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	No.
	Question
	Your Comments

	Tenure:

	1
	Question 1: As a landlord, do you anticipate making changes in light of the new tenancy flexibilities being proposed? If so, how would you expect to use these flexibilities? What sort of outcomes would you hope to achieve?


	Newcastle Tenants Federation is opposed to the proposed changes to security of tenure and urges Newcastle City Council Executive to consider the implications of the policy locally. The long-term implications to neighborhoods must be born in mind and especially in areas that may become unstable due to this policy. The Federation’s Executive Committee feels that this policy spells the end of council housing and it ‘stigmatizes and labels’ council tenants and will lead to the creation of ‘ghettos’ of council housing.  The policy removes individual tenants’ ‘choice’.  The Federation sees council housing as a public good and tenants will be motivated to invest in their homes and communities if they have secure lifetime tenure.

Other  negative outcomes for tenants raised include:
· Social and household displacement where families and neighbours will be displaced overtime.  The policy is likely to have negative outcomes for tenants who rely on established support networks of family ties and friends and may adversely affect the quality of life.
·  The policy is a de-motivator for tenants and removes the social responsibility to communities and looking after homes. 
This could increase the cost of repairing council homes and put pressure on housing management and repair budgets.
· A thorough assessment of the equality impact should be undertaken. 

· Dealing with housing shortage should be addressed through investment into social housing and investing right to buy receipts back into Newcastle.

	2
	Question 2: When, as a landlord, might you begin to introduce changes?
	 The Council should shelve the policy.

	Existing Tenants:

	3
	Question 3: As a local authority, how would you expect to develop and publish a local strategic policy on tenancies? What costs would you expect to incur?


	NTF expects a full consultation with all existing tenants and funds must be allocated to support a robust consultation with the results being published on the websites of the City Council, YHN and NTF and local libraries.  Briefings events for all stakeholders should be held to publicize the results and inform stakeholders about the changes.
Stakeholder organisations should be invited to make submissions on the policy.

	4
	Question 4: What other persons or bodies should local authorities consult in drawing up their strategic tenancy policy?


	· Your Homes Newcastle,

· Newcastle Tenants Federation

· Newcastle Council for Voluntary Services 
· Shelter

· Youth Council

· Homeless charities and agencies in Newcastle

· Elders Council/Age UK

· Disability North

· Local Education Authority - to assess the impact on education  attainment,  especially for families with school children who will have to constantly move children before they settle in school and look at the impact this nomadic like lifestyle will have on children’s socialization

· Social Services 



	5
	Question 5: Do you agree that the Tenancy Standard should focus on key principles? If so, what should those be?


	 YES.Choice and community cohesion and stability

	6
	Question 6: Do you have any concerns that these proposals could restrict current flexibilities enjoyed by landlords? If so, how can we best mitigate

that risk?


	YES.  The Federation strongly opposes the change. 

	7
	Question 7: Should we seek to prescribe more closely the content of landlord policies on tenancies? If so, in what respects?


	YES.  Existing tenants and local residents should drive landlord   tenancy policies.  Existing tenants, through their representative body NTF and YHN and others, should be members on tenancy scrutiny committees.

	8
	Question 8: What opportunities as a tenant would you expect to have to influence the landlord’s policy?


	Newcastle Tenants Federation believes all current tenants should be consulted on the policy and should monitor its implementation.
Tenancy policies should be published in accessible places and regular performance updates should be produced for tenants and stakeholders.

	9
	Question 9: Is two years an appropriate minimum fixed term for a general needs social tenancy, or should the minimum fixed term be longer? If so, how long should it be? What is the basis for proposing a minimum fixed term of that length? Should a distinction be drawn between tenancies on social and affordable rents? If so, what should this be? Should the minimum fixed term

include any probationary period?


	NO.  NTF proposes there should be no change to current policy because the proposed changes are creating a tenant class structure. The housing policy and current tenancy agreement is sufficient  and what is required is effective application and monitoring to mitigate against  risks.

	10
	Question 10: Should we require a longer minimum fixed term for some groups? If so, who should those groups be and what minimum fixed terms would be appropriate? What is the basis for proposing a minimum fixed term

of that length? Should a distinction be drawn between tenancies on social and affordable rents? If so, what should this be?


	NO.  The policy is likely to have negative outcomes on community tensions due to perceptions that some groups are faring better than others - this should be explored further. The unintended consequences of this policy may be used by opportunists to start negative campaigns about vulnerable tenant’s .e.g. refugees, single mothers, and poor people.

	11
	Question 11: Do you think that older people and those with a long term illness or disability should continue to be provided with a guarantee of a social home for life through the Tenancy Standard?


	YES. However, this must be linked to their support needs and consideration of their individual needs. The fact that some of these vulnerable tenants rely on support from relatives and friends living in the community and council housing as a a whole.  Changes arising from the policy may remove free support when NCC is facing pressures in providing supporting people services.

	12
	Question 12: Are there other types of household where we should always require landlords to guarantee a social home for life?
	YES. Anyone who needs it.  Some ex-offenders may need homes for life to monitor their whereabouts and make sure they do not pose risk to the wider community.

	13
	Question 13: Do you agree that we should require landlords to offer existing secure and assured tenants who move to another social rent property a lifetime tenancy in their new home?


	NO.  Landlords should offer like for like tenancies.

	14
	Question 14: Do you agree that landlords should have the freedom to decide whether new secure and assured tenants should continue to receive a lifetime tenancy when they move?
	As above.

	15
	Question 15: Do you agree that we should require social landlords to provide advice and assistance to tenants prior to the expiry of the fixed term of

the tenancy?


	Housing allocations policy should require all social landlords to provide housing options choices to all tenants at signup. 

	16
	Question 16: As a landlord, what are the factors you would take into account in deciding whether to reissue a tenancy at the end of the fixed term? How

often would you expect a tenancy to be reissued?

	N/A, see QN1

	Allocating Social Housing:

	17
	Question 17: As a local authority, how would you expect to use the new flexibilities to decide who should qualify to go on the waiting list? What sort of outcomes would you hope to achieve?


	N/A sees QN1. However, the new draft allocations policy developed in consultation with the NTF highlights tenant priorities.

	18
	Question 18: In making use of the new flexibilities, what savings or other benefits would you expect to achieve?


	N/A see QN1

	19
	Question 19: What opportunities as a tenant or resident would you expect to have to influence the local authority’s qualification criteria?


	· Involvement in  consultation process

· Monitoring and scrutiny

· Providing feedback

 

	20
	Question 20: Do you agree that current statutory reasonable preference categories should remain unchanged? Or do you consider that there is scope

to clarify the current categories?


	YES, should be retained

	21
	Question 21: Do you think that the existing reasonable preference categories should be expanded to include other categories of people in housing need? If

so, what additional categories would you include and what is the rationale for doing so?
	YES depends on specific local authority circumstances  and this should be assessed on a humanitarian basis

	22
	Question 22: As a landlord, how would you expect to use the new flexibility created by taking social tenants seeking a transfer who are not in housing need out of the allocation framework? What sort of outcomes would you

hope to achieve?
	N/A see QN1

	Mobility:

	23
	Question 23: What are the reasons why a landlord may currently choose not to subscribe to a mutual exchange service?


	NTF believes landlords should subscribe to mutual exchange if they are sure the tenants they are getting have a clean tenancy compliance record. 

	24
	Question 24: As a tenant, this national scheme will increase the number of possible matches you might find through your web-based provider, but what other services might you find helpful in arranging your mutual exchange as well as IT-based access?
	Local area information on employment, education and leisure facilities and special interest support groups.
The Federation would recommend mutual exchange properties be advertised in a specialized gazette that can be accessed through Jobcentre points, public libraries and community housing offices.

	Homelessness:

	25
	Question 25: As a local authority, how would you expect to use the new flexibility provided by this change to the homelessness legislation?


	N/A see QN1. However, the Federation feels the current proposal of meeting the homeless duty are unfair and do not take into account individual client requirements.  An assessment should be made to ensure while discharging this duty that vulnerable homeless persons are not put at further risk.

	26
	Question 26: As a local authority, do you think there will be private rented sector housing available in your area that could provide suitable and affordable accommodation for people owed the main homelessness duty?
	N/A.
The Federation has concerns about the quality of housing conditions in the private sector. The landlord services and customer care provided by some private landlords are  unsatisfactory.  For example, respect to tenants right to privacy.  The Federation recommends that the city council should build a preferred list of landlords who participate in the scheme and a minimum standard of customer care developed in consultation with stakeholders.

	27
	Question 27: Do you consider that 12 months is the right period to provide as a minimum fixed term where the duty is ended with an offer of an assured

shorthold tenancy? If you consider the period should be longer, do you consider that private landlords would be prepared to provide fixed term assured short- hold tenancies for that longer period to new tenants?
	NO.  Due the nature of some of the cases, each case has to be decided on its merits and circumstances and consideration has to be placed on local connection incase of support.


	28
	Question 28: What powers do local authorities and landlords need to address overcrowding?


	The Federation   recommends amendment of the definition of overcrowding.  We feel overcrowding will be addressed by increasing supply of social housing by building new stock and bringing back to use empty homes. 
The Federation feels every family is entitled to adequate living space and therefore, large kitchens and living rooms areas should not count as a bed space.  The Federation is concerned that families with children need the additional reception area for alternative use, including study and respite areas for households whose members have specific needs. 

	Overcrowding:

	29
	Question 29: Is the framework set out in the 1985 Housing Act fit for purpose? Are any detailed changes needed to the enforcement provisions in the 1985 Act?


	

	30
	Question 30: Should the Housing Health and Safety Rating System provide the foundation for measures to tackle overcrowding across all tenures

and landlords?
	YES. Newcastle City Council and other LAs should maintain a register of private rented and social housing HHSR register as a priority. Private Home Owners should be encouraged to join a voluntary HHSR register and especially if they are taking boarders. The latter could be done in partnership with the Universities who often use this service for students.


