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In 2004, Shelter commissioned a national investigation into
the housing crisis.

Our aim was to look beyond the media obsession with
house prices and home iImprovement to the one million
children suffering in bad housing.

A 10-strong panel of experts — all senior professionals
In their own field — visited locations around England
and Scotland to meet families and witness their living
conditions first-hand.

Chaired by journalist Fiona Millar, the panel took evidence
from nearly 50 individuals in London, Manchester,
Gloucestershire and Edinburgh. Doctors, teachers, religious
leaders, housing and homelessness professionals all gave
evidence, along with the families who put a human face to
the findings.
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This report presents the panel’s findings alongside
Shelter’s reports and independent research, building the
case for urgent action to address the housing crisis.

Extracts from the transcripts, four accompanying
Investigation reports, and a major piece of new
iIndependent research that measures the growth of
housing inequality across Britain, are available on
request from info@shelter.org.uk

The investigation is part of Shelter’s million children
campaign, which aims to end bad housing for the next
generation of children. To find out more and to join the
campaign, visit www.shelter.org.uk
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Summary

In 2004, Shelter conducted a major national investigation
Into the housing crisis faced by over one million children up
and down the country.

Over one million
children in Britain live in
bad housing - enough
to fill Edinburgh, Bath
and Manchester.

Source: Toying with their future, Shelter, 2004

Over the past 10
years, housing wealth
per child increased
20 times more in the
richest 10 per cent

of areas, than in the
poorest 10 per cent.

Source: Know your place, Shelter, 2004

71 per cent of people
agree that Britain is
in the midst of a
housing crisis.

Source: MORI poll for Shelter, 2004



‘When we use the word
temporary now, we're not
talking about weeks, we're
talking about years.

Mark Foster, Chief Executive, King’s Cross
Homeless Families Project
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‘For two years, we
were just going to
the council and
home, and stuff
like that, and for
four months we

didn’t go to school.

We went to six

houses. No, seven

houses, and Six
new schools.’

Alex, London

It’s Primary 6
where the first
boys start talking
about suicide.
Mental health
ISSUEes are so
huge.

Liz Whyte, Royston
Primary School
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A fact so well known as to have become
something of a cliché is that moving
house is one of life’s most stressful
events, surpassed only by bereavement
or divorce. For children who lack the
life skills to cope with continuous
disruption, the trauma is even worse.
One of the key findings of the
investigation is the devastating impact
that living in temporary accommodation
has on children. On every visit, the
panel heard tales of insecurity and
vulnerability as families were shunted
from pillar to post.
The most severe effect of
temporary accommodation appears
to be the disruption in education that
accompanies the continual change of
schools, stunting a child’s emotional
and intellectual development. Homeless
children miss a quarter of their schooling,
losing out not only on essential learning,
but also on the friendships and social

networks so important to healthy
emotional development.

Alex is a typical example. She
told Zoya Mustafa, an independent
researcher who gave evidence to the
London investigation: ‘For two years,
we were just going to the council and
home, and stuff like that, and for four
months we didn’t go to school. We went
to six houses. No, seven houses, and
six new schools.’

Zoya Mustafa told the panel: ‘That
makes it very clear what the effects are,
and that there is a clear link between
the effects of housing, specifically, and
educational attainment.’

Alex’s case shows that temporary
accommodation is very often far
from temporary. Mark Foster, Chief
Executive of the King’s Cross Homeless
Families Project, explained: ‘We’re in
the situation, now, where temporary
accommodation in London is used for



longer and longer periods of time,
and over wider and wider areas.
When we use the word temporary now,
we’re not talking about weeks, we’re
talking about years.’

Children’s education is not the only
thing to suffer. Access to services,

In England, over
100,000 households,
including 116,581
children, are now

in temporary
accommodation -
this is double the
figure for 1997.

Source: ODPM homelessness statistics,
December 2004

especially those targeted at vulnerable
families, is also compromised.
Scottish Children’s Commissioner
Professor Kathleen Marshall told the
Edinburgh investigation that it was
impossible to underestimate ‘the
difficulties in engaging with children

Last year, 26,584
children in Scotland
lived in households that
applied as homeless
- one child for every
classroom.

Source: Scottish Executive Statistical Bulletin,
HSG 2004/05
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What is temporary
accommodation?

When a family becomes homeless
— usually because of relationship
breakdown, domestic violence, or
losing a tenancy — they can apply to
the local council for housing. They
are assessed to determine whether
they are legally homeless and entitled
to be rehoused.
There is rarely enough permanent
housing available, however, so they
usually find themselves placed in
‘temporary accommodation’, which
is often unsuitable, miles away
from family and friends, and in poor
condition. They may remain in this
state for months or even years, often
being shunted to different temporary
homes as time goes by.

who are constantly shunted between
local authorities’.

Of all the problems associated
with temporary accommodation, the
most distressing was the growing
incidence of mental health problems.
Children as young as eight revealed

Homeless children
living in temporary
accommodation
on average miss
out on a quarter of
their schooling.

Source: Living in limbo, Shelter, 2004

Children on the move: the crisis of temporary accommodation
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suicidal feelings linked to their current
housing situation.

Liz Whyte, Head Teacher at
Edinburgh’s Royston Primary School,
explained the impact of homelessness
on the children in her school: ‘It’s
Primary 6 where the first boys start
talking about suicide. Mental health
issues are so huge.’

Sam Booth, a family liaison worker
based at Holy Name Primary School
in Moss Side, Manchester, echoed Liz
Whyte’s experience: ‘We are seeing, in
the classrooms, homeless children with
lots and lots of emotional difficulties.

12  Generation squalor
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They’ve been traumatised by the events
that have happened, having moved from
one place to the next. They’re missing
their family, and friends from schools.
They’re often reluctant to engage with
adults as well, because of the fact they
know they’re going to be moving.

‘In my experience, the younger the
homeless children are when they come
into our school, the more they cry. They
are very clingy and very emotional. The
older children present signs of having
behaviour issues. They’re aggressive.
They don’t want to talk. They find it hard
to build friendships.’
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The mental pain and delayed
development, suffered by homeless
children constantly on the move,
has long-term costs for society.

In the short term, too, the rise in

the use of temporary accommodation
is proving inordinately expensive for
the Government.

London panel member George
Ferguson, President of the Royal
Institute of British Architects,
concluded: ‘It strikes me as economic
madness, this shuffling people around.
It’s an expensive and unsatisfactory way
of dealing with things.’

pined 32IN :ydeiboloyd



Liz Whyte Head Teacher,
Royston Primary School, Edinburgh

‘It strikes me as economic madness, this
shuffling people around. It's an expensive
and unsatisfactory way of dealing with things.’

George Ferguson, President of the Royal Institute of British Architects

Children on the move: the crisis of emergency housing 13




‘We are seeing, in the classrooms,
homeless children with lots and lots

of emotional difficulties. They’ve been
traumatised by the events that have
happened, having moved from one
place to the next. They’re missing their
family, and friends from schools. They’re
often reluctant to engage with adults

as well, because of the fact they know
they’re going to be moving.

Sam Booth, Family Liaison Worker, Holy Name Primary School,
Moss Side, Manchester

14  Generation squalor

The panel found that homelessness
can cause acute isolation and exclusion
from mainstream society. Shonaig
MacPherson, deputy-president of the
British Chambers of Commerce and
one of the Edinburgh panel members:

‘Schools, led by teachers such as Ms

Whyte, can become the constantin a
child’s life, helping to build skills that
children from deprived backgrounds
require to better their life chances. |
was astonished to learn about the high
turnover of pupils.

‘There wasn’t enough personal
attention to the needs of individual
families who needed to be rehoused.
It was almost as though it was sort of
done by computer, like here was a
name and they’ve got this many kids,
and then here’s a property and we’ll
put them there.’

However, Edinburgh Councillor
Sheila Gilmore explained that local
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authorities want to do more, but often
simply can’t: ‘I think the overwhelming
reason is actually the stock issues and
the shortage, because what people
need and want is not what’s there.’
The problem of families not
accessing services came up, time and
again. Sam Booth from Moss Side
found that: ‘If the children have got
problems in terms of special education
needs, and the assessment hasn’t
been completed, we have to start the
assessment process all over again.
So these children are missing out on
that one-to-one support. There is a
myth around, and some of the families
believe it, that when they go homeless,
they’ll only be there for a couple of

months. So they’re reluctant to get GPs.

They’re very reluctant to even bring
children to school.’

Local authorities find that the
problem is compounded by often-

contradictory legislation from central
government. Jon Lord, who heads
Bolton’s community housing services,
had been frustrated in his attempts
to improve the system: ‘You’ve got a
whole host of uncoordinated pieces of
legislation. If you look at the legislation
around antisocial behaviour, or crime
and disorder, and try and square that
with the responsibilities in the Children
Act and homeless legislation, they are
actually completely contradictory.’

The benefits system often
compounds the problem. As Neale
Colemen, Adviser to the Mayor in
London, pointed out: ‘Far too often
people get shoved in temporary
accommodation, with very high rents.
If they were to go to work they’d just
lose all their benefits and it would be a
terrible mess, so they just can’t’

Pat Statham from Rochdale Council
felt the solution was ‘making sure

‘There wasn’t
enough personal
attention to the
needs of individual
families who
needed to be
rehoused. It was
almost as though
It was sort of done
by computer.

Shonaig MacPherson,
deputy-president of the British
Chambers of Commerce
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homelessness is always on the agenda,
and not something you think about later’.

Jane Clarke, a health visitor in
Cinderford, Gloucestershire, explained
the positive impact that a decent home
has: ‘For the children in temporary
housing, their lives are sad. They
improve when they get put into a house
they know they’re going to stay in.’

Children on the move: the crisis of temporary accommodation 15
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Children in squalor:




‘The carpets are
often filthy, so
mums don’t want
children crawling
around and
playing on the
carpets. There’s
cockroaches, you
know, and all sorts
of delightful things.’

Jane Cook, Nurse
Practitioner, Hope

We are the fourth largest economy in
the world, yet across the country, the
panel heard about children suffering

in appalling housing conditions. The

negative effects on health, education
and well-being were only too clear.

The panel heard of the existence
of ‘buggy babies’, babies who are left
in their prams either because of the
appalling conditions that surround
them or because there is literally no
space for them to sit or lie down. These
‘buggy babies’ develop deformed skulls
as aresult.

Simon Toyne, deputy unit manager at
the West Pilton Child and Family Centre,
told the Edinburgh investigation: ‘If the
place is cluttered and there’s nowhere
for the child to sit or lie or play, you get

“buggy children”. We get a lot of young
babies that end up in their buggies for
hours on end.

‘Their heads get straightened because
they’ve spent so much time lying
down. In a baby, the skull is soft so it
misshapes their head. The skull sets and
they’re left with life-long damage. It’s
such a huge stigma and for something
that could have been avoided. There’s a
huge amount of guilt in parents who later
realise that it’s too late to do anything.’

“All we want i5 a
nice place to live...

18 Generation squalor

Horrifying as this account was, it
was far from the only time the panel
heard about ‘buggy babies’. Liz Whyte
talked of the ‘buggy bairns who sit in
their buggies 24/7’, and similar stories
emerged in London as well.

Nurse practitioner Jane Cook told the
panel: ‘Children are often strapped in
buggies or placed in cots so they will be
kept safe.

‘The carpets are often filthy, so mums
don’t want children crawling around
and playing on the carpets. There’s
cockroaches, you know, and all sorts
of delightful things.

‘Poor housing and homelessness
deprives children of many of the
normal experiences of permanently
housed children.’

Poor housing conditions were
also shown to have a myriad of other
effects on the mental and physical
health of children.

The investigation heard from Jane
Cook about how damp, mould, and cold
invariably lead to an increase in upper-
respiratory infections and general
ill-health: ‘There’s nearly always an
increase in upper-respiratory infections,
there’s general ill-health, there’s poor
sleep patterns.



LIVING HELL OF
HOMES GRISIS

iy Victor

‘There’s depression, there’s asthma,
there’s increased cases of diarrhoea
and vomiting. Glue ear is much more
prevalent, which leads to deafness...
sleep problems are created by the
overcrowding and noise from next door.
That creates lethargy.’

But what struck her particularly
strongly was how, once a family’s
housing problems were solved,
everything else seemed to follow.

‘l can go in time and again with
people with depression, not coping,
feeling dreadful. They get rehoused to
somewhere reasonable, and | go back in

Around a million houses
in England and Wales
are unfit to live in. More
than 90 per cent of
them are occupied.

Source: English House Conditions Survey 2001,
Welsh House Conditions Survey 2002

a Thomas

amonth and it’s like going to a different
home. Mothers | thought weren’t
actually coping are just lovely. They’re
lovely with their children and they have
nice lives. It makes such a difference to
people’s lives.’

She related a horrifying list of
illnesses that result from poor housing:
‘There’s respiratory problems, mental
health problems, developmental
problems, musco-skeletal problems,
dental problems, skin conditions, a
lowered immune state as a result of
ongoing stress, high rates of accidents,
communicable diseases. Families

Multiple housing
deprivation is as bad
arisk to health as
smoking, and worse
than excessive alcohol
consumption.

Source: Housing and health: Building for the
future, British Medical Association, 2003

will not just have one problem, they’re
usually multiple and complex.’

Simon Toyne found mental health
problems particularly acute: ‘As a rough
statistic, I'd say three out of four parents
have depression or some form of mental
health problem.’

Poor conditions were found to be
a particular problem among the black
and minority ethnic (BME) community.
Asian communities, particularly in
areas like Rochdale and Oldham, were
often found to be living in housing
inappropriate for their needs. This
mirrored findings in London, where

Over 70 per cent of
social housing in
Scotland fails to meet
the Scottish Housing
Quality Standard.

Source: Scottish Executive

Children in squalor: the extent of poor conditions 19
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I can go in time and
again with people
with depression,
not coping, feeling
dreadful. They

get rehoused

to somewhere
reasonable, and |
go back ina month
and it’s like going
to a different home.
Mothers | thought
weren’t coping are
just lovely.

Jane Cook,

Nurse Practitioner, Hope

Regeneration and its
unintended side effects

In Manchester, the panel heard about the impact

of government initiatives to regenerate run-down
areas. In many parts of the north and midlands, huge
regeneration schemes are underway to transform
so-called ‘low demand’ areas which are blighted

by empty properties, falling house prices, poor
amenities and high levels of unemployment, crime
and antisocial behaviour.

As social housing designer and panel member
Wayne Hemingway said: ‘Housing is more than having
aroof over your head. It’s about the ability to have a
community outside of the housing. So that means safe
places where kids, adults, everyone can meet.’

Panellists heard about some of the very positive
regeneration initiatives in these housing market
renewal areas. However, they also heard evidence
about their unintended impact on local housing markets.

Pete Bailey explained: ‘Really, in essence, | think
you could summarise what’s happening in the north-
west housing markets in two ways; one, it’s changing,
changing very rapidly. And two, it’s incredibly diverse.’

The panel heard evidence of buy-to-let investors
flooding into the market, causing house prices to
rise steeply. Jon Lord of Bolton Council had seen ‘70

20 Generation squalor

apartments built by a private builder, all 70 got rid of on
one morning by auction, and not one person in Bolton
who bought one of those apartments.’

Homelessness is also on the increase in many of
these areas, and has risen more quickly in the north of
England in recent years than in the south.

Pat Statham, Homelessness Services Manager at
Rochdale Council, described the situation: ‘I’ve worked
in Rochdale for 24 years and we could house everybody.
We didn’t need a homeless population. But now we
have people going through the homelessness service
that we didn’t and wouldn’t expect to be working with.’
Concerns were expressed about plans to demolish
existing housing in light of this evidence.

Overall, the picture has become very complex
in these areas. Regeneration money is flooding in,
bringing significant benefits in terms of the quality of
local neighbourhoods.

However, while healthier housing markets in
these areas are a positive outcome of regeneration
activity, the unintended side effects are increased
homelessness and property prices that are rising
beyond the reach of local people.

pine@3aIN :ydeiboloyd
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overcrowding and poor conditions
among BME communities were rife.

People are often placed in housing
that is not suited to their needs. Jane
Clarke reported: ‘I've got one family
where there are 40 stairs — | count them
every time | go up to the flat — and this
lady is ill. She’s got a one-year-old child,
she’s got ill health, and to get the pram
up and down is almost impossible.
She’s more or less isolated until her
partner comes home.’

Paul Mishkin, an Environmental
Health Officer for the London Borough
of Islington, found case after case of

poor housing conditions ruining families
lives: ‘Some examples include a mother
living with her two teenage daughters in
a homeless hostel. They had no choice
but to use and share sanitary amenities
like the bath, toilet, shower, with the
other occupants in the hostel.

‘Another example was a B&B hostel
where sewage was backing up from the
toilets into the bathroom. No one was
dealing with it.

‘This has a direct, obvious impact
on the transfer of communicable
diseases, and the resultant depression
of the occupant.

Children in squalor: the extent of poor conditions

‘The links between poor housing
and health are extremely wide. Sub-
standard accommodation, suffering
from damp and mould growth, can
directly contribute to children
developing asthma.’

Phil Hanlon, Professor of Public
Health at Glasgow University, summed
up the issue following the visit to
Edinburgh: ‘Large-scale studies, which
investigate the wider social context of
housing interventions, are now required.’

“The links between
poor housing

and health are
extremely wide.
Sub-standard
accommaodation,
suffering from
damp and mould
growth, can
directly contribute
to children
developing
asthma.’

Paul Mishkin, Environmental
Health Officer, London Borough
of Islington

21
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“The room was so small.
We stayed more than one
year and we kept getting
nervous because we were
SO squashed.’

Young person, London investigation
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Children who don’t count;



Why children don’t count

The definition of statutory overcrowding in England has remained
unchanged since its introduction in 1935. Unsurprisingly, therefore, it does
not accord with modern-day living standards. Under this definition:

m babies less than a year old are not counted as members of

the household

m those between one and 10 are counted as half a person
m living rooms and large kitchens are regarded as acceptable

places to sleep.

The result is that families with children must endure very high levels of
overcrowding before the statutory threshold is breached.

‘It strikes me as completely absurd
and unacceptable that children aren’t
counted as people. And babies
apparently don’t exist at all.’

Lindsay Nicholson, panel member and Editor-in-Chief of

Good Housekeeping

The impact of overcrowding was most
shockingly revealed in the London visit.
The evidence sessions exposed the
acute physical and mental effects of
having nowhere to sit or eat, let alone
play or do homework. A young person,
cited in the London investigation, put
it succinctly: “The room was so small.
We stayed more than one year, and we
kept getting nervous because we were
so squashed.’

The scale of the problem that
emerged was equally shocking. With
more than half a million overcrowded
households in England, and close
to 50,000 severely overcrowded
households, it is clear that the examples
described are symptomatic of a very
widespread problem.

London is home to more than a
third of overcrowded households. The
problem is particularly acute for BME
groups, who are more than six times

24  Generation squalor

more likely to be overcrowded than
white households.

Overcrowding is also a problem
across England, evenin rural areas.
Jane Clarke found that: ‘One of the
problems that keeps coming up is
overcrowding, that there are families of
three children in a small one-bed flat.’

Given the scale of the problem and
the serious impact on children’s health
and development, it is scandalous
that the issue merits so little attention.
As London MP Karen Buck told the
panel: ‘Nobody is really covering
overcrowding, just nobody.’

Much of the problem is hidden
because under the existing definition
of statutory overcrowding, which dates
back to 1935, children are quite literally
not counted.

As with homelessness, overcrowding
has a dramatic effect on education,
social networks, and friendships for

Photograph: Felicia Webb

Severe overcrowding
in London is 60 per
cent up over the

10 years to 2001.
More than 100,000
children in England
now live in severely
overcrowded homes.

Source: Survey of English Housing 2002/03, 1991
and 2001 censuses



Over half a million
households in Britain
live in officially
overcrowded housing.

Source: Survey of English Housing 2003/04,
Scottish House Conditions Survey 2002,
Welsh House Conditions Survey 1998

»

Over 230,000
households in England
are on council housing
registers for three-bed
(or larger) properties.
Only 5,000 socially
rented homes this size
are built each year.

Source: ODPM housebuilding statistics 2003/04,

ODPM HIP data, 2003

children. Nurse Practitioner Jane Cook
told the London panel: ‘It’s difficult to
study. You can’t exactly bring friends
back for tea if you all live in one room,
and I've worked with families where in
fact there wasn’t a table in the room,
they all sat on the bed and ate.’

Karen Buck described how one of her
constituents, a boy who shared a one-
bedroom flat with his mother, would
never have anybody home: ‘He said

—what was he, 12 or 13 - “If | were to tell
people I’'m still sleeping with my mother,
I’m going to get teased. I'm going to get
serious grief at school.””’

For London panel members Lindsay
Nicholson and George Ferguson, it was
clear that the situation had to change.
Lindsay Nicholson said: ‘It strikes me as
completely absurd and unacceptable
that children aren’t counted as people.
And babies apparently don’t exist at all.
Anyone who’s fortunate enough to have

Children who don’t count: the meaning of overcrowding 25



‘There are the
many, many
families — | can
think of literally
dozens and
dozens — that have
come to see me
that have eight,
nine or 10 people
living in a two-
bedroom flat.’
Oona King MP

All  want is my
own room. Then
when I'm sick |
can just lie down
and shut the door.’

Ben, a 10-year-old with
sickle-cell disease

26 Generation squalor

Nicola Parkinson, mother of three, gave
evidence to the London investigation:

children in proper housing conditions
knows that they take up far more space
than a much more organised adult.
‘And, although | can see that to
start counting these people overnight
is going to be a political problem, |
think we just have to do it. | think it’s
unacceptable for most of us to live in

2004 and expect children to live in 1935

George Ferguson added: ‘It was
shocking to me, and it was news to
me today, that some children don’t get
counted as people in the overcrowding
statistics. I'd almost reverse it and say
that children matter so much that you

should give them two points rather
than none.’

Overcrowding can lead to behavioural
problems. As Karen Buck said: ‘It’s one
of the drivers pushing adolescents and
young teenagers out on to the streets.

If there is literally nowhere for them to

go and nowhere for them to play music,
then they will go... | don’t think we can
hang the peg of antisocial behaviour

on overcrowding, but | have no doubt
whatsoever, from what I’'ve seen, that it’s
one of the drivers for that.’

Shystie, a panel member, had herself
grown up in overcrowded housing and

Letter to Karen Buck MP from a
10-year-old constituent whose family
tried, but failed, to be moved from a

two-bedroom flat.
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felt its effects: ‘Overcrowding is a really
big problem. When | was growing up
there were six of us in a two-bedroom
flat and | had to share with my brothers
and sisters... So | hear what people are
saying, that they can’t bring friends back,
and homework and that kind of thing.’

Health was also an issue.

Neale Coleman explained: ‘The
increase in overcrowding in London
began in the late 1980s. There is an
increase in tuberculosis and other
illnesses that have occurred since
then.’ Problems were particularly acute
among BME communities.

Linda Dickson, a support worker
with Shelter’s Edinburgh Families
Project, gave the Edinburgh panel video
evidence of the conditions homeless
families are often forced to live in. She
filmed a two-bedroom, high-rise flat
in which a family of six had been
housed for a year.

Walking around the flat, she reported:

‘This is the bedroom where four children
sleep in temporary accommodation.
This is the bed where the children

have to sleep. There’s one wardrobe

for four children as well. In the kitchen
everything is falling apart.

‘The washing machine has broken
about seven times —there’s a lot of
washing needed with six people in
the house. And the fridge freezerisn’t
working at all. The family have been in
the tenancy for a year.

‘This is the other bedroom, but it’s
really difficult to use because the
heating’s never worked. Although
they’ve tried to sort it, it’s not fixable
and they have no heating in here at all.
They only use it in the summer, so Dad
has to sleep on the couch and Mum
has to share with the children most of
the time as well.’

Crowding hits
nation’s young

Children who don’t count: the meaning of overcrowding 27
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‘The state of private rented
accommodation is absolutely
diabolical. It really is horrendous. I've
had families who've rented a house
who've got open manholes in the
backyard. We've got windows, you go
to open them, and they're falling out.’




o

Children cheated:



Photograph: Nick David

While most landlords treat their role
seriously and provide a good service,
there are a minority who, either through
ignorance or greed, leave their tenants
in appalling conditions.

With few rights, families are often not
in a position to improve their situation.
Case studies from around the country
confirmed that families in private rented
accommodation can live in constant
fear of eviction. Consequently, they are
too frightened to ask landlords to carry
out improvements.

Paul Mishkin told the London
panel: ‘A lot of people don’t know their
legal rights, that they have a right to
constant hot water, adequate light, and
ventilation, and to be free from damp
and cold. A lot of people don’t want to

complain because they may face the
threat of eviction.’

Mishkin described these landlords
as ‘the rogue landlords, the bad
landlords. Simply in it for the money.
They don’t have any concern for their
tenants’ welfare.

It was a similar story in Manchester.
Giving evidence, Pete Bailey from
the Government Office for the North
West said: ‘The big problemis that a
lot of tenants in those circumstances
have only got six-month tenancy
agreements. If they kick up a fuss about
the repairs that need doing, it’s relatively
straightforward now for a landlord to
end atenancy agreement.’

There is no doubt that the most
frequent, and often worst, examples

If they kick up a fuss about the
repairs that need doing, it’s relatively
straightforward now for a landlord to

end a tenancy agreement.’
Pete Bailey, the Government Office for the North West

1 find, from my casework, that the
majority of problems that I've got with
people in poor-quality housing come
from the private rented area’

Diana Organ MP, Forest of Dean
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of poor housing conditions occurred
in the private rented sector. A lot of
tenants don’t even know who their
landlord is. Local authorities have a
statutory duty to house homeless
families, but, with an ever-diminishing
pool of social housing at their disposal,
many local authorities lease properties
from large-scale private landlords. In
addition, the increase in the buy-to-let
market has meant that many privately
rented properties are managed by
estate agents, acting as intermediaries
for the landlord. Steve Webb MP for
Northavon explained that, in rural areas,
‘there really is very little private rental
accommodation.’

Pete Bailey added that: ‘Small
amateur landlords are the ones that




are the least aware about their role and
responsibilities as a landlord.’

Tony Wilson, a consultant and
member of the Manchester panel, was
particularly shocked at the conditions
he withessed at the home of a family
he visited.

He told the investigation: ‘The
husband has a good job. It looks like
avery nice terraced house, but the
house is damp and cold and there’s
mould. There’s two children, two and
six months, and there’s an array of
children’s teddy bears and dolls
and one great pile of them are to be
thrown out. You can’t see it, but when
you feel them they’re all damp and
mouldy. There’s a baby girl. And they
don’t even know who the landlord is.’

Fiona Muir, a project worker at New
Erain Burnley, was even clearer in her
condemnation: ‘The state of private
rented accommodation is absolutely
diabolical. It really is horrendous. I've
had families who’ve rented a house,
who’ve got open manholes in the
backyard. We’ve got windows, you
go to open them, and they’re falling
out. We've got electric wires — honestly,
electric wires — coming out of the wall
in the child’s bedroom because the
landlord hasn’t put a socket on them.’

Her colleague Catherine Howley
described one of the worst examples she
had encountered: ‘| could tell the story of
a house which has had four owners in the
last four-and-a-half months. It’s had five
tenancies in one year.
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‘The house has black mildew and
the floor is that far below the skirting
boards. The floor has sunken down so
far. And, constantly, people are being
rehoused and they haven't a clue who
the landlord is. And we’re trying to pick
up the pieces.’

Steve Webb had seen many cases
where private landlords simply refuse
to take tenants on Housing Benefit: ‘So
what do you do? You’ve got people
on modest incomes. The only rents in
the private sector are extraordinarily
high. But you think, on a low-paid job,
combine it with tax credits or whatever,
you can then afford one of those rents.
But then they come along and say: “If
you’re on Housing Benefit, we won’t take
you.” How do you break out of that?’

Nearly half of private
rented properties in
England fail to meet
the Government’s
decency threshold.

Source: English House Conditions Survey 2001

Housing Benefit fails

to cover the rent of
more than 70 per cent of
low-income households
who rent privately.

Source: Housing benefit reform: next steps,
Kemp, Wilcox, Rhodes; JRF, 2002

In England losing an
assured shorthold
tenancy in the private
rented sector is the
third most common
cause of homelessness.
17,600 households were
affected in 2003.

Source: ODPM homelessness statistics,
December 2004
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' It’s true to say that homeless

people generally have
very few choices available
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‘Second-home
ownership Is
increasingly a
major contributor
to the escalation
of house prices
and also the
reduction in house
units available for

local people.

Stephen Wright, Director
of the Gloucestershire Rural
Community Council

i P T : The investigation uncovered evidence and getting on to the housing ladder
South West is the UK's g getting J

of a growing crisis of affordability in is impossible for most local people.
Jate! £ \ W er rural areas that is pushing families As estate agent lan Wright said: ‘Local
‘h" . ”"d h 0TI IH ﬂ 'Hf' Of into unsuitable, or even dangerous, people wishing to stay within their
accommodation. family communities are finding it
Kim Close, Senior Countryside impossible to do so.’
Adviser at the Countryside Agency, Pete Bailey was finding similar
summed it up: ‘It’s true to say that problems: ‘In some rural areas now
homeless people generally have very there is a major impact. | was in Keswick
few choices available to them, but not long ago, where people were telling
homeless people in rural areas have me that some Right to Buy properties
considerably less choice. are going for a third of a million pounds.
The investigation found that, in There’s no way that the key workers
villages throughout Gloucestershire, in those kind of areas, the teachers,
there is barely any social housing the health workers, can start to afford
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In the 15 years to 2001,
England lost nearly

25 per cent of its rural
council houses through
Right to Buy. Rural
Scotland is now losing
10 affordable homes
for rent, for every

three new ones built.

Sources: House of Commons, Official Report, 13
May 2002, col. 444W; Scotland’s rural housing,
Shelter Scotland and Rural Forum Scotland, 1997

The number of
households in England
who own second
homes has increased
by 15 per cent over the
past year.

Source: Survey of English Housing provisional
results 2003-04, ODPM

‘BEvery week
sSomeone COMes
to see me
because they
haven't got a
decent home

to live in.
Steve Webb MP
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Homelessness rose
nearly 30 per cent in
remote rural areas
in England between
1999/2000 and
2002/2003.

Source: State of the Countryside,
Countryside Agency, 2004

Children in the countryside: the truth behind the rural idyll
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that. And that really does start to throw
the whole sustainability of this sort of
community into question.’

The result, driven by the lack of social
housing, is that families and children are
put into temporary accommodation and
suffer continuous disruption.

Lindsay Nicholson found
evidence of exactly that. She told the
Gloucestershire investigation: ‘I went
this morning to visit someone who’s in
temporary accommodation. She’s been
moved eight times. She’s got an 18-
month-old child who’s been moved five
times in his life — which is really not on

—because there is no council housing for
her to go into, despite the fact that, on
anyone’s criteria, she would qualify.’

Even when housing is available, it
is often far from schools and support
networks, and the lack of transport can
make it impossible, as Diana Organ MP
had found with her constituents: ‘There
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may be affordable housing in the outlying
villages, but people don’t want to go
there because the transport is hopeless.
And, without a car, it might just as well be
offered as if it were on Mars.’

In part, this is driven by the impact
of Right to Buy, where many homes
have been sold off and new ones have
not been built. Kim Close explained:
‘Overall in the region we lose twice as
many properties to Right to Buy as the
social housing system is able to deliver,
and that is magnified in rural areas.’

The other issue that emerged
particularly strongly was the inflationary
effect of second-home ownership.

Stephen Wright asked: ‘What can
we do about the people who have just
bought the large manor house for £1.6
million and are now hell-bent on buying
every property in the community that
comes on the market so that they can
have a holiday let?’

For him, it is clear that ‘'second-home
ownership is increasingly a major
contributor to the escalation of house
prices and also the reduction in house
units available for local people.” Second
homes also have a detrimental impact
on local communities as they mean that
vital local services, such as the post
office, local shop or pub - often the life
blood of so many village economies

—are underused.

Costs are now so high that ‘the
average house price is at least eight
times the average salary. In quite a
lot of rural areas it can sometimes be
in excess of nine or 10 times the average
salary,” Kim Close explained.

Lisa Morgan, a receptionist at the
local opticians who also works part-
time at the Learn Direct centre, is a
typical example. A single mother with a
15-month-old daughter, she is living in
cramped and strained conditions with

pined 32IN :ydeiboloyd



‘The average
house price is at
least eight times
the average salary.
In quite a lot of
rural areas it can
sometimes be

In excess of nine
or 10 times the
average salary.

Kim Close, the
Countryside Agency

her parents, sharing a box room with her
daughter. With rents currently running

at £400-£450 a month, renting in the
private sector is not an option. Buying is,
of course, out of the question.

She has been on the waiting list
for social housing since March 2003.
However, she has been told by the
council that she is not a priority case
and would be unlikely to become one
unless her mother evicts her.

For Jonathan Kerslake, a caseworker
with Shelter’s Somerset Housing Aid
Centre, Lisa’s situation is very common.
He said: ‘It should never happen
that, for someone like Lisa, her mum
has to ask her to leave before she can
access housing.’

Lord Haskins, a member of the
Gloucestershire panel, found the issue
very clear-cut. ‘I think Lisa’s case is
blatantly straightforward. The shortage
of housing accommodation, which

is a state responsibility, is just about icolIe A A T
money,” he told the investigation. ‘With Lhart [“ ISSUes “IF' fol
Lisa’s issue it seems to me that the affordable rural homes
Government should just be dealing .
with it. People like Lisa should not find :
themselves in the dilemma they are in.
The very existence of viable local
communities may be threatened,
as John Cannon, Head Teacher at
Redwick and Northwick Primary
School, explained: ‘There is a general
fall in the primary population in the rural
areas, and this is due, | think almost
exclusively, to the house prices. The
houses on the market are bought up
by older people with no children. This
means that the school population falls.
The school then comes under review
and this, in itself, is a great threat to the
existence of a school.’
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HousINg: the
great divide

This investigation has shown that in twenty-first century
Britain, housing has become the great divide. On the
one hand, £2.4 trillion of private wealth is now tied up in
our homes — twice the amount of all life insurance and
pension funds —and more people own their own homes

than ever before.



Based on the findings Rurafreform
of this investigation, our
recommendations are set

out below.

Trebling investment in new social housing

Sustainable communities

Less bureaucracy, more transparency,
A more stable and affordable housing market better advice

Improving the use of existing homes
Working together locally

A stronger private rented sector

A Department for Housing and Communities

Tackling overcrowding
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Bad housing wrecks lives

We are the fourth richest country in the world, and yet
millions of people in Britain wake up every day in housing
that is run-down, overcrowded, or dangerous. Many
others have lost their home altogether. Bad housing robs
us of security, health, and a fair chance in life.

Shelter believes everyone should have a home.

We help 100,000 people a year fight for their rights, get
back on their feet, and find and keep a home. We also
tackle the root causes of Britain’s housing crisis by
campaigning for new laws, policies, and solutions.

88 Old Street Scotiabank House

London 6 South Charlotte Street
EC1V 9HU Edinburgh
EH2 4AW

Telephone: 0845 458 4590
or visit www.shelter.org.uk
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