnder monies
or direct support from the local authorities in the
area?
Lord Rooker: I am not sure because I am not sure of
the speciﬁcs. When you say “community support”,
the Pathﬁnder essentially is housing market renewal
housing and others are expected to work with it in
partnership.
Q216 Christine Russell: Some local authorities
within the Pathﬁnder areas are claiming that it is
costing them more money to employ Community
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Support OYcers to help advise and support
communities where there is going to be
redevelopment and they are picking up the bill for
that.
Lord Rooker: If it is a half decent local authority
interested in the strategic issue of housing for its
citizens it will embrace its role in community support
in the kind of example you give. If they are less than
half decent they will not and, therefore, they will
score, as Mr Irwin said, pretty weak or poor and we
will have to get them up.
Q217 Mr Cummings: Do you not think that some
areas of market failure are eVectively beyond the
pale now, Minister? Are some of the Pathﬁnders in
danger of holding out false hopes to people who
reside in these areas?
Lord Rooker: No, I am not prepared to agree that an
area is so blighted that it has got no hope. That is
what the role of Pathﬁnders is. It is diYcult and very
sensitive and you have to take some tough decisions
in some areas but we are not abandoning these
communities. Some of them have had double or
triple whammies, they have lost large swathes of
industry in a very short period of time. I do not say
that is directly led but on top of that, because of the
demographics, if you like, they have had some really
serious issues to deal with. That does not mean to say
that we, as a society, should abandon them, we are
trying to help them to rebuild their community.
Q218 Mr Cummings: Do you believe that the
Pathﬁnders in Hull and Stoke should concentrate on
managing decline in these towns?
Lord Rooker: I am not commenting on Hull, I have
never been there. The prospectus has not been
approved at the present time, although it is ready for
approval so there is good news that they will be
joining the other eight Pathﬁnders that are up and
running. As for Stoke, Stoke has got some particular
problems. It lost its steel and coal industries all
during the period of a decade and the potteries have
not been doing too well in terms of the mass
production side of it and, of course, there is a very
strange history in the way the housing was provided
for all the workers in one area. The managers, the
overseers and everybody else obviously cleared oV,
or were never there in the ﬁrst place, and they ended
up with this incredibly monotone structure of
housing which we are trying to deal with in a
diVerent economic situation. We are not
abandoning the towns that make up Stoke but it is
true that there will have to be some radical action
there.
Q219 Mr Cummings: Do you not equate that a
managed decline in the area can certainly be of
beneﬁt to the area in certain instances where the
economic base has been so eroded that there is not
any possibility of it being revitalised?
Lord Rooker: I will give you an example as to why I
reject that as a proposition. When I was on a visit
quite a while ago to one of the Pathﬁnders, maybe 18
months ago, before they got their prospectus money,
they said to me, “We are not using the language of

decline in our prospectus or our attitude, we are
using the language of growth. We are going to grow
this area. We are going to make people want to live
here, be proud to work here and be part of the
community. We are not going to use the language of
decline, abandonment and all that goes with it. It
does mean we will have to take dwellings out for
various reasons but the language is going to be
growth. We are going to grow this community and
make it sustainable and viable”. That is an attitude
I have found when I have visited Pathﬁnders that
permeates the others as well. I accept that there has
got to be some radical surgery in some of these
Pathﬁnders.
Q220 Chairman: In New Deal for Communities the
money is supposed to be guaranteed for ten years
and in Housing Market Renewal programmes it is
for three years. Is there not a slight illogicality in
that?
Lord Rooker: Yes, but you will have to call for the
Treasury to answer that. It may look illogical but the
NDC programme is quite separate. As you said, it
was set up for 10 years with two billion. The
Neighbourhood Renewal Fund is also ﬁxed to the
spending round. All I can say is that since 1997,
doing it on two and three years is better than doing
it on one year. It is important because we are asking
communities—it applies equally to growth areas—
to make decisions on the basis that it is ten or 20
years down the line for some of the infrastructure
projects or some of the decisions that have been
made. There is a 10 to 15 year programme for the
Pathﬁnders but the money from Government is
ﬂowing in two or three tranches, so there is a
paradox there, if you like, but that is the overall way
the Government expenditure programmes are done.
It is working at the present time, nobody is coming
to me and saying “We cannot get the investment
from other sectors because they think it is all going
to collapse and ﬁnish after 2006–08”. No-one is
saying that to me at the present time.
Q221 Chairman: There are people who are talking
about taking the money away from Pathﬁnders to
use elsewhere, are there not?
Lord Rooker: Are there?
Q222 Chairman: Other political parties?
Lord Rooker: I have said to Pathﬁnders “If you are
a low spending Pathﬁnder”, and at the moment I
have not found any, “I will make sure that we go to
the Pathﬁnders that can spend the money”. The
NDC operation is slightly diVerent. To be honest,
any serious responsible political party, looking at
what is happening now on the ground in those
communities, in all seriousness could not say “We
will abandon the programme”. They may want to
make changes to it but I could not conceive of
anybody wanting to abandon it. This is an
extension, if you like, of four or ﬁve diVerent
housing renewal, urban renewal, housing action
programmes over the years. You could argue that
some of those worked but a lot of them did not
because they were not that sustainable. In this case
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we are trying a diVerent technique. We have got
abandoned housing markets and it would be quite
irresponsible to simply say let the magic of the
market provide because the market has failed in
these areas.
Q223 Chairman: You do not think there is any
prospect of the present Government moving the
money to regional housing allocations rather than
speciﬁcally to Pathﬁnders?
Lord Rooker: It depends. The Regional Housing
Boards and the Planning Boards are a new animal,
if I can put it that way, the new kid on the block, and
we would expect them to take these factors into
account. For example, the new announcement about
the three areas for the £65 million would be done in
a diVerent way and it may go via the regional route
but with a very strong steer from ministers, which we
are entitled to do, as to how the funding should be
spent. That would be not down to the last pound or
the last penny but certainly in the areas. What we do
not want to do is spread it too thin. We have not got
enough money to deal with everything, we freely
admit that, therefore it has to be targeted and it is as
much targeted in those three areas that were
announced at Manchester in Homes for All as it is in
the Pathﬁnders.
Q224 Chris Mole: This is the afternoon when all of
my questions are answered just before I get to them.
On that point about the nine that you have got,
which is about half of the areas identiﬁed as having
serious housing demand problems, what do you
think should be happening in the other half of the
areas?
Lord Rooker: I always took the view that they are
called Pathﬁnders for a reason, ie they are out there
ﬁnding new ways, new techniques of rebuilding these
communities and we want to learn the lessons from
them to apply to other areas of the country to stop
them becoming candidates for housing market
renewal Pathﬁnders, whether it is in Cornwall or
anywhere else. There are areas of the country where
the market does not quite work to everyone’s
satisfaction. We have no plans for creating more. In
some ways, if someone said “What is your evidence
for creating more based on the present ones”, I have
not got the answer.
Q225 Chris Mole: That was going to be my next
question. If it is a learning exercise, why have you
moved to another three at this stage? What
conﬁdence do you have? You have just told us it is a
10, 15, 20 year programme and we are quite near the
beginning, so what is the trigger for moving on to
another three?
Lord Rooker: I freely admit that of the three, I do not
really know two of the areas. In West Cumbria I
certainly know the issues relating to housing and
social services in some of those towns that I have
visited on many occasions, both oYcially and
privately. We think that we have learned enough
about the targeting from the existing Pathﬁnders,
both from the community point of view, the
consultation, and what we might need to do in terms

of remodelling the communities, if you like, to think
that it is worthwhile saying to these three, who might
have been candidates in the ﬁrst round of
Pathﬁnders in fairly small areas, that a small amount
of money levered in a strategic way may be of
considerable assistance. In some ways it gives us an
opportunity to see whether or not we can do that.
Q226 Chris Mole: What did you think of the
Chartered Institute’s point that maybe the solutions
will be diVerent?
Lord Rooker: I am sure they will be. All the eight
Pathﬁnders I have visited are quite diVerent. They
have some of the same factors but physically they are
diVerent and demographically they are diVerent.
Some of them do not experience abandonment on
the scale that others have, some have got houses that
can be rebuilt and renewed quite successfully, and
that is ﬁne, but others have got houses where no
amount of public money is going to save them. There
will be diVerences.
Q227 Chris Mole: For the time being, nine of three
and no more plans for any more?
Lord Rooker: That is enough at the moment.
Keith Hill: It is worth just adding that it is part of the
remit of the Regional Housing Boards to target
some of their resource on particular areas of housing
market failure. Just to add that in the extra £65
million announced for Tees Valley, West Cumbria
and West Yorkshire, we are now at 60% of what has
been identiﬁed as housing market failure in the
country.
Q228 Chairman: Because of the market weakness in
one or two areas some of the stock transfer
companies and some of the housing associations are
pretty short of rent income. Are you worried that
some of them may ﬁnd it diYcult to survive in those
circumstances?
Lord Rooker: I was just looking at the Housing
Minister then! I heard Jon Rouse earlier. I do not
have the details on this. I can well understand that in
some areas because the housing association
movement have been big players and that was how
they started in a way, going to the inner cities and
doing things with old properties that nobody else
wanted to know about. Getting the supply and
demand right when you are at this level of
abandonment and this number of empties I can well
understand can cause a diYculty for them. I do not
have any further details on that.
Q229 Chairman: Perhaps you would like to send the
Committee a little bit more thought, not just about
the possibility of if one of them went bust, which
would be very bad for housing associations in
general—
Lord Rooker: It certainly would be, yes.
Q230 Chairman:—but in terms of the deal the
existing tenants get. It has been put to me that for
one or two of the housing associations that have got
the greatest cash ﬂow problems, the only way to
solve them is to cut back on the quality of
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management and service for their existing tenants,
which makes it more likely that they will ﬁnd it
diYcult to get more tenants.
Lord Rooker: I would imagine Mr Irwin’s team will
have something to say about that in terms of the
inspection process if there is a deliberate attempt to
short change tenants requiring their services who are
paying their rents. On the other hand, you are quite
right, it would not be good if one of them went to the
wall. There has been a very successful ﬁnancial
arrangement with the housing association
movement. Movements have stopped between
associations. There are a lot of associations and
some of them are major players, big developers,
others are just small landlords. I am not knocking it
but there is an enormous range.
Q231 Chairman: Traditionally, the Housing
Corporation has always been able to deal with the
small ones that got into diYculties by getting them

taken over by a bigger one and all sorts of assistance
and things given, but if one of the bigger ones goes
then there is a much greater problem, is there not?
Lord Rooker: There would be, that is true. I am not
aware, and probably it would not be wise to discuss
it in a public forum if I was aware, that there is a
major one about to go. I do not have any
information to that eVect. It is true, these factors
have got to be taken into account with what is
happening in the areas of the North Midlands and
the North East and North West. There are major
problems which we are trying to deal with in the
Pathﬁnders to rebuild those communities.
Q232 Chairman: On that note, can I thank you both
very much for your evidence.
Keith Hill: It has been a pleasure, if I might say so. I
feel this has been one of my best performances
before the Committee, Chairman!
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Written evidence
Memorandum by the Knowsley Housing Partnership (EMP 41)
Background: The Knowsley Context
1. Knowsley borough forms the eastern fringe of the Liverpool conurbation and lies outside, but adjacent
to the New Heartlands Housing Market Renewal Pathﬁnder. Our social housing stock has reduced from
almost 40,000 units in 1974 to 17,100 at the transfer of ownership, under LSVT, to Knowsley Housing Trust
(KHT) in July 2002. KHT’s business plan provides for the stock to reduce to approximately 11,000 by 2012.
This stock reduction is the result of a combination of right to buy and signiﬁcant levels of demolition in
response to low demand. Knowsley has, therefore, a wealth of experience of the low demand phenomenon
and, as shown by KHT’s business plan, expects the problem to continue for many years.
2. Despite the above, Knowsley was excluded from both the initial Pathﬁnders and the recently
announced extension of the initiative. This scenario being set against a 2003 study by CURS into nonpathﬁnder areas most at risk from low demand, Knowsley being identiﬁed as the worst with 81% of its stock
at risk. Our own, commissioned, research conﬁrms the continued problem of low demand which reﬂects the
socio economics of the area, with Knowsley being the third most deprived borough in England and Wales
(IMD 2000), together with a signiﬁcant imbalance of both tenure and house type mix.
However, unlike housing market renewal areas, Knowsley does not have large numbers of pre 1919
terraced units, and most of the clearance/demolition to date and planned relates to the social rented sector.
3. Knowsley Council’s previous strategy of demolition, now pursued by KHT, has proved to be an
eVective solution and provided the basis for restructuring the housing market. Signiﬁcant new (private
sector) house build programmes over the last 12 years (mainly on brown ﬁeld sites) and major economic/
employment initiatives in the area are resulting in changes to the tenure/quality of the housing stock,
improvement in the physical/environmental landscape and a growing conﬁdence to invest. Other initiatives
such as the DES “Building Schools for the Future” programme add to the sense of optimism.
However, it is vital that the interrelated strategies and mix of public and private funding mechanisms,
which are the ingredients of Knowsley’s success, are not destabilised by the Housing Market Renewal
initiative. Housing markets are both complex and unpredictable with even the most robust plans exposed
to risk of collapse by the slightest, unexpected change.
In itself the Merseyside Housing Market Renewal Pathﬁnder is unlikely to have any adverse aVect on
Knowsley’s housing, social and economic regeneration. However, Knowsley’s renaissance relies upon a
mixture of public and private funding and there is evidence that the Pathﬁnders may be being resourced at
the expense of other schemes.

(a) The scope and scale of the initiatives proposed and underway in the Government’s Housing Market Renewal
Pathﬁnder areas and other areas with problems of empty homes
(i)

The Knowsley Housing Partnership fully supports and endorses the Government’s commitment
to low demand housing through the introduction of HMRF areas. The unprecedented level of
resources allocated, reﬂect the severity of underlying problems in many inner city areas in the
North and Midlands, and sits easily with the vision laid out in the Northern Way, which
encourages the restructuring of failing housing markets through increased use of housing
clearance.

(ii) The recent upswing in the housing market in the North West has helped to mask many of the
underlying symptoms of low housing demand. The number of empty homes, for example is merely
one indicator of homes which are at risk of low demand and this number will always be dependent
on the current state of a local housing market, together with any progress a landlord has made in
addressing the problem through clearance and other programmes.
(iii) We believe that to date, one unfortunate and perhaps unintended consequence of housing policy
in recent years has been the crippling drop in resources to address “at risk” housing areas outside
HMRF pathﬁnders.

(b) The commitment and contribution of all Government departments and other agencies to tackling the
underlying causes of empty homes
(i)

Whilst we believe that Government departments at both a national and local level are, like many
of us, still developing a full understanding of the issue of low demand and empty homes, there can
be no doubting the commitment that has been shown to tackle the underlying causes.
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(c) The availability of resources outside the pathﬁnder areas and the development of strategies to deal with
weak housing markets
(i)

As we alluded to in (a)(ii), we believe this to be the weak link in the Government’s strategy to tackle
low demand housing. Whilst we endorse the prioritisation of resources to tackle low housing
demand in inner cities, with all the potential beneﬁts to surrounding areas if the economic core is
regenerated; we believe it is short-sighted and counter productive to ignore the plight of adjacent
weak or “at risk” housing markets.
(ii) There are two dimensions to the resources available to local authorities outside of the pathﬁnder
areas. By deﬁnition these authorities are not beneﬁting from the many tens of millions of pounds
available to support land assembly and development within the pathﬁnder areas. The second
dimension is that of the resources directed by the Regional Housing Board. In the case of the North
West, for the two-year period 2004–05 and 2005–06, the entire allocation for “urban renaissance”
has been directed into the 11 local authorities that have pathﬁnders within their areas.
The strategy of the Regional Housing Board for 2006–07 and 2007–08 is currently out for
consultation. There is a concern, by local authorities outside of the pathﬁnder areas, that the lack
of balance in allocations for the period 2004–05 and 2005–06 will be replicated for a further two
years or more. If this is the case it will make it extremely diYcult for areas outside of housing
market pathﬁnders to manage their low demand problems.
(iii) Local authorities such as Knowsley are responding as best they can to gather together existing
capital resources and to target them on only a small number of the numerous housing priorities
that have been identiﬁed. Knowsley is also at the forefront of attempts to introduce equity loans
into private housing programmes, but again this will require up-front capital resources, at least
until private lenders can be persuaded to enter this market on a wider basis.
(d) The dissemination of good practice, innovation and co-ordinated interventions within and outside
pathﬁnder areas
(i)

From discussions with regional agencies and HRMF pathﬁnders, we believe that additional
resources being targeted at HMRF areas are leading to innovation and good practice around
housing renewal and aVordable home ownership schemes. This work is beginning to be
disseminated to non-pathﬁnders via regional and sub-regional groups and seminars, albeit
sometimes on a “need to know” basis.
(ii) We believe that sharing of good practice is at an early stage however, and there is still some work
to do to completely break down the traditional “inward looking” approach taken by many housing
organisations and authorities. We believe that there is a danger of a “pathﬁnder elite” which have
resources in terms of staV and research budgets to invest in innovation and good practice, and that
GOs and RHBs therefore have an important role to play to ensure, and to co-ordinate, “true” and
practical dissemination of new tools beyond pathﬁnder borders.
(iii) The North West Regional Housing Board’s Commissioning Programme round 1 was an excellent
project which, although on a small scale, did allow non-pathﬁnder authorities such as Knowsley
to bid for additional housing resources around the issue of developing innovation and good
practice in delivering decent homes for vulnerable households in the private sector. In Knowsley’s
case this has led to a pilot programme in one of our regeneration areas to address non-decent RTB
homes which sit within KHT improvement programme areas, combining housing renewal grant,
equity release and HECA grants. This project is managed by FUSION 21, the innovative
Knowsley based procurement and training partnership.
(iv) GONW have recently invited authorities with commissioning projects to share ﬁndings and
progress via a series of seminars and presentations and these are to be welcomed, particularly if
these sessions are rolled out to include pathﬁnders and other authorities.
(e) Whether Councils have suYcient powers to tackle the problem of empty homes in their areas
(i)

It is the view of the Knowsley Housing Partnership that new CPO powers and greater ﬂexibility
around housing renewal following introduction of the Regulatory Reform Order for private
housing, do give Council’s suYcient powers to address empty and low demand housing.
(ii) We maintain the view however, that without suYcient resources to improve, acquire, demolish and
re-provide homes, these powers will be ineVective.

(f) The priority given to the demolition of homes and the consideration given to eVective methods of
refurbishment
(i)

The Government’s Sustainable Communities plan and the HMRF pathﬁnders which arose out of
it, have in tandem with principles behind the Northern Way, rightly re-introduced the concept of
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large scale clearance programmes to tackle concentrations of surplus or obsolete housing stock,
where markets have clearly failed and where restructuring of local housing markets is the only
option for sustainable regeneration.
(ii) It is our view however, that outside these failed housing market areas, demolition should be more
selectively used and should in any case be part of detailed master planning exercises which
incorporate residents views into decisions about clearance, improvement, environmental works,
local lettings and management policies in the social sector.
(g) The availability of the necessary skills and training to support staV promoting projects to tackle the needs
of areas with weak housing markets
(i)

In the North West, the combination of LSVT and ALMO improvement programmes,
introduction of HMRF pathﬁnders; and the heightened state of the housing market over the last
ﬁve years have severely impacted the ability of housing organisations to attract and retain skilled
staV and have forced up construction costs. This issue is particularly being felt by local authorities
and housing organisations suVering from low demand outside pathﬁnders, as they do not have the
same scale of resources to respond to this environment.
(ii) There are good examples of collaboration between housing partners in Merseyside to mitigate
these problems. The FUSION 21 partnership combines both supply chain linkages to reduce unit
costs of materials, with training and skills programmes to create a steady ﬂow of skilled labour
into the industry. Merseyside RSLs are also working with local schools and colleges to introduce
a regeneration academy, to help to ﬁll this skills gap.
(h) How housing market renewal is addressed in other strategies including local and regional plans and other
regeneration programmes
(i)

At the NW regional level, there have been clear attempts to merge the agendas of the Regional
Housing Statement/Strategy, Regional Planning Guidance/Spatial Strategy and the Regional
Economic Strategy over the last ﬁve years and this process has increased following the Sustainable
Communities Plan, and proposals to merge RHBs and Regional Planning Assemblies.
(ii) We are concerned however, that despite the joined up language and horizontal awareness of the
various strategies there is more work to be done to ensure that Regional Planning frameworks are
compatible with and supportive of local regeneration programmes. Most notably, the positive
vision of economic growth and increased aspirations espoused by the Northern Way and reﬂected
in regional housing and economic thinking, could be constrained by a planning orthodoxy which
is still based on a “housing numbers game” linked to past demographic trends, rather than the
unlocking of potential that HMRF and other regeneration programmes can create.
(iii) We are particularly concerned about the tight timetabling of the drafting of the Regional Spatial
Strategy for the North West. It is clear that the housing market in the Merseyside sub-region is
complex, and probably more volatile now than for at least ﬁfteen years. There is also a signiﬁcant
amount of research taking place, much of it being led by the New Heartlands Pathﬁnder itself. This
will contribute to a much more sophisticated understanding of the housing markets in and around
Merseyside. It seems quite likely that these will not be available to inﬂuence the drafting of the
Regional Spatial Strategy and if this is not the case will represent both a signiﬁcant missed
opportunity and create the potential that Spatial Strategy from 2006 could be misdirected.
(iv) At the local level in Knowsley there are clear links between the regional strategies and the local
Housing Strategy, UDP and Economic Strategy and these are brought together via an areas based
Community Plan. This allows a good understanding of the strategic links to community
regeneration programmes such as the North Huyton NDC, which covers an area suVering from
low demand and now subject to a major housing market restructuring project.

(i) How Pathﬁnders are seeking to involve the private sector in their long term planning and programmes
(i)

Although this is more appropriate for a pathﬁnder response we would simply suggest that many
authorities outside of HMRF pathﬁnders have a long and successful history of working with
private developers. Involvement of the private sector is crucial to the planning, delivery and
sustainability of HMRF initiatives.

Memorandum by Barry Joyce MBE (EMP 42)
I know that many representations have already dealt with the important issue of waste. I believe English
Heritage has made a submission saying that the repair of Victorian terraces is 60% cheaper than newbuild
(Daily Telegraph 29 January). In addition there is of course the matter of all the material and embedded
energy wasted in clearance and rebuild.
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This is a very important issue and one so obvious that it hardly needs elaboration. However the issue I
wish to bring to the attention of the inquiry is the damage caused by clearance to the physical and social
coherence of the communities concerned, ie what deﬁnes “sense of place.”
Many of the urban areas in question already manifest this problem, as a result of partial clearance in the
1960s and 1970s. Much urban housing in Lancashire is in the form of clusters of terraced streets punctuated
by large, useless, empty spaces, half heartedly “landscaped”. These places have lost their urban coherence.
They no longer work well as urban PLACES.
What is desperately needed is not just upgraded housing but upgraded PLACES. The further clearance of
urban forms that were originally laid out to a coherent pattern, with ancillary shops, schools, halls, chapels,
workshops and their replacement with new dwellings alone will exacerbate the problem of the degradation
of PLACE.
Instead of further clearance what should be done is the “healing” of these places by sensitively knitting
back together the dislocated surviving clusters.
All this was of course well rehearsed in the 1960s and 1970s, and the argument was eventually largely won.
It seems incredible that in 2005 the argument against this unintelligent course of action should need to be
repeated.
Memorandum by Gateway, the Housing Market Renewal Pathﬁnder for Kingston upon Hull and
the East Riding of Yorkshire (EMP 43)
1. Gateway, the Housing Market Renewal Pathﬁnder for Kingston upon Hull and the East Riding of
Yorkshire, is pleased to have the opportunity to submit this memorandum to the Inquiry on Empty Homes
and Low Demand Pathﬁnders.
2. Gateway is one of a number of partnerships between Hull City Council, the East Riding of Yorkshire
Council and other parties.
3. The Pathﬁnder provides the basis for tackling in a holistic way the problems of low demand for and
abandonment of housing within the City of Hull by producing a housing market restructuring scheme.
Together with the Northern Way concept and the award Building Schools for the Future status, which could
realise up to £200 million of additional investment in secondary schools, the Pathﬁnder is recognised as a
once in a lifetime opportunity to revitalise the sub region as a whole.
4. All housing Authorities in the North will welcome the Housing, Planning, Local Government and the
Regions Committee’s interest in the challenges they face in tackling low demand and empty homes.
However, given the stage of development the Gateway Pathﬁnder has reached, it is too early for us to be
able to comment substantively on the issues being examined by the Committee.
5. We submitted our prospectus to the OYce of the Deputy Prime Minister at the end of October last
year and are currently in negotiation with ODPM. We are optimistic that these negotiations will conclude
positively within the next six weeks, and have watched with great interest how the other eight Pathﬁnders
have set about implementing theirs and are learning from their experience.
6. At the same time as our proposals were under development during 2004, Hull City Council was placed
under a strategic direction by the Minister for Local Government in December 2003. This followed critical
Corporate Governance Inspections in July 2002 and September 2003. Since then, the Council has made
considerable progress in a number of areas including Housing Strategy and service provision.
7. We are taking the necessary steps to ensure that any programme of interventions agreed with the
ODPM can be delivered successfully by us and our partners.

Background
8. The Pathﬁnder area covers the whole of the City of Hull and a number of wards within the East Riding
comprising all the contiguous wards and those adjacent to these. All of the proposed areas of intervention
are within the City of Hull.
9. The Pathﬁnder is a crucial ingredient in the future success of the City. It has conceived an integrated
package of measures with partners and key stakeholders that represent a vision for its future. Together with
Citybuild (Hull’s Urban Regeneration Company covering the City centre and parts of West Hull) we plan
to bring about signiﬁcant change across the City.
10. Hull has been identiﬁed as an area of acute and intense market failure. For the purposes of Pathﬁnder
planning, the City has been divided into four areas—the West, the East, the North and the City Centre. Each
area has developed its own masterplan setting out the interventions for the proposed lifetime of the
Pathﬁnder.
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11. Over recent decades the population of Hull has declined whilst that of the East Riding has increased.
The principal cause of this population drift has been migration with a substantial movement from the City
to the East Riding. Over the 10 years to 2001 the population of the East Riding has risen by 21,000 (an
increase of 6.3%) whereas the city of Hull has fallen by almost 20,000—a 7.6% drop. Within the City itself
the population of inner East Hull has increased slightly.
12. In 1999–2000, some 11,000 people left Hull whilst 8,000 moved in. Equivalent ﬁgures for East Riding
of Yorkshire were 13,000 and 16,000. Just under half of the Hull migrants moved to East Riding whilst a
quarter of East Riding migrants moved to the City. In fact, for every 10 people leaving Hull for East Riding,
seven were going in the other direction.
13. This population loss represents a signiﬁcant challenge to the future of the City. However, other major
challenges it faces include:
14. Low levels of economic activity—Hull’s economy is dominated by low wages, high unemployment
and inactivity rates.
15. Movement and linkages—movement across Hull is hampered by localised and cross city congestion.
16. Poor condition of the housing stock—the City has an over-representation of terraced stock housing,
system-built houses and a concentration of social housing. The lack of quality in the housing stock
undermines the ability of the area to retain existing residents as their housing needs and aspirations change,
and it also reduces the attractiveness of the area to new residents.
17. Low average house prices—prices are lower than the regional average and signiﬁcantly lower than
the national average.
18. Structurally deﬁcient non-traditional housing—Hull has several types of non-traditionally built
housing which suVer from structural defects.
19. Low educational attainment and poor perceptions of schools—Hull’s primary schools are generally
perceived to perform well but overall its secondary school performance is the worst in the country.
20. Higher than average levels of crime—although falling, Hull has the worst community safety
indicators compared to the other Pathﬁnders.
21. Deprivation—Hull ranks in the top 10 of the most deprived Local Authority area in the country.
22. The lack of choice and quality in the Hull housing market together with deprivation, crime, education
and environmental factors combine to create a push factor away from Hull into the East Riding and beyond,
leading to out-migration of predominantly economically active households. The obverse situation applies
in the East Riding resulting in pull factors away from the City. These factors result in relatively low housing
values in Hull.
Gateway’s Proposals
23. Gateway’s interventions, uniquely amongst the nine Pathﬁnders, are proposed for one Local
Authority area only, that of Hull City Council.
24. They are spread across the City. The initial activity is principally centred around ﬁve priority
neighbourhood areas where market failure is most acute.
25. Additionally Gateway has proposed measures to aid the development of the local economy and
stabilise neighbourhoods in danger of further decline. To achieve this, close working relationships are being
established with key stakeholders including all of the key public sector regeneration agencies, Hull City
Council, Registered Social Landlords, Developers and other agencies and organisations with an interest in
the City’s housing and ongoing regeneration.
The recent announcement that Hull is to beneﬁt from BSF is welcome. It is important that these two
signiﬁcant investment programmes are aligned both at government and local level.
Compulsory Purchase
26. A compulsory purchase programme is underway in the West Hull area. The initial programme of
CPO will be declared using housing powers in an area of large scale empty, abandoned and unﬁt homes.
27. Hull City Council is reviewing all powers available including those recently made available through
the Planning and CPO Act 2004 but have concerns that this is still untested and the timescales to deliver are
as yet unclear.
Links With the Private Sector
28. Gateway’s current principal link with the private sector is through the Developer’s panel and
Registered Social Landlords which it has recently established following a comprehensive selection process.
Developers selected will assist Gateway to take forward the regeneration of neighbourhoods and speciﬁc
sites.
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Skills
29. Gateway is aware from its discussions with specialist recruitment agencies that the skill sets which it
requires to take forward its plans are in short supply. This includes housing/regeneration specialists but also
key implementation skills such as EHO’s right through to construction workers. Gateway is working with
other government agencies to develop training and capacity building in these areas. Further government
assistance as highlighted in the Northern Way is welcome and should be accelerated.
Memorandum by Shelter (EMP 44)
Shelter is the UK’s largest provider of independent housing advice, helping over 100,000 homeless or
badly housed people every year. Our services include:
— Over 50 housing aid centres providing information, advice and advocacy to people with housing
problems.
— Shelterline, our free national housing helpline.
— The National Homelessness Advice Service which provides second tier housing advice through
citizens advice bureaux.
— Our Homeless to Home and other tenancy support services working with homeless households,
or those at risk of homelessness, to help them sustain their tenancies.
This evidence is based on the experience of our front line staV and the local campaigners working with
Regional Housing Boards and local authorities covering the Housing Market Renewal Pathﬁnders and
other areas experiencing low demand.
(a) The scope and scale of the initiatives proposed and underway in the Government’s Housing Market Renewal
Pathﬁnder areas and other areas of empty homes
Shelter welcomes the Government’s commitment to deal with low demand and abandonment, and the
designation of speciﬁc funding in Spending Reviews 2002 and 2004. The increased funding, rising to around
£450 million by 2007–08 delivered in Spending Review 2004 will need to be sustained for many years to come
if the problem is to be fully addressed.
(b) The availability of resources outside the pathﬁnder areas and the development of strategies to deal with
weak housing markets
Shelter welcomes the recent commitment in ODPM’s Five Year Plan to make available £65 million to
tackle low demand in the Tees Valley, West Cumbria and West Yorkshire. As only around half the total
number of properties aVected by low demand in England fall within the nine original Housing Market
Renewal Pathﬁnders, this is a very welcome initiative. We note that ODPM currently expects the Regional
Housing Boards to support programmes to tackle smaller areas of low demand, but believe that it may prove
beneﬁcial to focus speciﬁc Housing Market Renewal Funding in those areas too in future spending
review periods.
(c) The dissemination of good practice, innovation and co-ordinated interventions within and outside the
pathﬁnder areas
We believe that there is a need for greater dissemination of best practice by the Pathﬁnders, particularly
around the community consultation process and monitoring the impact of the demolition programmes on
aVordability and homelessness.
(d) Whether councils have suYcient powers to tackle the problem of empty homes in their areas
Shelter believes that local authorities in areas of both low and high demand have growing expertise in the
use of Compulsory Purchase Orders as a way of dealing with the problem of empty homes.
The Housing Act 2004 gives local authorities new powers to designate private landlords in a selected area
as subject to licensing if it suVers from either low demand or anti social behaviour. This is subject to the
Secretary of State’s approval and can last for up to ﬁve years. These provisions are expected to come into
force from autumn 2005. Shelter believes that these measures have the potential to improve community
stability in areas at risk of suVering low demand and neighbourhood decline.
Local authorities will also be allowed to include speciﬁc conditions in the licences they grant. These
conditions may include a requirement that the licence holder attend a training course in residential property
management or to take steps to prevent or reduce anti-social behaviour by occupants. We believe that the
inclusion of such a condition would raise management standards of landlords, helping to prevent areas
falling into decline in the ﬁrst place. Failure to obtain a licence for a licensable property is punishable by a
ﬁne of up to £20,000. A breach of a licence condition is punishable by a ﬁne of up to £5,000. Housing Beneﬁt
paid on an unlicensed property may also be subject to a Rent Repayment Order.
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Shelter also strongly supported the inclusion in the Act of powers for local authorities to compulsory lease
long-term empty homes. A number of authorities are already well placed to make use of these new powers
and we hope ODPM will ensure that the necessary secondary legislation is laid before Parliament at the
earliest opportunity and that local authorities are encouraged to make use of them.

(e) The priority given to the demolition of homes and the consideration given to eVective methods of
refurbishment
The ODPM Five Year Plan estimates that as many as 850,000 properties are aVected by low demand. The
Centre for Urban & Regional Studies (CURS) in Birmingham estimates that around 1,500,000 homes are
“at risk”. Both these estimates are well above the 167,000 homes projected for demolition if current rate of
clearance continues over the decade ahead. The Northern Way: First growth strategy report therefore
concludes that ODPM should accelerate the rate of stock clearance.
Shelter questions this approach, particularly the demolition of existing social housing. Although
Government statistics predict a decline in the population in northern regions, they also predict increases in
household formation. For example, the population of the North West region is predicted to fall by 1.2% by
2021. However, the increase in the number of single person households means that the overall number of
households is predicted to rise by 8% or 248,000 during the same period. Growing student populations and
the use of homes leased by the National Asylum Support Service to provide accommodation for asylum
seekers will also add to the pressure on housing in the years ahead.
There is already growing evidence that house prices in a number of the Housing Market Renewal
Pathﬁnder areas have picked up in the past two years. For example, the Manchester Metro News recently
reported that house prices had risen by 22% in Beswick and 25% in Moss Side.1 Although percentage
increases will certainly look high because they reﬂect the low actual prices a year ago, they do nevertheless
represent substantial real increases in values. Speculative purchases by those hoping to beneﬁt from the
compensation paid to owners of properties subject to a CPO has contributed to these increases, but they do
also demonstrate more widespread market conﬁdence in these Pathﬁnder areas. CURS has attributed this
growing conﬁdence during 2002 and 2003 to national factors, such as the historically low and stable interest
rates, easier access to mortgage credit and increased availability of buy-to-let mortgages, as well as activity
in the Pathﬁnders themselves.
In its recent memorandum to the committee’s inquiry into homelessness, Salford City Council noted that:
“there are emerging issues of aVordability in Salford, reﬂected in a growing number of mortgage
repossessions (20), RSL arrears (10) and loss of Assured Shorthold Tenancies (84). Salford and
Manchester are a Housing Market Renewal Pathﬁnder along with neighbouring authorities. This
will have an impact on aVordability, particularly for homeless people and other vulnerable groups
as areas are cleared and new accommodation is not available due to (a) construction of
replacement (accommodation) taking some time to complete, and (b) those (replacement)
properties not being accessible or aVordable to homeless people.”2
Other areas not yet granted Housing Market Renewal Pathﬁnder status but likely to beneﬁt from
Regional Housing Board funding to deal with problems of low demand have also seen house price rises. In
Sunderland, house prices have increased by 80% since 2001.
Wigan Metropolitan District Council recently published a report saying that homelessness applications
had increased 65% in the past ﬁve years. They attribute this to expected causes, such as relationship
breakdown, but also say that rising house prices have been a signiﬁcant factor, especially for young people
and single parents. Its report stated:
“As house prices have risen signiﬁcantly in recent years, single-income families ﬁnd it more diYcult
to access aVordable accommodation and are therefore more likely to ask the Council for
assistance.”3
Rising house prices impact on homelessness in the following ways:
— Private sector landlords may evict tenants to sell properties with vacant possession in a rising
market. New landlords attracted by rising house prices are particularly less likely to be aware of
existing legislation protecting tenants rights. Shelter’s Housing Advice Centre in Lancashire
reports a spate of illegal evictions from the private rented sector. These are thought to be connected
to attempts by landlords to take advantage of capital appreciation.
— Newly forming households and young people are not able to get on the housing ladder. Unable
to aVord owner-occupation, they may turn to a short-term tenancy in the private rented sector,
which will expose them to the risk of homelessness on expiry. They may also be more likely to
present as homeless when asked to leave the parental home, since aVordable housing options have
1

Regeneration makes housing “too costly” Manchester Metro News (17 December 2004).
ODPM Select Committee: Homelessness Inquiry: Written Evidence p39.
3 Home Truths (Wigan MDC) Press Release 9 August 2004.
2
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contracted. The recent CURS report on housing market trends in the North West explains how
potential ﬁrst-time buyers are being priced out of the market by speculators, who are buying
property in the region as an investment rather than for owner occupation.
— Right to Buy applications may increase, reducing the total stock of properties held by local
authorities, and hence those potentially available for letting.
— Councils experience lower turnover in council stock, as those who might otherwise have
relinquished their tenancy and moved into owner occupation without taking advantage of the
Right to Buy can no longer aVord to do so. Sunderland Borough Council has seen a fall in the
natural rate of stock turnover in recent years from 13.5% to 9%. This has meant several hundred
fewer properties becoming available for re-let each year, increasing waiting times for rehousing.
While relatively few demolitions will take place in the Pathﬁnder areas in the next two years, this ﬁgure
is scheduled to increase signiﬁcantly after 2006. Shelter believes that the Housing Market Renewal
Pathﬁnders must be required to ensure that their plans for demolition, particularly of existing social rented
housing, take account of the most recent assessment of local housing needs. The Regional Housing Boards
should also be required to oversee the pattern of activity in the Pathﬁnder areas, including monitoring the
supply of social housing, the aVordability of private housing and ensuring that advice and assistance is
available to help those displaced as a result of market renewal work secure alternative accommodation.

(f) How housing market renewal is addressed in other strategies including local and regional plans and other
regeneration programmes
We believe that the Housing Market Renewal Pathﬁnders should be required to work much more closely
with the Regional Housing Boards, and in particular with the regional and local homelessness forums. We
also believe that the Pathﬁnders should be required to undertake more in depth consultation with aVected
communities, before expanding their programme of demolition.

Memorandum by Birmingham City Council (EMP 45)
1. Introduction
1.1 The Birmingham and Sandwell Pathﬁnder (Urban Living) received ODPM funding approval last
June. The Pathﬁnder comprises the north-western segment of the City and that of east Sandwell. The area
displays many characteristics similar to the other pathﬁnders where poor housing, environmental, social and
economic factors have led to risk of market failure or market collapse. The scale of empty homes within the
Pathﬁnder when compared to the rest of the City was one of a number of underpinning key drivers that led to
BCC and SMBC seeking Pathﬁnder status. The City Council therefore very much welcomes the opportunity
aVorded by the Pathﬁnder to address the speciﬁc issues relating to empty homes as it starts the process of
market restructuring.
1.2 Although rapid progress is being made on many fronts, it is perhaps too early in the potential 15 year
time frame of the Pathﬁnder to make any real assessments of the impact of the Pathﬁnder programme on
speciﬁcally tackling privately owned empty homes in the area. This is principally due to the fact that a
number of projects speciﬁcally targeted towards this initiative are just about to be realised on site.
Nevertheless based on our understanding of the situation it is possible to make the following contribution
to the Inquiry.

2. Scope and Scale
2.1 There are approximately 37,500 properties in the Birmingham portion of the Pathﬁnder. 49% of the
properties are owner occupied, compared to the 60% ﬁgure for Birmingham and Sandwell as a whole.
Property vacancy levels in the area stood at 5.1% in 2001, compared to 3.2% for the City. The level of empty
privately owned properties in the area is more than double the City average and is an outcome of
dysfunctional market. The level of vacancies in this sector would be even higher were it not for the large
number of properties occupied by refugees and asylum seekers under NASS contracts. Empty properties in
north-west Birmingham are distributed through out the area, and whilst there are no large areas of
abandonment as evident in some northern towns and cities, signiﬁcant clusters of vacant properties exist in
many neighbourhoods.
2.2 Clearly there are speciﬁc issues relating to the high rate of privately owned void homes in north-west
Birmingham and consequently the City Council has dedicated an empty properties oYcer to deliver a
programme of advice and enforcement action to bring empty properties back into use. The initiative is
dovetailed with one of the strategic aims of Urban Living, namely, Neighbourhood Stabilisation, where
projects are being developed that will respond to and anticipate housing market issues at the neighbourhood
level. These involve amongst others a number of Active Neighbourhood pilots targeted on areas of greatest
number of voids that aim to stabilise the neighbourhoods by concerted action on both voids and intensive
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neighbourhood management. It goes without saying that such measures command both capital and revenue
resources, with experience already suggesting the need for the pathﬁnder programmes to give due
consideration to the necessary revenue support for such initiatives to succeed.

3. Commitment and Contributions
3.1 The resources being made available by ODPM to the pathﬁnders is recognition of the scale of the
challenges that lie ahead, and the pro-active approach being encouraged is very welcome. It is also clear that
for the pathﬁnders to succeed a holistic and comprehensive approach must be taken towards regeneration
of such areas by aligning the pathﬁnder and local authority’s programmes with those of key agencies like
the RDA; EP; Housing Corporation; LSC. Whilst it is acknowledged that re-alignment of strategies and
more importantly the funding of the necessary agencies will take a little time, it is encouraging to see their
active involvement in Urban Living structures and increasing commitment to joint working on actually
achieving delivery on the ground.

4. Development of Strategies
4.1 Birmingham has a citywide empty property strategy that is currently in the process of being reviewed.
This review is being informed by a MORI census of owners of empty properties in Birmingham in order to
establish why properties are kept empty and what speciﬁc actions are needed to bring them back into use.
The results of this research will be stratiﬁed by Housing Market Areas within the city, and will inform the
future programmes of tackling the issues within north-west Birmingham/Urban Living as appropriate.

5. Dissemination of Good Practice
5.1 The support and networking mechanisms already developed around the pathﬁnders, for example, the
Pathﬁnder Policy Working Group (and the related sub-groups), York Conferences, and pathﬁnder seminars
oVer ample opportunity for the exchange of good practice. The role of the Audit Commission has also been
important in ensuring strategic learning across the pathﬁnder. As the pathﬁnder movement gathers
momentum there will be increasing opportunities for practitioners to be sharing knowledge and more
importantly develop and test new approaches to tackling empty homes as part of the wider Housing Market
Renewal initiative.
5.2 Birmingham is also a member of both the West Midlands Empty Property Forum and the National
Association of Empty Property Practitioners. Through these fora Birmingham is able to share best practice
and keep up to date with new initiatives.

6. Council’s Powers
6.1 The enforcement powers available to local authorities to tackle empty properties: compulsory
purchase, empty dwelling management orders and enforced sale are useful and powerful tools. The City has
traditionally provided a reactive service (through the Housing Enforcement Team) around empty properties
which includes tracing owners and if necessary boarding up properties. Owners are given advice and
encouragement about bringing their property back into use through renovation and sale or letting. Where
an owner fails to bring a property back into use the Council has powers of compulsory purchase (CP) and
is able to take the property into Council ownership for onward sale. However, the inadequacies in the CP
process (particularly timescales) have meant limited exercising of this option.
6.2 In north-west Birmingham, where the problem is most acute, the employment of a dedicated empty
properties oYcer means that a more pro-active approach can be taken by using Council Tax data and
instigating compulsory purchase, particularly where concentration of empty properties can facilitate wider
Urban Living objectives. It will be important to see to what extent the introduction of revised Planning CPO
powers will expedite matters. In the light of this and the potential changes stemming from the Housing Bill
2003, it is perhaps too early to say whether additional powers might be needed to tackle empty properties
as part of clearance and redevelopment schemes.

7. Demolitions vs Refurbishment
7.1 As part of its strategy to restructure the local housing market Urban Living is seeking to achieve a
balanced approach towards clearance, redevelopment and refurbishment within the Pathﬁnder area. It
therefore cannot be assumed that demolition of empty homes is automatically the way forward particularly
as they are well dispersed in north-west Birmingham. Proposed actions will need to pay regard to property
conditions and the cost of refurbishment and redevelopment, the extent to which large clusters of vacancies
undermine the neighbourhoods, or whether such properties sit within areas subject of redevelopment.
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7.2 As part of “best course of action” Birmingham/Urban Living is developing new initiatives to bring
privately owned empty properties back into use as aVordable housing through:
(a) Private Sector Leasing where an RSL will take out a ﬁve year lease on an empty property, renovate
it and bring it back into use to house clients from the priority homeless waiting list.
(b) Gap funding the purchase and renovation of empty properties by RSLs, using commuted sums.
Empty properties purchased in this way will also be used to house clients from the priority
homeless waiting list within the area.
These schemes will not only bring refurbished empty properties back into use, but will also increase the
supply of aVordable housing and reduce the number of clients on the priority homeless waiting list.
7.3 Once the framework for a private sector leasing scheme is in place, Birmingham will be able to
implement the new Empty Dwelling Management Orders provided in the new Housing Act. Under this
provision owners will be compelled, where aid and advice has failed, to lease their property to the Council
or an RSL, and the property will be used as aVordable housing for the period of the compulsory lease.

8. Necessary Skills
8.1 The skills needed to tackle weak housing markets are in essence no diVerent to those required by many
other regeneration initiatives. However, given the sheer size, scale and complexity of pathﬁnders there is
immense demand for people with both specialist and rounder regeneration skills in precisely the areas
currently experiencing national shortage in both public and private sectors. However, the multi-disciplinary
and partnership approach adopted by Birmingham/ Urban Living means that the best of the available talent
can be sourced, although increasing resources will need to be directed towards continued development of
existing staV and “growing our own”.

9. Market Renewal and Other Strategies
9.1 Urban renaissance, low demand and restructuring of housing markets is a priority investment theme
for the Regional Housing Strategy (RHS).
9.2 The RHS identiﬁes areas at risk of low or changing demand. Apart from the two HMR Pathﬁnders
in North West Birmingham/Sandwell and North StaVordshire the wider signiﬁcance of the theme is
recognised in other parts of the Black Country, East Birmingham/ North Solilhull and parts of Telford being
identiﬁed as at risk due to changing patterns of demand. Crucially, the Strategy recognises the need for more
than housing interventions to address the complex issues presented, highlighting the requirement to
integrate housing, economic development and regeneration interventions. Market restructuring is placed
within a context of economic and demographic change.
9.3 Birmingham’s Draft Housing Strategy complements the themes of the RHS. Addressing changing
demand is one of the priority themes of the strategy. Once again the approach is to make pro-active
interventions to prevent market decline and to provide opportunities for economic growth. Empty
properties in the City are placed within the context of neighbourhoods. In some locations they are a
symptom of market decline (as with Urban Living) whilst in other areas of high demand they provide an
opportunity to increase the supply of housing to meet need.
9.4 The strategy for Urban Living is informed by and inﬂuencing both City Council’s as well as strategies
and programmes of other statutory agencies and partners like the RDA, EP, Housing Corporation and
RSLs. Indeed as stated earlier there is a strong working relationship between Urban Living, statutory
agencies and other partners. It is also expected that the spatial planning frameworks rooted in the New
Planning System will now start to deal with the practicalities of delivering the necessary physical changes
for Housing Market Renewal.

10. Involvement of the Private Sector
10.1 The strategy for Urban Living is governed by market led regeneration of the area, where bulk of the
investment will be undertaken by the private sector. The early programmes are very much geared towards
providing the foundation for such investment, eg through land assembly and development planning
programmes. It is envisaged that the physical transformation of the area coupled with the complementary
social and economic initiatives and improvement in local services will lead to an increased popularity of the
area, and that these allied with enhanced community wealth will become the drivers for the longer term
sustainability of the area. Increasing popularity should also lead to a natural decline in empty homes in
the area.
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11. Conclusion
11.1 Birmingham is one of a number of key drivers for Urban Living as it starts the process of
restructuring the local housing market and creating and tackling the scale of privately owned empty homes
in north-west conditions for longer term investment, particularly from the private sector. Given the
distribution of empty homes within Urban Living a balanced approach between clearance and
refurbishment is being taken. However, both approaches require signiﬁcant capital and revenue resources
targeted at a local level, which in conjunction with other initiatives will lay the foundations for achieving
sustainable neighbourhoods.

Memorandum by English Partnerships (EP) (EMP 46)
English Partnerships welcomes the opportunity to contribute to the Committee’s enquiry. This
memorandum comprises general background information, followed by contributions to the areas to be
addressed by the Committee that are of particular relevance for English Partnerships.

1. Context
1.1 English Partnerships is the national regeneration agency, helping the Government to support high
quality sustainable growth in England. English Partnerships’ role is summarised as follows:
— Developing its own portfolio of strategic projects.
— Acting as the Government’s specialist advisor on brownﬁeld land.
— Making sure that surplus Government land is used to support wider Government objectives,
especially the implementation of the Sustainable Communities Plan.
— Helping to create communities where people can aVord to live and where people want to live.
— Supporting the urban renaissance by improving the quality of our towns and cities (eg through
support of URCs and town centre regeneration).
1.2 English Partnerships is represented on both the Regional Housing Boards and the Pathﬁnder
Partnership Boards.
1.3 In addition English Partnerships manages the National Coalﬁelds Programme working closely with
the Regional Development Agencies, the Housing Corporation, the Coalﬁeld Communities Campaign,
Coalﬁelds Regeneration Trust and other key local partners to regenerate areas that often suVer from
signiﬁcant problems of low demand.

2. EP Involvement in Initiatives proposed and Underway in Housing Market Renewal
Pathfinder Areas
2.1 The Sustainable Communities Plan conﬁrmed that EP would be a key partner in each of the nine
HMR Pathﬁnder areas. We have therefore played an important and proactive role in the development of
the regeneration partnerships and strategies within each Pathﬁnder area. Our precise role and approach has
varied in line with the diVering nature of, and challenges faced by, each of the Boards One important aspect
of this—before the initial £500 million dedicated funding line had been conﬁrmed by ODPM and where
project proposals were already suYciently advanced—was to fund the acquisition by local authorities of
run-down sites and properties within the Pathﬁnder areas. We have also provided, working closely with
CABE, best practice expertise to the Pathﬁnders on demolition and remediation, governance arrangements,
procurement advice and, in particular input on development of masterplans/development frameworks, for
instance through the recently completed “Enquiry by design” exercise in Nelson in East Lancashire.
2.2 EP has carried out an enabling role in many pathﬁnders, before and immediately after the approval
of the prospectuses. We have been careful not to displace the ODPM funded activity and have therefore
concentrated on strategic acquisitions and demolitions and feasibility work to prepare the ground for future
Pathﬁnder programmes.
2.3 Given its strategic, early-stage role, EP is expecting its funding contribution in Pathﬁnder areas to
peak during this ﬁnancial year (at around £30 million on programmes and projects across the nine areas
for 2004–05) although this ﬁgure may change as project negotiations and decisions progress through the
ﬁnal quarter of the year. This follows expenditure of £21.8 million in 2003–04.
2.4 With all but Hull and East Riding’s (Gateway) fund conﬁrmed up to March 2006 from the initial
£500 million pot, and with signiﬁcant additional dedicated resources promised from the Spending Review
2004, EP’s funding for the delivery of projects will reduce in future years. EP’s future expenditure is likely
to focus more on those enabling functions described earlier and a limited number of strategic interventions
as exemplar projects rather than larger scale land assembly/demolition and direct delivery functions.
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2.5 The ﬁgures illustrate we have provided a signiﬁcant investment in Pathﬁnders, taking a role in
Liverpool/Sefton, Manchester-Salford and SheYeld where project action plans were already well advanced,
particularly where we already have a role in adding value through strategic investment sites (Edge Lane,
Liverpool) or through established or embryonic Urban Regeneration Companies and the Millennium
Communities Programme.

3. Availability of Resources Outside the Pathfinder Areas and the Development of Strategies to
Deal with Weak Housing Markets
3.1 Members may recall that English Partnerships, on behalf of ODPM, undertook an exercise to map
the scale of the problems associated with low demand and abandonment within coalﬁeld communities
outside of the Pathﬁnder areas. This exercise, completed in November 2003, identiﬁed 56 hotspot areas
within 15 local authorities. Each of the hotspots has distinct physical characteristics, community and market
context. These include over-supply of housing type, unﬁtness, anti-social behaviour and non-performing
private sector landlords (following large scale transferral of housing stock from the Coal Board in the
1980s).
3.2 The Government’s response to the House of Commons Select Committee hearing on the coalﬁelds
in June 2004 recommended that more needs to be done to tackle housing problems in the Coalﬁelds and
that increased ﬂexibility in English Partnerships’ programme needs to be turned to housing needs.
3.3 The new ﬂexibility EP has been allowed in the Coalﬁelds Programme is limited by the funds available
and can only be expected to support action on low demand housing areas through indirect activity as an
extension to existing coalﬁelds site projects in the programme. An example of this is where our investment
in Frickley Colliery in Yorkshire can play an important part in repositioning South Elmsall and South
Kirkby as a location for private investment.
3.4 EP is discussing with ODPM how assistance might best be provided to housing market renewal
projects within those coalﬁeld areas that are not already beneﬁting from Housing Market Renewal
Pathﬁnder monies or could not otherwise be assisted through other programmes.

4. The National Coalfields Programme is Already Delivering Housing Change in Some Areas, as
Part of its 8,000 New Homes Target to be Achieved Over the Next Decade, for Example, EP has
Approved Funding for:
— 300 new units at Silverdale Colliery in Newcastle-under-Lyme, North StaVordshire with the North
StaVs Partnership.
— 400 new homes at Bickershaw Colliery in Wigan.
— 340 houses at the former Lampton Coke works site in Sunderland.
3.5 EP is able to inﬂuence the timing of investment in these areas to best suit the wider Pathﬁnder
strategies.
3.6 EP has also “bent its mainstream programme” to housing needs in the coalﬁelds areas. For example,
EP has:
— set up Meden Valley Making Places SPV in Bolsover and Mansﬁeld with local authorities and
EMDA to support housing renewal alongside our joint commitment to Shirebrook colliery and
other local coalﬁeld sites. The Committee will recall its recommendation that this model could
provide a way forward for tackling similar problems found elsewhere in the coalﬁelds. We have
since provided several HMR Pathﬁnders with brieﬁngs on Meden Valley and ODPM is using it as
a best practice example in its support to Pathﬁnders. EP will review progress on Meden Valley
during 2005 as the ﬁrst stage of a formal evaluation of its performance;
— funded some local authorities to carry out housing market renewal research and other assistance—
including in East Durham, Sunderland, West Yorkshire and West Cumbria; and
— liaised with the Regional Housing Boards to ascertain which of the 56 hotspots identiﬁed in the
mapping exercise are also identiﬁed within the Regional Housing Strategies, identify where action
is currently underway in these areas, and highlight whether further analysis/research is required to
understand in more detail the market dynamics of these areas. This is intended to inform the
revision of Strategies currently underway.
3.7 EP is also active in other non-coalﬁeld low demand areas. For example, we are working jointly with
Lancaster City Council, NWDA and the Housing Corporation to fund a masterplan to transform the West
End of Morecambe by increasing the proportion of owner-occupiers and the range of house type and tenure
available, reducing the empty homes in the area and enhancing the overall environment.
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Conclusion
As well as direct project delivery, given our national remit EP can play a role in the dissemination of best
practice across Pathﬁnders and low demand areas in a similar way to that already underway for other
national programmes such as coalﬁelds, URCs and Millennium Communities.
Supplementary memorandum by the NewHeartlands Housing Market Renewal (HMR)
Pathﬁnder (EMP 21(a))
You will recall that whilst the Chairs were giving oral evidence to the Select Committee on Tuesday
8 February the matter of English Partnership investment in pathﬁnder areas was raised. We said then at the
Committee Hearing that we had had excellent support from English Partnerships to date and that our hope
was that we would continue to enjoy a similar arrangement in future.
Since the Committee Hearing there has been an example of how English Partnership might in future deal
with requests for funding, appropriate to their purposes, within this Pathﬁnder, and maybe others. A
decision was taken at the English Partnership Executive Board last week not to proceed with an award of
some £3.5 million to one of the Merseyside Pathﬁnder Authorities. Leaving to one side some speciﬁc
concerns surrounding that particular case I was disturbed to learn that two of the reasons advised at the
Executive Board were: ﬁrstly, that Pathﬁnders were to receive an increased allocation of resources from
ODPM, and secondly in the light of that and budget challenges that English Partnerships face they are
looking to reduce their overall commitment in pathﬁnders
There is no question of Pathﬁnders receiving extra resources or increased allocation in this ﬁnancial year
or next. The increase in allocations for Housing Market Renewal is contained with the recent CSR outcome
and relates to the years 2006–07–08. There is however no scope in the short to medium term for the
Pathﬁnder resources to take the place of a reduction in English Partnership’s commitment.
I have arranged to meet as a matter of urgency with the English Partnership Regional Director to explore
both the scope for English Partnership’s to continue to work closely with this Pathﬁnder at the scale of
resources originally indicated, a sum of £55 million over the lifetime of the NewHeartlands programme. We
will consider jointly ways in which the respective obligations of both organisations’ can be dovetailed to
ensure maximum mutual beneﬁt and outcome. For example, bringing together, perhaps joint
commissioning of strategic projects.
I am concerned, however, at the messages that appear to be emerging from the recent discussions, and
second hand from elsewhere in ODPM, that English Partnerships priorities are now changed and that there
might be a need to look elsewhere for ﬁnancial support, the example of RDAs has been given which, until
now we had looked for English Partnership to cover.
Supplementary memorandum by G W Parry (EMP 24(c))
Having considered memoranda submitted by Riverside Group (“Riverside”) and having ﬁrst hand
experience of the activities of this organisation, the properties, market and conditions to which they refer,
I note a number of inaccurate assumptions and conclusions and am compelled to submit this supplementary
memoranda for fear that such inaccurate material will unduly and inappropriately inﬂuence any policies or
decision making brought about as a result of this select committee hearing.
Point Numbers Refer to Point Numbers in Riverside’s Memorandum
Point 1.2: Decent Homes
1. Riverside point out that the Decent Homes standard applies only to social housing and it is an anomaly
that it does not apply to private dwellings as well. In reality under the HMRI process it is a standard applied
to both social and private homes within the Pathﬁnder area. Riverside claim that the benchmark should
apply to private dwellings generally which is wholly unrealistic and undesirable and it would be better to
drop it altogether as a benchmark for either sector. The reason for this is because it puts an unrealistic
requirement on social housing, which greatly perverts and distorts the costs of property refurbishment to
the public sector when compared to the private sector. For instance, the criteria requires perfectly good
hardwearing fabrics of building such as bathrooms, window frames or roofs to be replaced be replaced on
a day one basis due to the requirement that these fabrics should be expected to last for a period of 30 years
into the future. This is wholly unrealistic and wasteful when these same fabrics may have decades of service
left in them and ordinarily, in the private sector either by owner occupier or private landlord, would be
replaced only as and when required. This gross distortion of cost calculations for the social sector then forms
a critical basis for decision making over a property’s future, not surprisingly the inevitable misinformed and
inappropriate decision is made that clearance and newbuild are the cost eVective options.
2. Riverside go on to suggest that most of the substandard properties are in private ownership. This is
certainly not the case in Liverpool where it is actually the social housing, Council or housing association
properties that are kept in, by far the worse condition.
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3. In this point again, Riverside make reference to the need for demolition and replacement to generate
decent neighbourhoods yet this takes no account of the fact that any property can be renovated and made
very attractive and habitable regardless of condition and that there is not necessarily a need to demolish.
The decision not to demolish is only one of cost, based on the social and economic end value of a property.
To demolish a house and replace it with a similar house in the same location, then, with all other matters
being equal, the end value of both will be extremely similar yet the ﬁnancial and social and real cost will be
vastly more for newbuild. Given that end values have risen across the board in recent years then renovation
has to be the better option were it not made artiﬁcially more expensive by virtue of the fact that there are
VAT discrepancies between it and newbuild, the Decent Homes Standard sets additional unnecessary costs
and further that grants are more readily given for new build than refurbishment. Socially and economically
demolition and new build can only change one of the barriers to demand, namely the type of house and it
is the most expensive and least acceptable to the aVected community who value their heritage and sense of
place. Riverside consistently sees only one solution, namely demolition.
Point 1.2: Empty Homes
4. Riverside claim that they have been forced to withdraw property from letting where it is uneconomic
to continue letting. Riverside commonly admit to the community in my own area that otherwise perfectly
decent properties readily in demand are “voided” for want of minor items, for instance, central heating at
a cost of some £2,500 per property yet they happily strip out all ﬁttings and attach steel sheeting to all doors
and windows at a cost of some £1,500 per property following which they meet an annual void 50% Council
Tax charge of some £500–600 per annum and suVer the loss of a rental income of some £2,500 to £3,500 per
annum. This represents an opportunity cost of more than some £3,500 per annum per property.
5. Riverside advocate strengthening of Compulsory Purchase Orders as a way to improve local diYculties
thereby suggesting that the problem with disrepair etc lies at the doors of others rather than themselves,
when in Liverpool it is fully acknowledged that it is Riverside and other housing association groups that
have the highest disrepair levels causing environmental decline within neighbourhoods. In the matter of
urging the Housing Corporation to make quicker decisions about whether housing associations can dispose
of properties then this is to be wholeheartedly supported and even encouraged.
6. Riverside claim that the problem is fundamentally one of area decline caused by wholesale housing
market restructuring as a result of changing tastes and wider economic decline, yet this is not the case.
Housing is one of the most economically cyclical of all asset classes being susceptible to fashion and emotive
factors as well as normal economic variables. All the reports pointing towards market restructuring were
prepared at a time when housing demand was at, or at least near to the bottom of the economic cycle. The
cycle has now come half to full circle and housing is in demand again. Importantly however, in the meantime
Government Policy has been to adopt ﬁscal measures (such as interest rate independence) which, although
early days, I believe will help to avoid the large peaks and troughs of previous economic cycles in housing.
This being the case, then the current housing market is far more stable and therefore indicative of the longterm trend than when the current reports drawing inappropriate conclusions about market restructuring
were written. This being the case, the need to consider the draconian housing market restructuring to which
Riverside and other commentators refer needs to be thoroughly reviewed and reconsidered to justify it in
the new more stable market environment framework.
Point 1.3
7. Riverside restates its view that all regeneration measures can only be addressed by signiﬁcant external
investment. This may the case in some instances but certainly not in all instances. Much beneﬁt can be
brought about by using single regeneration initiatives and funding merely to pump prime regeneration.
Again this needs to be thoroughly reviewed in the light of new more stable housing market conditions where
indigenous organic sustainable and powerful market forces, if set free in empty property areas in a controlled
manner could regenerate these areas perfectly well without need for major public subsidy and intervention.
Point 1.4
8. Riverside are quite right to point out that decent neighbourhoods are essential to the revival of housing
markets. Again, however, they lay the blame at the private sector’s doors holding themselves out to be
bastions of well-maintained quality property upholding safe communities. This is not the reality of the
situation on the ground. They claim that the answer is greater CPO powers to bring this private property into
their care and custody although from their current performance this would be a most unadvisable policy.
9. In the same point Riverside further claim that “sustainable properties in sustainable areas drive the
empty homes agenda just as much as the issue of oversupply . . .” in low demand areas. There is some
considerable merit in this point because in Liverpool as an example, the housing market even within the
same locality is highly polarised with low demand areas separated by only a street from some of the most
popular housing in the entire city yet the house types and styles are virtually identical . Since the house types
and location are identical then one can only reasonably deduce that other factors have aVected the market,
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which will not be cured by demolition and newbuild. It is a fact that Victorian housing in Liverpool as in
other areas is in considerable demand and that such stock locked in an area of high voids and empty
properties (deliberately so as a policy of major housing association and council stakeholders in the area).
Such policies to withdraw this much sought after stock from the market has a negative eVect on the subject
(Pathﬁnder) area itself but it also reduces supply to the market generally. The result is that ripple out aVect
cannot take place and other high demand areas suVer from artiﬁcially high demand which drives up prices
to unaVordable levels and prices many out of the market. This is not in anyone’s interest and unacceptable
and could go a long way to explaining why people choose to live quite far out of city centres and commute
into work each day which is contrary to the aims of sustainable policy.

Point 1.6
10. Riverside refer to general obsolescence (ie of a property) being the key driver to the work of the
Pathﬁnder or cause of low demand this is in total contrast to their point they have made in Point 1.2—Empty
Homes above where they claim that the fundamental problem is area decline. In fact neither is correct as the
low demand areas are brought about by the barriers to demand such as :
(a) Fear of crime/Antisocial behaviour.
(b) Poor transport links.
(c) Poor local services and facilities ie shops/ surgeries (health)/schools and education/infrastructure.
(d) Poor condition of housing stock (due to lack of maintenance/abandoned stock).
(e) Poor environmental conditions (litter collection and road sweeping /boarded up houses).
(f) Perceived low quality of housing stock.
(g) Planning Blight by demolition threat to the area/Council Policy and uncertain future prospects for
the area.
(h) Type of tenure choice available, if people want to buy they will not stay in an area where they have
to stay in rented accommodation.
(i)

Availability of property coming to the market for sale or let.

(j)

Type and style of Housing Stock.

This List is Indicative Only and is Non Exhaustive
As such these barrier factors can be identiﬁed, quantiﬁed and addressed by proactive action. Demolition
can only ever deal with one of the above factors/ barriers—namely j) (Type and style of housing stock).
All the other items above can be dealt with by retaining the existing properties and in fact if these other
items aren’t dealt with or addressed in some way and an area is demolished and rebuilt with all the other
factors remaining then it will still be a low demand area shortly after it has been rebuilt.
11. Riverside refer to local surges in demand in areas of market failure being short term where the
property condition remains poor. I am pleased that Riverside acknowledge these surges in these low demand
areas but don’t agree that they will be short term although the full natural factors at play causing these surges
will not reach their full potential while non market orientated organisations such as housing associations
continue to hold property, keeping it from general occupiers and in poor condition. These acknowledged
surges in price are driven by increasing demand for two main reasons:
(A) due to ripple over eVect from nearby high demand areas;
(B) due to classic location theory well proven time and time again which has shown how demand for
housing ripples out from the City Core to the outskirts in concentric circles and beyond until it
goes full circle and demand returns to the City centre again where the cycle recommences. This will
mean and the inner city core in Liverpool and other northern cities will become the next most
desirable areas as the current “loft living generations” mature and want a slightly slower pace of
life in character properties, with more space in established communities with good facilities but
they are not prepared to commute for miles as were their parent’s generation. I would suggest that
the current rapid price rises in these areas could well be attributable to this factor rather than
untargeted uninformed speculation which is getting the blame.
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12. Riverside go on to refer to “Victorian and Edwardian housing as being 100 years old with associated
problems of . . .” the following:
“Heat loss”—Insulation and double-glazing can be installed to a Victorian or Edwardian property
to make it equally if not thermally more insulated and thereby sustainable than modern housing.
In addition the footprint of the building and the party walls between properties mean that there
are usually only ever actually two external walls unlike detached housing.
“Poor light”—Victorian properties were designed prior to, or in the very early stages of electric
lighting and were designed for maximum light ingress—in addition features such as bay windows
and roof lights maximise natural light—It is incorrect to claim that Victorian properties have a
lesser standard of natural light than modern properties.”
“Inadequate Parking”—In high-density urban neighbourhoods such as those aVorded by
Victorian terraces, the tendency is that the high population justiﬁes good quality shops, facilities
and services nearby (a high density of mixed and varying activities in line with PPG 6). This
includes good quality public transport services. The tendency is therefore that less trips are
generated to other destinations and that those generated can be met by public transport which
greatly reduces the need for cars and therefore car parking.
“Lack of Privacy” Contrary to Riverside’s claims, terraced housing provides considerable privacy
as they have been designed such that few houses overlook each other or their gardens/ yards, the
design does however minimise the opportunity for crime as it is designed out in the symmetry and
parallel nature of the streetscape with no places for persons to lurk in corners and bushes. Victorian
and Edwardian terraced housing allows people to enjoy an extremely good quality of life in a high
density safe environment where services can be enjoyed locally and children can play safely in close
to their homes without fear.

Point 1.7
13. Riverside claim that property obsolescence is the problem, which I refute in the strongest terms.
Identical properties in other parts of the same cities are some of the most popular and well maintained
available. Erroneously, however, Riverside then go on to claim that demolition is essential to cure
obsolescence when in fact it has been proven time and time again that properties can be very successfully
refurbished from extremely poor condition into successful and popular period housing, where absolutely
necessary, modiﬁed and adapted to retain the character of an area and hence the identity of the indigenous
community.
14. Riverside do, however, acknowledge that factors such as education and health (two of the barriers
of demand raised earlier) must also be taken into account, which is tacit acknowledgement that demolition
and new build alone cannot solve anything!

Point 1.8
15. Riverside makes reference to being more radical with the necessary clearance as the way forward yet
I would invite them to advise exactly how they think that this can be the solution when the negative aVects
on the communities and their heritage are so clear for all to see. Economic resurgence will never be achieved
whilst they seek to drive a community’s wealth creators, decision makers and role models away to remote
areas where they cannot contribute to the very community to which they belong and would prefer to stay
if the option was available to them.

Point 2.1
16. Riverside claims that the scope of intervention (clearance) so far has been far too narrow and that
more resources need to be directed towards HMRI (clearance). As must be clear from my preceding text,
and the memorandum evidence of others, clearance is very far from the optimum solution yet Riverside as
a Housing Association, removed from the balanced sustainable stimuli that exposure to the real housing
market would provide, do not recognise this and in the absence of those necessary market signals and
messages, rely on inﬂuencing policy as in Riverside’s point 2.1 to release greater funding to them to enable
them to embark on policies that are yet further removed from a sustainable market orientated solution. A
sustainable solution can only be achieved by reference to the real market and by securing community “buy
in” which demolition most certainly does not.
17. Riverside fully acknowledge beyond any doubt again here that non-housing issues are paramount (ie
the barriers to demand mentioned above) and they state absolutely that “without . . . (focus on non-housing
issues) there is a danger of HMRI becoming another housing regeneration funding stream rather than a
framework for transformational change”.
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I couldn’t agree more strongly with Riverside’s point here, but would go further to say that the “nonhousing” issues are more important than any housing issues other than tenure change and choice and poor
environmental quality. On their own and completely in the total absence of clearance and new build the nonhousing issues could restore these empty property areas to their rightful levels of demand at a fraction of
the cost of clearance and so to a much lesser burden on the public purse thereby ensuring far superior value
for money.

Point 2.2
18. This is a plea for funding to pursue an unpopular and unworkable solution (clearance), which will
fail to achieve its objectives. This is coupled with a further plea to remove tiers of decision making bodies
so that they can get down to the nuts and bolts of clearance quicker. This enthusiasm for clearance on the
part of housing associations is in no small part due to the resultant funding streams and job creation that
result that safeguards their reason for continuing in business.

Point 2.3
19. Riverside claim that values are being driven up in Pathﬁnder areas due to speculation. This is refuted
for the reasons outlined in my point 11 above. I would further add that speculation could actually be viewed
as a positive thing due to the fact that professional investors who by deﬁnition and by their trade are exposed
to real markets signals and react accordingly can see the very real and true potential of these areas that non
market orientated organisations such as Riverside cannot and who can only suggest demolition as a
solution.

Point 2.4
20. Again this is a plea for resources and funding to implement this totally unsustainable and
inappropriate solution (clearance). The example of Rochdale and Middleton cited by Riverside indicates
how they do not understand how markets operate and how organisations such as housing associations are
not able to comprehend using a small amount of public funding to pump prime regeneration but instead see
such public funding as a means to an end regardless of the recovery taking place around them and the need
for continuing funds.

Point 2.5
21. This seems to be indicating that Riverside would prefer not to be accountable for their actions via
bodies such as the Audit Commission as they ask for less supervision, control and even community
involvement/scrutiny. As they seem to be acting contrary to all acknowledged community wishes, against
the public good and with large amounts of public funds would seem to be a most unsatisfactory suggestion.

Point 2.6
22. This seems to be another plea again for yet more funding or a suggestion that some of the Pathﬁnder
areas should be dropped. I strongly refute that further funding is required unless it is channelled at more
non-housing options and I totally support the release of some (if not all) community’s housing being
dropped from the Pathﬁnder areas.

Point 3.1
23. Riverside refer to repairs and refurbishment being the “easy” option and that its cost will be higher
than new build. It has been categorically proven by heritage bodies and other professional property bodies
that it is cheaper to refurbish an older property than to new build and that it is only the prevalence of grants
for new build and an unequal VAT regime that make new build more attractive to Housing Associations
and Councils. It compensates for their lack of ability to understand the market and therefore how true
sustainable regeneration might work. In any event the challenge for HMRI should be to empower the
perfectly capable residents and community’s within the Pathﬁnder areas to better meet their full potential
so that they can feel conﬁdent and empowered enough to deal with such issues as building repair and
maintenance themselves. The ﬁrst step on that ladder to achieving empowerment and interdependence with
society is by giving them a stake in their own community ie by assisting them to become homeowners.
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Point 3.2
24. Riverside again erroneously lay the blame at stock obsolescence and the requirement for public
funding to resolve the repairs, which will be short-lived. Riverside do however interestingly note that the
housing market is aspiration driven which is quite correct. People these days increasingly aspire to be
homeowners and a person or family with the means to be homeowners are extremely unlikely to then choose
either social or private rented accommodation. Liverpool has one of the lowest levels of home ownership
in the country which needs to be addressed yet Riverside and other housing associations in Merseyside
continue to board up properties claiming that no one wants to rent them when the owner occupation market
for the same properties might be extremely buoyant. Recently another housing association in Liverpool
oVered void, semi derelict properties to the market to local owner-occupiers. This is known as the
Hartington Road scheme and was seven times over subscribed. A strict interview process had to be carried
out to ensure that applicants were local and intended to refurbish and occupy themselves. A number of very
suitable potential purchasers were disappointed. Local housing associations such as Riverside have declined
to try any further sales such as this as they clearly felt threatened by the immense demand.
25. Notwithstanding my point in 24 above, it is now an acknowledged fact that there are now 18,000
people on the Liverpool city council/housing association joint waiting list, and only 1,300 properties
available. There are 17 applications for every single housing association and council home, and a growing
problem of “homelessness”. Yet organisations like Riverside deliberately keep properties void. New
Heartlands calculations that all voids and demolitions are unavoidable is based on ﬁve year old ﬁgures and
simply does not square with this kind of up to date evidence which needs a thorough update and review.
Point 4.2
26. This seems to be indicating a deﬁciency in capacity of the private sector for quality regeneration
experience yet this again is refuted. There is more than adequate pool of project managers in the North West
and the wider area that could undertake high quality regeneration work achieving superb results. I would
suggest that quality regeneration managers see solutions beyond clearance and new build, which do not
correlate with Riverside and other housing association’s visions for regeneration.
Point 4.3
27. I am pleased to note Riverside’s comments here that they receive a mixed response to housing
association’s involvement in regeneration. Clearly all housing associations can oVer to regeneration is
clearance and new build which is unacceptable and is at an unaVordable ﬁnancial, economic, and social cost.
The fact that Riverside have commented so gives me a reason for optimism that solutions other than
clearance are capable of being considered although there is not yet any evidence of this on the ground.
Point 4.5
28. Riverside’s interests in forming joint ventures with the private sector is, on the face of it a positive
move, however with volume housebuilders is a deeply worrying trend as such other parties will further wish
to inﬂuence events to secure cleared sites to enable volume housebuilding and their mass produced
construction practices. Where such joint ventures exist, a regeneration construction package that was
individually tailored to providing bespoke repairs and maintenance to individual properties with varying
requirements would merely be a millstone or hurdle to be replaced with clearance and newbuild.
Point 4.2
29. Riverside claim that empty home and “low demand” problems are resolvable using long term
planning and delivery. I do not accept that there is a low demand problem in pathﬁnder areas but rather
that the market has been artiﬁcially suspended by these large area stakeholders who are far removed from
exposure to sustainable market forces and signals. Riverside’s claims that “Funding must be committed for
years into the future and way beyond the early demolition phases otherwise regenerative recovery cannot
be guaranteed”. The solution to the problem is not to fund any demolition whatsoever and only limited new
build, which preserves the existing character and identity of the neighbourhood thereby engendering
sustainable communities. By enabling innovative arrangements to refurbish and where absolutely necessary
adapt and modify units together with addressing tenure issues ie solutions to encourage homeownership and
tackle non-housing issues, including preventing the artiﬁcial suspension of an area’s property market, then
a much more successful arrangement can be devised that brings about sustainable organic regeneration at
a fraction of the cost both to the public purse and wider national resources than would draconian clearance
and new build which is doomed to fail as has been proved time and time again.
30. The Lodge Lane Regeneration Group, a community group in Liverpool, have suggested preservation
of as many of the historic properties in our area as possible combined with quality contemporary inﬁll
rebuild in the Borneo Sporenbourg Dock Scheme in Amsterdam (as shown in Appendix 1) which we believe
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will meet the objectives of HMRI, housing associations and the Council, as well as safeguard and meet the
aspirations of the community. Our suggestions however, have been rejected for no discernible reason time
and time again. We believe that such a scheme would have the following non exhaustive beneﬁts:
(i) It will provide a high density quality development with ﬂexible space provision of interest to the
existing population and potential newcomers.
(ii) The existing population can be retained in-situ and will not suVer the upheaval and stress from
having their homes taken forcibly from them.
(iii) The area can be repopulated with ease to form a sustainable community and achieving a capital
receipt to the Council.
(iv) The existing population will not have to suVer the ﬁnancial loss of having their homes compulsorily
taken from them whereby they will not be able to aVord a replacement and have to move out of
the area or into rented accommodation.
(v) It would not mean the loss of yet more historic property in the City unnecessarily.
(vi) It will complement and enhance the character of the area sympathetically to the heritage.
(vii) Will preserve the historic street grid which was laid out by highly professional town planners and
architects in an era of immense civic pride and design excellence.
(viii) The development will keep resident population density high which will support a vibrant trading
centres nearby.
(ix) There will be economic savings to the public purse from not having to pay compensation for
compulsorily purchasing properties unnecessarily and from being able to use existing drains and
utility services and streets that are already in place in these areas.
Point 5.1
31. Riverside claim that “The key to local neighbourhood regeneration will be for the neighbourhoods
to drive the agenda themselves—and this is not yet happening . . .” How absolutely correct this statement
is although I would strongly suggest that the communities are trying their best to engage in the process but
their voices are not being heard because organisations such as Riverside are unable to understand why it
might be that the communites which they are supposed to serve do not wish to have their homes taken from
them in a programme of cultural, ethnic and physical clearances where they will be relocated to other areas
to make way for occupation by others.
Points 5.2 and 5.3
32. For reasons outlined above, points 5.2 and 5.3 in Riverside’s memorandum are wholly inaccurate in
their assumption and conclusions
Conclusion
33. It appears clear from the above that organisations such as housing associations like the Riverside
Group have, in no small way contributed greatly towards the causes of empty properties in so called low
demand areas.
34. “Low demand” areas themselves are not actually low demand areas at all but are more likely
characterised as areas where large stakeholders in the area have artiﬁcially suspended the free operation of
that area’s property market. This is thoroughly borne out by the fact that immediately adjacent to supposed
“low demand” Pathﬁnder areas there are streets of extremely popular housing which are identical in terms
of age and type and style and location. These highly abnormal market discrepancies cannot therefore be
due to housing issues in isolation. The solution cannot therefore be demolition and clearance. The market
distortions themselves are highly damaging within a conurbations since they artiﬁcially reduce the ready
supply of housing stock from the market in a larger given area thereby driving up the surrounding stock
prices to an unsustainable and unaVordable level so that many are priced out of and excluded from the
market as is happening in Liverpool at the moment.
35. These organisations’ motivation for doing this is unclear, however it is beyond doubt that a large
contribution has been made by the fact that these large stakeholders are not exposed to, and therefore do
not respond to, the essential market stimuli to which normal private property owner-occupiers, developers,
and investors would respond and take measures to address long before the situation reached artiﬁcially
reached crisis as has happened in these Pathﬁnder areas.
36. The inability of these organisations to respond to market forces is now most commonly evidenced by
the fact that whilst the UK’s aspirations have moved away from wanting to live in rented accommodation
in favour of owner occupation, organisations like Riverside continue to oVer only rented accommodation
(or in some cases, simply void the property so that it is not even available for rent) and make no attempt to
meet the market’s demand. Instead they see the solution to be the release of enormous amounts of public
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funds for inappropriate clearance projects, which will destroy many communities’ rich heritages whilst
shattering, alienating and dispersing the resident members unnecessarily at enormous economic and
social cost.
37. Notwithstanding the above, there is an easy, workable and aVordable solution still available in these
Pathﬁnder areas which lies in removing the fetters to the operation of the market by restructuring tenure,
improving environmental conditions and addressing the non-housing barriers to demand so that the market
returns and operates normally. Any successful regeneration scheme should take the community with it
rather than clear them out and repopulate by others from outside. In light of this, it is important to safeguard
the indigenous communities by enabling innovative homeownership solutions (ie equity loans and Sharia
mortgages) to be implemented so that the original community are not alienated when powerful sustainable
natural market forces return to these areas.
38. Increasing homeownership where appropriate, will in turn, empower communities and individuals as
stakeholders, to take a greater interest in their neighbourhood and therefore in other areas of their lives
enabling them to reach their full potential and contribute more fully to the social and economic framework
of their community and wider region.
39. Restoring demand to these Pathﬁnder areas has further beneﬁts and is a desirable objective since it
will have the added advantage of increasing the ready supply of housing in a particular area thereby taking
the pressure oV surrounding high demand/high price “hotspots” and keeping prices at aVordable and
sustainable levels. These “hotspots” exist largely due to location and property type and people being driven
to live in them. The demolition of similar period houses in the same location and their replacement with
modern homes will not satiate the demand for period homes and the opportunity to redress market
imbalances whilst providing popular aVordable homes will be lost.
40. Housing associations do have an important role in the community, however they need to recognise
that their client base has shrunk as British people now, on the whole, aspire to own rather than rent their
homes. This calls for a thorough evaluation by housing associations of the market available to them,
whereupon they will no doubt conclude that there needs to be some considerable rationalisation of
provision. In turn they also need to realise and be motivated so that their provision should be restricted to
concentrating on providing accommodation for those that truly need it rather than trying to safeguard their
unsustainable businesses future by helping to engender and secure future generations of people dependent
on social housing who as tenants, secure housing associations’ ongoing cashﬂows into the foreseeable future.
If people who are truly capable of doing so are permitted to take control and responsibility of their own
homes and therefore their lives then there is every chance that they will aspire to even greater independence
again and reach their full potential in society to the beneﬁt of all.

Supplementary memorandum by Alan Wilson, Chairman, Goole Action Group (EMP 31(d))
On reading the memoranda submitted by Riverside Group (“Riverside”) I feel compelled to respond to
a number of inaccurate assumptions and conclusions.

Empty Homes
1.1 I feel that large housing groups such as Riverside must accept the major share of responsibility for
the decline in their areas. They do have the power to regenerate, by careful management of their streets,
and the empowerment of the residents and landlords. Unfortunately, housing associations such as Riverside
believe that their responsibility ends when the bathroom or kitchen are replaced. They take very little stock
of the external and environmental conditions. I believe that one way to ensure people remain in their
environment and play a key part in its sustainability is to ensure that attitudes and environment are fully
repaired before the kitchens and bathrooms are replaced.
1.2 A repaired and renewed community that has accepted responsibility for its own regeneration will do
more to kick start any regeneration programme and in a far quicker turn round time, and at a far lower cost,
than any demolition programme.
1.3 Makes the assumptions that social housing is in some way “more decent” than private homes and
that this is an indicator as to whether or not the community is sustainable. Anyone who has ever lived in a
such a community knows that it is not the state of the property that is the “sustaining” fact, but the attitudes
and environment of the people who live there.
1.4 The whole concept of using empty homes as a negative indicator is ﬂawed. Homes can be empty for
a number of reasons, illness, death, sale, renovation. Before inclusion in any statistics the reason for its
“emptiness” should be established and included or excluded as appropriate.
1.5 This statement is amazing. Have Riverside never heard of property auctions? There are thousands of
established and potential property developers that would readily accept the challenge of “obsolescent
housing stock”, and managing the problems of “heat loss, poor light levels, inadequate parking, and lack
of privacy”. The truth of the matter is that housing associations are more interested in proﬁt that renovating
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the character and heritage of such housing. If the housing associations are not up to the challenge of
renovation, the housing associations must then be prepared to release the property to people and
organisations that are, and at the earliest opportunity.
1.6 Area based improvement programmes fail because they do not tackle the real factors of decline.
Throwing money at property in the forms of grants means nothing unless the residents accept responsibility
for their environment. But you will not involve the community until you can convince them that their views
and concerns count, and that they, the community, will be included in any decision making process.
1.7 According to Lord Rogers, one of the founding fathers of Pathﬁnder, Pathﬁnder has more than
teething problems. In the Daily Telegraph 26 February 2005, he calls for a major rethink. Lord Rogers says:
“We recommended very strongly that you should ﬁrst of all conserve existing buildings wherever possible,
for they are part of our history and create a spirit of place. If we can use buildings which already exist, that
strengthens the concept of the urban renaissance, the liveable city. After seven years we still do not have a
development that we can be proud of.”
Pathﬁnder certainly is “making massive changes to lives”. In my home town of Goole, 100 families will
lose their homes if demolition goes ahead. There are no spare houses in Goole, so therefore the demolition
of these houses will lead to a huge increase in house prices, as housing stock is depleted. The majority of
home owners will move from a non-mortgage situation, into one where for the ﬁrst time in many years they
will have to pay for the roof over their head.
Landlords, who invested in property as part of their pension fund, now ﬁnd that this avenue of pension
has been suitably squashed. I would have expected another 20 years of income—approx £85,000, less
maintenance (£20,000), yet no compensation is paid for this loss of income.

Supplementary memorandum by Kathy Fishwick (EMP 34(a))
I am most grateful for the opportunity to have given evidence before the Select Committee on 8 February
2005, and would like to submit the following observations.
I have had a lifetime’s interest in Town Planning and took part in the “New Life in Old Towns” study of
1970 initiated by the then Minister of Housing, Anthony Greenwood, as an answer to the unpopularity of
the mass demolition of the 1960s. I have since been involved deeply in the Civic Trust movement both at local
and national level, and am well aware of recent concerns of sustainability and revitalising our town centres.
I ﬁrst became aware of “Pathﬁnder” at a meeting of local voluntary organisations called by the East
Lancashire Partnership in June 2002. It is safe to say that many of those present were horriﬁed by the
proposals, which seemed to be setting up a programme of mass demolition completely contrary to all we
had come to accept as sustainable practices.
By means of community networks, I became aware of the creation of “Elevate” as the East Lancashire
arm of “Pathﬁnder” and other similar bodies in other areas. I attended some of Elevate’s initial meetings,
which gave much time to eulogising the attractions of the area, but did not emphasise clearly enough that
whilst there was to be some refurbishment of older properties, it was only by agreeing to a large proportion
of demolition that local authorities could access money for this.
Guidance sought directly from the ODPM at this point brought the information that “Pathﬁnder” was
not aimed at demolition, but it was up to the local authorities themselves to interpret their approach. There
seemed to be no written guidelines available, despite the insistence on demolition from “Elevate.”
In East Lancashire, the only place I can personally vouch for through experience, there was initially little
or no consultation with the public about what was to happen in their areas. Local Authorities were given
only a few months to “sign up” to Elevate’s proposals or lose what to most of them looked like a great deal
of money. If this is also what happened in other areas, the present massive backlash is only what can be
expected.
The ODPM Committee meeting on 8 February was a most enlightening experience. This was the ﬁrst time
that I had had the opportunity to hear views from all parties involved at once, and the many concerns about
“Pathﬁnder” actually voiced. Two points in particular stood out:
(1) The “Pathﬁnder” bodies represented admitted that they had taken existing local authority
schemes on board to give them a start.
(2) The Local Authorities represented had been working slowly but steadily on programmes to
solve their individual problems before “Pathﬁnder” came on the scene and forced their hand.
This seems to be the basis of what has gone wrong.
Tracing the origins of “Pathﬁnder”, it now appears that it was based on information that has been taken
as blanket coverage when it needed much more detail in individual areas, and that that information was only
relevant at that speciﬁc point in time. Things have changed since.
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Neither the “Pathﬁnder bodies nor the local authorities had time to go into that detail. Whereas the
holistic vision of developing an area and the need for this to be done at local authority level were sound
principles, they were undermined by the speed at which the money had to be taken up and the lack of staV
and a skill base at local authority level to grasp the full implications.
At this point, it must be relevant to look at what is actually happening on the ground. Again, although
reports reach me from several community sources and the national press, I can only vouch for what has
happened in East Lancashire.
Basically, the key wording of the “Pathﬁnder” remit—“Inquiry into EMPTY HOMES” does not apply.
We are seeing people being removed from OCCUPIED homes, many of which are perfectly sound and
not unﬁt, for reasons they can not fully understand. We see no provision made for re-housing these people,
many of whom are in great distress; some taking expensive legal action, some just giving in.
We see a “witch hunt” on pre-1919 properties, which are somehow deemed to be automatically unﬁt,
despite having to meet very tight by-laws and building regulations brought in in the 19th century. These
properties are usually the historic core of the towns, many in Conservation Areas, and most meeting the
needs of sustainable living in being close to town centre facilities and public transport.
As yet, we see no examples of anything to replace these houses, and from the Inquiry on 8 February, no
hope of this for some time.
We see no holistic vision being the base of what is happening so far, although there does seem to be some
more hopeful thinking emerging that will, however, take time.
We see consultation taking place later rather than sooner. Where that consultation is taking place, in
Nelson and Rossendale, it is being done by private consultants commissioned by the local authorities, and
is bringing a very strong public reaction against demolition. Where it is not taking place, in Darwen, local
people are left in a state of utter confusion, their lifestyle and ﬁnances at stake.
We must question “Pathﬁnders’” ﬁnances, as no long-term major evolution of our towns and cities can
be based on funding on a two-year basis. Nor can we see how a programme of such magnitude can be priced
up anyway.
In conclusion, I feel that the Inquiry threw up all the right questions, which, being familiar with the way
“Pathﬁnder” is being handled, need serious consideration.
There must be clear deﬁnition of what “Pathﬁnder” is all about.
Setting out to solve the problem of empty houses is one thing; upsetting whole existing communities is
another.
There must be a fresh look at the way decent, hardworking citizens of this country are being treated as a
result of failure to understand their living conditions.
There must be recognition that the infrastructure of out towns and cities that has grown up over hundreds
of years will not be improved by short-term initiatives.
There must be realisation that skills and understanding can only come with time, experience and
consultation, be they skills of management, public relations, or practical building or engineering.
Welcome though the realisation is that holistic development rather than piecemeal change is needed, it is
no use going about it in a piecemeal way, which is what is happening.
We need to slow down and get things right for the sake of both the people aVected and the local authorities
being forced into ﬁnancial and decision making chaos.
The whole “Pathﬁnder” structure seems to be so ﬂimsy and insubstantial that it cannot work.
Please can we think again?
Supplementary memorandum by Sylvia Wilson, Secretary,
Whiteﬁeld Conservation Action Group (EMP 37(d))
The following memorandum was submitted to the Committee to elaborate upon answers given at the oral
evidence session on 8 February 2005.
Q40 Chris Mole: The Government has allocated a lot of money to tackle the problems of low housing demand
in these pathﬁnder areas. Is the funding not welcome in these areas?
A40 The funding is very much welcome, what is most worrisome is the way it will be spent. 47% of the
total funding is for Clearance, Acquisitions and Demolition etc, and the remaining funding of 53% is for
approximately a dozen other much needed schemes such as Health, Education, etc. and a small portion on
refurbishment. We have witnessed the kind of refurbishment that costs far too much for the little good it
does, and only for external repairs, no funding has been used where the authorities have alleged it was
needed—inside the homes of the residents! Costs of the work is based on the National Price List of Builders
and Construction Companies, which means that the people and Local Authorities in the North are being
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charged the prices of the South—for instance, a re-roof in London would cost about £1,800, the same reroof in Whiteﬁeld would cost £700. The diVerence in wealth between the two halves of the Country is not
being taken into consideration! Not only is this extortion in this respect, the North will never be as aZuent
as the South and this kind of imbalance needs to be adjusted accordingly.
Q41 Chris Mole: What do you think the pathﬁnders’ funding priorities should be?
A41 After a complete and thorough assessment/consultation of the area targeted, “Funding Priorities”
should follow the lines of the assessment and consultation. Each Area, Ward, Town is diVerent and unique
to anywhere else and should be looked at as individual Areas. Whiteﬁeld for instance, has asked for
Individual Housing Grants to do their homes up and are refused help unless the application is based on a
doctors letter to say that their homes are so unﬁt to live in as to make the residents ill before any work has
to be done! This is a farce!
Residents in Whiteﬁeld want the housing that is boarded up, opened and refurbished and the Ward put
to rights. They want Flexible Grants to do the homes up that need help, the Streets, Sewering, Lighting to
be repaired/renovated/renewed, Vacant properties such as the Church, Mill and the “Old Co-op” put back
into active productive use, CCTV cameras to keep an eye on things, and this is before anyone has any idea
of demolition . . . demolition has to be the last thing on the list! Not the other way around, as is happening
all over the North!
Q42 Christine Russell: When we visited the North West we saw rows and rows of Victorian terraced houses
that were empty and had been abandoned, despite the fact that many of them had had thousands and thousands
of pounds spent on them in improvement grants and so structurally they were sound. Do you support the
argument that there is nothing physically wrong with the properties, that what is wrong is the neighbourhood
and social and environmental factors?
A42 All of the areas targeted by Pathﬁnder have unfortunately been included in a broad-brush-approach,
which is a fundamental mistake in projects like this. The fact that the areas in which the Select Committee
visited were full of “empty and abandoned” properties, and at this point has not told us why they are empty
and abandoned or where? That hundreds of thousands of pounds have been spent on them in improvement
grants begs us to ask the question, what did the LA do to improve the areas alongside the renovation of the
properties, such as industry/work places, areas such as play parks, improvement to local shops, and
transport to town centres?
In answer to the second part of the question:
1. Neighbourhoods can alter by degrees over a long period of time, generally, I have found, they come
under three items:
The human factor: ie, that youths gathering on street corners, or wandering the streets, this leads
to a sort of feeling of intimidation especially at night,
Solution % Promote somewhere or something for the kids to do!
The streetscape factor: ie, too much street furniture, front gardens with bushes and trees over
growing into and onto the paving areas in the street and the none painting of the lamp-posts etc
give an air of tattiness to an area.
Solution: Remove surplus street furniture and utilise those there for other signs as well, clipping
back and pruning of bushes from pavement, painting all lampposts one uniform colour on a three
to ﬁve year basis.
The cleanliness factor: ie, litter, dog mess, ﬂy-tipping and dumping.
Solution: more litter bins, dog bins, high ﬁnes and enforcement on them for the ﬂy-tipping and
dumping.
2. The social structure already exists and has formed a cohesive, working, integrated, community that
is already sustainable.
3. As for environmental factors, better street lighting, cleaner streets, drain maintenance, pavement
and road repairs.
Q43 Christine Russell: Are all three of your organisations saying the same thing, that there is nothing
basically wrong with these properties, the Government has got its priority wrong and should be spending money
instead on regeneration of the social, the economic and environmental aspects of the neighbourhood?
A43 Ms Wilson: Exactly what you say, yes. There is nothing wrong with any of the houses that cannot
be put right. It is not the houses it is the people. (*) Note: * Government has got its priority wrong, the
preconceived ideas (of market collapse) are not happening on the ground, Pathﬁnder is based on out dated
information such as the 1991 and 2001 census reports, and Council Rate Books, which have so many
anomalies as to render them useless as facts, (over 1 million papers were not returned on the 2001 census
alone) Exaggerated reports have been put forward from them, of poor condition and deprivation and
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Pathﬁnder, with the knee-jerk reaction to the “alleged” low demand is instigating proposed mass demolition
to solve the “alleged” problem. Taking with them the history, heritage and communities with it—Pathﬁnder
is in danger of creating something contrived, rather than allow things to develop naturally.
Q46 Chairman: Is there not a fashion, amongst young people particularly, in that they want the sort of
kitchens and bathrooms they have seen advertised on the telly for 20 years of their lives and that they do not
want a converted Victorian dwelling?
A46 Any dwelling can be converted to fashion and that includes bathrooms and kitchens in any
Victorian, Georgian or Edwardian Buildings. I have been into quite a few Victorian dwellings that have been
converted by young people and couple’s, one or two have made half-loft bedrooms over an original
bedroom, and converted that original bedroom into oYce/library/other use status! There are many
wonderful ways to internally re-design a two up two down just as it is!
Q48 Mr O’Brien: Could I draw attention to the question of demolition, because you have all questioned the
need for more demolition? How should the pathﬁnder programmes decide which homes to demolish? Because
of the high level of poor quality housing that you have referred to, is some demolition required? Is the progress
of that demolition a matter for community involvement?
A48 Firstly. It seems that there is a theme running through here, the fact that the ODPM have stated that
Demolition should be used only as a “last resort, when all other options have been exhausted, and then used
in a sympathetic/sensitive manner!” Secondly, deciding which homes to demolish, unless the property is
structurally unsound and a liability to the public at large, Pathﬁnder should not touch them other than to
refurbish/renovate them, it would be cheaper in the long run and vastly more economic within the realms
of the environment—oil, pollution, other resources! Thirdly, as far as I am aware we have not referred to
any high level of poor quality housing at any time? Fourthly. SOME demolition may be required, but not
on the scale and scope of the Pathﬁnders agenda! Fifthly, Of course it is. If it has been proven that some of
the properties are in sever disrepair, the residents need to know all the details and be shown the proof, they
then can make decisions on that! If they have Heritage value or there is merit to the buildings and or
community, then the residents have a “right of say” as to what happens to them for the long run. It is only
right and fair!
Q49 Mr O’Brien: Would that not impede progress?
A49 It may do, but better now to sort things out, than a CPO and Inquiry later on.
Q52 Mr Betts: You are suggesting that the housing market has improved, perhaps since the pathﬁnders have
been introduced. Is that something they have achieved or is it due to other factors? Is it universal across every
pathﬁnder area or it is patchy improvement?
A52 Yes, Firstly, the housing market has improved tremendously, house prices are through the roof,
mainly because so many houses have been taken oV the market and are either boarded up or not put on the
market because of the RSL’s or speculators, or because so many areas are in a twilight zone of upheaval.
Secondly, No, the HM improvement is not down to the Pathﬁnders, as the HM prices began to rise gently
in late 1998–99 and soared at a rate of £1,000 per week by the year 2000. Pathﬁnder was not in evidence until
mid 2003.
Q53 Mr Betts: Speculation. Are people moving in now and seeing a quick proﬁt possibly in some of these
areas? Is that of concern? You mentioned about managing this: how on earth do you manage it?
A53 Speculators who enter a vulnerable area, should have to relinquish the properties for the prices they
paid for them and not be allowed to make proﬁt on others misery, yes it is of concern, it stops other people
wanting property to live in, hikes the HM prices up further because they are taken oV the market and holds
the councils to ransom for extortionate “quick proﬁt” fees.
Q54 Christine Russell: Could I pursue the question I was asking before? Around the country there are rows
and rows and rows of two-up/two-down Victorian terraced housing. Should we preserve all of them? Do they
really meet the aspirational needs of young families and young people? Why have they been abandoned in
Liverpool? Is it not that young families have moved out to places like Warrington New Town? Would you be
less concerned about the families if the quality and design of the new properties were higher perhaps than what
it has been in some of the pathﬁnder areas?
A54 Ms Wilson: Firstly, on preserving them all. No, there is not a call for every single last property to
be preserved. That would be entirely unreasonable. But there is certainly a good call to look at the townscape
and look beyond what is, just because the houses are two up, two down doesn’t mean that people don’t want
them. Secondly, Yes, the houses ﬁt the aspirational need of those who are possibly ﬁrst time buyers. Of those
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who love a “doer upper”. Single parents. Family downsizing. Retirement/OAP properties. Young families
who ﬁnd themselves ﬁnancially strapped because of new baby. Single people wanting to try their wings! The
list really can be endless in this respect! Thirdly, “Why have they (houses) been abandoned in Liverpool?”
I would imagine that the Select Committee who have visited the areas would have asked that question with
the residents there? My basic understanding of this, is that the industry and work within the areas have
declined over the years, with little or no direction or even awareness of the situation until too late, for their
councils to do anything about it, people go where the work is, this has not happened over night, but over a
period of time when things could have been rectiﬁed eYciently and easily keeping the areas and communities
together! Fourthly, Young families are in a position to commute as a rule, it is usually the older end of the
family . . . (mums and dads) that ﬁnd the constant troll to and from their work more exhausting, and so
move closer to it and have moved out to places like Warrington New Town! Fifthly, Our concern is with
the residents who already live in the properties that their local Councils and the Pathﬁnder are targeting for
demolition and giving the residents no option of what they want. They are saying that they do not want to
leave the homes they own, whether because of the ﬁnancial aspect or the safety of the communities they are
living in? Demolishing the original Victorian Housing to replace them with New build properties, will not
in these cases, “Renew the Market” “Encourage the return of genuine house hunters” nor will it “Provide
a community network that has been installed and integrated over decades.” Sixthly the quality and design
of new build, nothing can compare with the sturdy build of Victorian dwellings, homes built of natural
materials that have and will stand the test of time, New build has a place but, if the quality is man made
stone and the designs are box-like, rooms smaller than the terraced housing’s, internal kitchens, which take
a room away, and tiny porches stuck on the frontages, it cannot recreate the unique sense of charm,
character and robustness, which Victorian properties have, which in turn gives a community a sense of
belonging and place, which will be destroyed in the event of clearance and new build.
Q55 Christine Russell: How would you deﬁne the ones that should be retained and the ones that should be
demolished? What is your deﬁnition of the one that is okay to demolish?
A55 Any and all properties can be retained and renovated and depends on the physical state, the fabric
of the building and of its historical status to the area. Due to the intangible signiﬁcant beneﬁts from retaining
older properties in terms of charm and character and the sense of place and belonging to the community
then very careful consideration to a properties modiﬁcation and adoption to suit modern day requirements
should be given prior to its demolition. For instance a terrace of properties could be adapted by knocking
two into ones to former larger dwellings. This would be as economic as new build, if fact more so, while at
the same time it will preserve the external appearance of the frontage and the sense of place for the wider
community. This has got to be a win, win situation that meets HMRI objectives whilst at the same time
preserving and maintaining the community. On the other hand, houses that are so structurally unsound as
to be a liability to the public at large and uneconomically unviable for repair needs to be listed in order of
dereliction, and if all else fails, dealt with!
Q56 Christine Russell: So it is purely physical. You would not look at: Is there still a community here?
A56 No it is not purely physical! And, Yes, the communities are as important as the buildings they live
in, without one you don’t have the other. If a dwelling is as bad as I have said then that building has to be
taken down and the space utilised for, say a green area, what you do not do is demolish the whole row for
the sake of that one building, it would contradict a common sense approach! The fact that nearly all of the
targeted areas in the Pathﬁnder Project Areas have living, breathing, sustainable communities still living in
them, and are willing to ﬁght for what they have, because to many, it may be all they have in the way of
assets, councils are not prepared to pay out the HMV to purchase another home in the same condition or
better, nor are the councils willing to oVer a key for key exchange home . . . Yes you do have to look to the
communities, they are people not cattle to be shunted elsewhere on a government whim!
Q57 Christine Russell: No, but I am asking you about the Victorian two-up/two-down terraces, not the
larger properties. I am trying to ﬁnd out from you whether you think that every single row of two-up/two-down
Victorian terraces should be retained. If not, how would you deﬁne the ones that you would be happy to see go?
A57 As Ms Fishwick stated in her reply “The two-up/two-down terraces are not in block masses. They
are interspersed amongst other buildings and other terraces with three, four, and sometimes more bedrooms.
They do not happen to be, in my experience, in huge masses together. They are part of a ﬂexible community.”
Mr Wilkinson also commented that, “this is a hugely important point. Terraced housing has not been
studied on a national scale, even though it is the most popular form of national housing. There should be
a proper study of what might possibly be lost and a proper understanding of what is really there before we
start clearing away.” At the EbD our group took on the responsibility within a selected area, to ﬁnd out
what size, type and mix of housing we had in Whiteﬁeld, the result was 158 two bed roomed houses, 262
three bed roomed, 158 four bed roomed, and 226 larger (5/6) units. We can boast that we are the only area
to have done this in the UK and submit to this select Committee that this is the way forward to ascertain
the multi-mix and variation of housing, before assuming that all houses in the North are of small, two bed
dwellings in which people have no choice!
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Q58 Chairman: Could I take you on to the question of consultation? There is a problem, in that, if you consult
with people already in the area, you are not really consulting with the people you want go get back into an area,
are you?
A58 Ms Wilson: We have a list of more people than we have houses boarded up by the council who want
to purchase these houses. The thing about all of this is that the people do want to come back into Whiteﬁeld;
it is a very popular ward.
Note: People who already live in a speciﬁc area have what we call, “a right of say” in that they are the
ones who are extant to that area, know how that area works, and have ﬁrst “dibs” on what they want and
need to promote a healthy, safe, working and living environment that ﬁts the needs of the residents in
that area.

Q59 Chairman: You feel that people who want to buy can be consulted?
A59 Ms Wilson: Yes.
Note: (I need to qualify my answer to the chairman’s question) I had in my mind the list of people who
want to return to Whiteﬁeld, to the houses the Council have boarded up, and hopefully after the ADF and
the EbD has been got out of the way, the start of proposed refurbishment of these properties with and by
The Heritage Trust for the North West’s Building Preservation Trust, the Trust is more than happy to
discuss and implement the designs and the plans for the properties with those particular residents and also
those who already live there. In the general scheme of things, people who want to move into an area do not
need to be consulted on anything, they buy houses, that they can aVord, in an area that they like, where it
is reasonably convenient for the amenities they need, the community they can be involved with . . . this is
what people do as it is the natural way of things. If they do not like the area or people etc, they will go
somewhere else, but that doesn’t mean others won’t buy and settle in the area! Consultation is for the people
who live in a certain pinpointed area, where that area is pinpointed for an uncertain future ie, demolition
of homes, the eradication of the history and heritage and the break up of living, breathing, viable sustainable
communities.

Q60 Chairman: You are obviously not too happy with the Pathﬁnder teams. Are you happy with the local
authority and everybody else in the area, or are the Pathﬁnders part of a group of people you are unhappy with?
A60 I will take this question literally . . . We have no input with the Elevate Pathﬁnder, they do not
consult, nor have any contact with us! We are not at loggerheads with any of the Council/Groups/Teams
that you have mentioned or anyone else. But, we are not happy with what the Pathﬁnder Teams are doing,
or our council who seem to be “allegedly” in league with each other. Our Councils are falling over backwards
in order to get the funding that should have been given freely by Government, but they have been told by
pathﬁnder to sign up to quotas for demolition or they get no funding, and we yet again lose out as we have
done for two decades.
At this Government Inquiry, We have learned several things from Elevate that we had no notions of
before, for instance . . . at a preview of the ADF results in Sept 2004, our group were given ﬁve Options for
Whiteﬁeld Ward:
(1) 1st option (minimum) was for the demolition of 102 dwellings.
(2) 2nd option (medium) was for the demolition of approx 245 dwellings.
(3) 3rd option (intermediate) was for the demolition of approx 325 dwellings.
(4) 4th option (maximum) was for the demolition of 435 dwellings.
(5) 5th option was, that if we did not choose one of the above options, everyone would pull out of
Whiteﬁeld and the ward would be left as it is—with the approx 120 houses (that Pendle Council
had acquired prior to and during the two Inquiries held in Nelson,) boarded up, and leaving the
people and the ward to deteriorate as it stood!
When we attended the ADF Presentation two weeks later, Option one’s ﬁgures had dropped from 102 to
95 dwellings to be demolished and the option ﬁve had been removed altogether, when we queried this with
the ADF people they said that they had decided to drop that one, we could not ﬁnd out why or get further
answers from them!
It took the ADF, 10 months to reach that decision, ignored everything that we told them, and all of the
dwellings to be demolished was in the same Order Lands that The First Secretary of State and the ODPM
had told Pendle Council “to retain and renovate.”
After all that, Whiteﬁeld does not even have ADF status! Mr Steinberg in his answer to question Q27
(taken from the uncorrected minutes) states “Although it is not one of the initial 11 areas in which Elevate
is investing, because it does not have agreed area development framework status,” Mr Steinberg also says
“I believe that what they (ADF) did helped to form the basis of the Enquiry by Design” If this is correct,
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then we have been shafted yet again, as the Inquiry by Design came up with 60 dwellings for demolition . . .
again in the same Order Lands that the Secretary of State and the ODPM told our Council to retain in
September 2003.
None of the Pathﬁnders are handling this farce in anyway very sensitively or very properly!
Knocking down houses will not accomplish anything except holding house prices to ransom and making
the poor homeless and poorer in the areas of less aZuence, it is also making Estate Agents and Construction
Companies richer at the resident’s expense!
Pathﬁnder has no structure, transparency and no safety nets or back up for those it applies to!
We all believe that Pathﬁnder has parted from the remit of the ODPM and are making it up as they go
along, as they have admitted in this Inquiry? The trouble is that we are the ones that will suVer for their
mistakes in the long run! Are we happy with any of the above people? No!
Q61 Chairman: You feel there is a lack of skills as far as the whole problem is concerned?
A61 Three-quarters of Whiteﬁeld has been made a Conservation Area, (after ﬁve years of lobbying) and
covers the areas that were the former Order Lands, we have no full time Conservation OYcer to look after
us and protect us from the proposed Clearance that our Council seems determined to get one way or another,
although there are two other Conservation staV, (one of them being a treeman, the other is part time and
has to deal with the rest of the Borough). It is correct that the former Council OYcer was told to mind his
own business with regard to Whiteﬁeld Ward and restricted in his job by our Council! He has since left
Pendle Council!
Q62 Chairman: If they created the posts would they be able to recruit conservation oYcers or is there a
national shortage?
A62 The posts for Conservation OYcers already exist, the trouble is that there is a shortage of committed
people to do the job, and do it well!
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