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Deputy K.L. Mooreof St. Peter (Chairman):

| have to make a few opening remarks before wenbegie have a code of behaviour
for members of the public, which are on the boaethitd you, and | have to
particularly draw everybody’s attention to the fewit all electronic devices should be
on silent, the taking of audio recordings by thélmuare not permitted at all and
visual images are only permitted for the first fiménutes of our hearing. If you wish
to eat or drink, please leave the room. Finalhceothe hearing is closed then | ask
you to leave quietly and not to interfere with veisises. Thank you very much. We
will also introduce ourselves for the record. | &aputy Moore, Chairman of the

panel.

Deputy J.G. Reed of St. Ouen:

Deputy James Reed, panel member.

Deputy J.M. LeBailly of St. Mary:
Deputy John Le Bailly, panel member.



Senator A. Breckon:

Senator Alan Breckon, panel member.

Deputy S. Power of St. Brelade:

| am Deputy Sean Power of St. Brelade No. 2.

Ms. F. Scott:
| am Fiona Scott, Scrutiny Officer.

The Deputy of St. Peter:
Thank you very much for coming to speak to us, Depwwer. Obviously you have
been invited because you were formerly the MinigserHousing. If you could just

remind us of the dates when you became the Minigtddousing.

Deputy S. Power:

| think it might be useful to synopsise my role lwiegard to Housing. | served on
scrutiny between 2005 and 2008 and in the secolidoha006 up to the end of the
election in 2008 | served on the Health, Socialugcand Housing Panel and | led
what was then a Housing scrutiny sub-panel. SerVexl on scrutiny, specifically

chairing the Housing sub-panel. It was then Defrigckon who chaired that panel
and we did quite a lot of useful work. | then vedscted as an Assistant Minister in
the Housing Department at the end of 2008 andveskein that role from the end of
2008 until August 2010 when there was an electoritfe Minister for Housing and |

served as the Minister for Housing from August 20b@l 2nd February 2011. So |

know a little bit about it.

The Deputy of St. Peter:
You do indeed. This policy, the Housing TransfatioraProgramme, | presume was

in development at that time?

Deputy S. Power:
The Housing Transformation Programme has had a ¢@stption period. It has its
roots back in 2006 and 2007. At that time the Hayu®epartment, under Senator Le

Main and Deputy Hilton, realised that the HousingpBrtment was starved of cash



for maintenance, repairs and for reinvestment pepo In the spring of 2007 they
lodged a report and proposition called P.6, whigs whe proposal to sell off social
rented housing, essentially to repair and mairtasimmed-down, shrunken housing
stock. This was before the events of the summe&0068 when all the global markets
went into free-fall. It was before Northern Rockt was before the collapse of
Lehman Brothers. So P.6, at its time and its giestan the early part of 2006 and
2007, seemed to some to make sense. What it wasysthen was: “We need to
spend a lot of money on financing housing repamad at the time they did not have
the funds. The bigger picture, of course, was ttatHousing Department’s structure
to a large extent was strangled under StandingrQi@®, which is the Jersey Finance
Law, and it was not able to make any autonomoussides about its own financing
without the permission of the Minister for Treasanyd Resources and the Treasury
Department and, as it turned out, Property Holdin§s when they started P.6, which
was the sell-up of social housing, we then hadsttuation that I inherited whereby, if
we wanted to sell or if the department had a tendoat wanted to buy (which is more
correct) a house in Grasset Park or one of ther @$tates, what happened then was
the Housing senior management team would do amaeggpror have 3 independent
reports done on the value of that house in Grdaae, there was a means test on the
tenant who wanted to buy that house and they depart which essentially said that
this tenant can buy this house at somewhere imat@n of £220,000. That report
then had to go to Property Holdings for anotherraigpl. So there were 2 senior
management teams and two States departments loakitihge same transaction and
that was where the idea came that the Housing Drapat needs to break away from
under the yoke of Treasury and it was insanity tiratwere double-analysing with a
team from the Housing Department, a team from Rtgpéoldings and, ultimately, a
team from Treasury who would sign off the sale @&mhsaction of that house in
Grasset Park, just being one example, to that ten&o it seemed to me and to
Senator Le Main in the early part of 2009 that weded to do something to make the
Housing Department stand on its own and that wasghson why we then pushed for
some sort of association status or something wtiereHousing Department could
stand as a free department without having to rejpoffreasury and get permission
from two separate States departments outside itsteam to transact. The reason
that it evolved then was that the Housing Transa&iiom Programme or the work to

set up the housing association involves a huge ositgparea of work, about 95



programmes when | started it and 95 separate afemsrk. It was simply that. Here
is a States department. It has still 4,600 hoaseésflats. It has 13,000 people, some
of the most difficult people with the greatest typiespecific needs on the Island,;
some people who have specific physical disabiliteysotional disabilities, mental
disabilities, specific housing needs, some of tinawve bad credit, some of them have
no credit and some of them have been held in pritrey are the minority. The vast
majority of these people never appear on the raddrthey simply are there because
they cannot afford to buy. So the Housing Depantnteas a fundamental role in
Jersey, social policy, and the team at Housing uSdeator Le Main decided that we
needed to look at the association route, hencevtiik that started. The main reason
was, with a department of that size or with an a@ssion of that size - we had an
asset with 4,600 houses and flats worth somewhet@elen £900 million and £1
billion - were we managing it correctly? Were weamaging a very strategic and
scarce States resource properly? So we went dbemraute towards association

status.

The Deputy of St. Peter:
Arms-length organisation is also common now in th&. (United Kingdom) and

other jurisdictions, is it not?

Deputy S. Power:

Yes.

The Deputy of St. Peter:
Do you think that the H.T.P. (Housing TransformatRrogramme) as we see it today

reflects all of the desires that were intended ha&008?

Deputy S. Power:

If it has followed the track that Senator Le Maidd set out in 2009 and 2010, yes.
The aspiration is that this has to be a standalunesing association. We had to
separate the operational side of States-ownedayaxgpwned, housing from the

regulatory side. There has been no regulationhefttusts and the private sector
rental area. So you have the housings trustgprikiate rental sector and the States-

owned stock of social housing as 3 separate org@mms. Take away the regulatory



side on to another level so that then there is latign, because the Housing
Department does not exist anymore. Then you hawgganisation on top where you
have an Assistant Minister or somebody who willchea a regulatory body, which
should regulate social housing, private sectorateiddging houses and the States-
owned housing association. That was the aspirafidre answer to your question is |

hope that is what has been followed. | do not know

The Deputy of St. Peter:

You have read the Housing Transformation Programme?

Deputy S. Power:
Yes.

The Deputy of St. Peter:
So from reading it ...

Deputy S. Power:

It seems to be there. There are a lot of questtwatsl would like to ask on a one-to-
one with the 3 guys that are running it, whichas Gallichan, John Hamon and Will
Gardiner. They are the guys that really need ttansiront of you, if they have not
already done so. So far as | am aware, | get soongfort from what has been
published in the H.T.P.

The Deputy of St. Peter:

What would you ask of them?

Deputy S. Power:

| would be very concerned about the relationshipwben Treasury and Property
Holdings, which is now not as big a problem as aisw Just referring back to that,
there were real issues in 2009 and 2010 in theioe&hip between the senior
management team at Housing and the senior managésaem at Property Holdings,
real issues; almost relationships that had brokewndbecause it was felt that
Property Holdings were holding back work that haday been analysed with what

they would have regarded as a fairly competentomsk housing management team.



So there were ongoing relationship issues througR609 and 2010 between the
Housing Department and Property Holdings. It gotohe farcical situation one
particular weekend where the Minister for Housing &were in France on a visit to a
social housing project in Rennes and we had a pbalhé&om one of the senior team
at Housing. We were selling a property in Highe8trin St. Ouen which was not
appropriate to have as social rented housingellltoutside our normal stock and it
was for sale. Terms had been agreed and thenfane team had had a phone call
from somebody at Property Holdings to say thattie® Assistant Minister had asked
for the keys from the estate agent and was shothiegroperty to somebody else,
even though we had agreed the sale. So there isgres like that, which were a
constant problem. As it was, that particular propgas sold to the client that the
Housing Department had vetted; but there were tloegming tensions the whole
time, which did not help.

The Deputy of St. Ouen:

Obviously you spoke about your involvement with tHeusing Transformation
Programme and | just really want to understand kdrethis White Paper and the
proposals contained within it reflect the work tlyau undertook and were part of
when you were responsible and involved in Housimbere are 4 key changes: (1) a
new strategic housing unit is development, (2) & afordable housing regulator is
established, (3) a new wholly-owned States-ownagsing association is established,
and (4) social housing rents are returned to famt values. Are those the 4 key
matters that were worked upon and considered wjale were involved with the
Housing Department?

Deputy S. Power:

To a larger and lesser extent. | have to answar eae individually. So if you will
read the 4 subsections, | will answer on each lsscauo not have them in front of
me. A new strategic housing unit to be developesd {&id down originally and the
specific terms of reference of that when | was é¢heras that the new housing
association should be able to develop the stockoofal rented housing and also
affordable housing under this new organisation.

[11:15]



So my understanding when | left was that the newdifig Department or the housing
association to be would be able to transact oovits; would be able to finish the sell-
up of whatever property was deemed to be not apjptepto the portfolio; would be
able to buy sites and land to develop more so@akimg because, as a result of the
recession, the need and the demand for social mpusigreater than ever; and, as
important as ever, to have the ability to develfjordable housing for first-time
buyers and all the people that we did of the 46sheuin La Providence at St.
Lawrence and to expand that scheme into Homebuk MaMark 11l and Mark V.
That is my answer to the first bit. In terms o ttecond bit, that the new affordable
housing regulator is established, there was sommeussion in the early days as to
whether there should be an independent housindategwr whether it would be part
of the remit of the J.C.R.A. (Jersey Competitiong&atory Authority). In other
words, could the Jersey Competition Regulatory Atiti take on a role which would
be housing regulator? From what | can see in lieat,is not clear as to how far that
went down in terms of discussion. A wholly-owne@t8s housing association to be
established was within the original remit. The lase, which is the social housing,
this bold statement of social housing rents to étarned to fair rent levels; at the
moment there is, as you know, between 25 per cedt38 per cent differential
between housing rents and the open market heree vidw always was that the
Housing Department, or the housing associatioretmbeded some tenant to pay full
market rent because that would put them in a posith be able to do the other stuff,
which was for income support people who could rifard to pay full rents, and that
allowed them to have a stock, but there was naventantion when | was there that
all of the housing rents across the board would @iraspire to become full fair rents

because it is simply, in my opinion, not attainable

The Deputy of St. Ouen:

Just picking up on the idea of an independent e¢gylit sounds like a great idea but
| am rather confused because you and others hddeaisothat there is little or no
regulation in place. Surely it would be more bemef if you developed the
regulation first, rather than introduce an indemsmdegulator and expect them to

regulate something that does not have the legisiati place.



Deputy S. Power:

You are correct, Deputy. There is no regulatiorsafial housing. If one were to
have a yardstick right across the social housimyigers, you would find that there
are very big inconsistencies. | think the Houdepartment comes as close as it can
come to adhering to the gateway to become a sboiading tenant, but other housing
trusts do not do that. Therefore, in terms of gul&tor, in the early days of the
evolution of the Housing Transformation Programnsewksion that | was part of, in
terms of the regulation of social housing, was twat would explore whether we
needed an independent housing regulator that wjostdexclusively do housing or
whether a regulatory authority, which is what wevdhawould be able to have a
housing regulator bolted on to its terms and camait of operation. If you look at the
way the Jersey Competition Regulatory Authoritges$ up, it is within its remit to be
able to do that. | did have one meeting with Chwbb, the previous director of the
J.C.R.A., and he felt that it was within their rénao be able to do housing regulation
as part of their overall remit, but things may hadganced since.

The Deputy of St. Ouen:

This is what one might term as a bit of a hospitass because it seems that the
Housing Department has not been able to develgganote regulation where it is
required (that is the consistent message we hatjeagd now the proposal is: “We
cannot be too bothered with developing appropmatgilation, so we are going to
create an independent regulator and we are goibgjltbim to do it.” It seems a bit

back-to-front. Would you not agree?

Deputy S. Power:

| do not agree with the way you have expressed tidhat | will say is this. 1 think
the Housing Department cannot regulate it. Itasset up to regulate social housing
on the Island. It is a Housing Department. laiprovider of social housing, owned
by the public purse on the Island. It was nevérugeto regulate and the States
themselves, when they set up the housing trusts 92 on, never set up any kind
of regulatory authority to regulate both the Hogsibepartment and the housing
trusts. It is a bit like saying the Health and i@b&ervices Department can regulate
itself. It cannot really. We need some sort aleipendent regulator within the Health

and Social Services Department and that is whyt aflpeople who have residential



and nursing care homes are very irritated that #reyregulated, although Health is
not regulated itself. The Housing Department ithie same position. What we were
looking for at the time (and | am 1% years remofreth it now) is what would work
within the Jersey structures without us going aettirey a whole new tier or
regulatory control again. So what we did was wketh to the then head of the
J.C.R.A., who not only had a lot of anti-trust esipece commercially but felt that
they could expand the role of the J.C.R.A. to bim@ regulatory function for social
housing within that brief and that is where we wefl® be clear, Deputy, there was
never ever any question that the Housing Departroeuld regulate other housings

trusts. It simply was never set up to do that.

The Deputy of St. Ouen:

| am interested to explore that further becausehexe housing laws. We had a
Housing Committee and then we moved on to a HouSegartment with a Minister

that was tasked with and given responsibilitie®essed with housing. It was not
simply just as a provider of social housing. Itswar more than that and | do not
understand (and perhaps you can help us) when agdivat view of the Housing

Department has changed to becoming: “We are jypsbader of social housing and

nothing more.”

Deputy S. Power:

The Housing Committee in its day was never mandaie@gulate those trusts that
were set up post-1992; that is Jersey Homes Talststians Together and Les Vaux
Housing Trust. Therefore, if one of those 3 trusasl a ground-floor flat that was

fully capable of housing somebody with a disabjlityith all the proper areas of

circulation and access with bathrooms and the wtiotey, and they let it to an able-

bodied person there is no mandatory authority anlgtand that can tell that housing
association or that housing trust: “You are lettthgg unit of accommodation in an

inappropriate manner.” There is no regulatory arty to do that and the Housing

Department has got no mandate over any of the & bibusing trusts. So the answer
to your question is, it was set up without any fatpry control and the Housing

Department was never mandated to be a policemanprigate sector housing

associations or trusts.



Senator A. Breckon:

Can | come back to the points that James made dbeut points. Point 1 was that a
new strategic housing unit is developed to devealdpng-term cross-tenure strategy
for housing (so that suggests it is public and gigy to promote the supply of new
homes and to address issues of affordability. tFbmns into that. It talks about: “A
new affordable housing regulator is establisheédrsure that tenants’ best interests
are protected and that the public investment inrdéble housing delivers value for
money.” That is what it is saying. That involM@lsnning, Treasury, Health, elderly
housing, the public and the private sector. Howearth is one person or one person
or one thing going to do that when we cannot dwiw? | mean what is it going to

do?

Deputy S. Power:
If | address my comments specifically to the retpriaside, at the moment there is no

regulation. The proposal is to have a regulatotharity.

Senator A. Breckon:

What are you going to regulate?

Deputy S. Power:

| think what will happen is that there will be ayudator or a regulatory mechanism so
that that person or persons within a competentaaityh(l have suggested it could be
the J.C.R.A.) will have a mandate to inspect amdmemend and regulate the leasing,
the transactioning, of public sector accommodatiamd private rental
accommodation, both within the publicly-owned stawfkHousing and the private
stock of housing trusts, to ensure that the gateveag consistent across the whole
social housing sector and that there is no ineguali terms of one organisation
allowing people who are able-bodied, as | have ,s#d live in a unit of
accommodation that may be appropriate for somerotyyge of person with a
disability and to make sure that the gatewaysriooine support, eligibility, common
waiting lists, all of that stuff, are done properlpt the moment there is none of that
and there is no mandate for any authority, competerotherwise, to do it on the

Island. So we have got a problem.
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Senator A. Breckon:
How does a regulator make a judgment about a psrdability, for example, about

the priorities?

Deputy S. Power:

| am not quite sure how | would answer that, bdblknow that there are units of
accommodation on this Island in the control of @iertorganisations and they are
designed for specific uses and they are not besed tor that purpose. There are also
organisations, and | have a number of specific gptesn where people are in gainful
employment, have a reasonable salary or wage agyl dre occupying units of
accommodation that should have been allocatedrt@lsody who is in greater need.
So there are issues like that.

Senator A. Breckon:

That is another issue, because sometimes they dgatveowhere to go. We are
talking about establishing a strategic housing.u8it this is somebody who is going
to really fly the flag for things to be done. Hal® they get over this quagmire of
States departments and making things happen? “emiioned Property Holdings.
We have got Planning. We have got the Treasurg h@le got whatever. How are
they going to deal with all of that?

Deputy S. Power:

If you form a housing association you immediateasafe and divorce any reporting
to Property Holdings or to Treasury because youl Wwdve an independent
organisation that reports to a Minister or, mostlly, an Assistant Minister and that
Assistant Minister will report to another Ministenost likely a Chief Minister from
what | am reading. That political responsibilitylweport back for the regulation of
this new entity. So it will be quite separate frdneasury.

Senator A. Breckon:
But you have just said they are not accountable.

Deputy S. Power:
| do not think | said that.

11



Senator A. Breckon:

Well, if you are talking about allocations policyor example, they are not
accountable to anybody. So we have set them up.h&Ve given them millions of
pounds in subsidy and they are not accountableu nimght remember there was a

committee of inquiry into allocations policy andusings trusts.

Deputy S. Power:

Yes.

Senator A. Breckon:
So how does all this fit in with thidhite Paper and making things better for people?

Deputy S. Power:

| think the Housing Transformation Programme walvh to set up the regulatory side
of this in far greater detail than what you areidithg to. So the housing regulator,
whether it is J.C.R.A. or whether it is a free dgi@one operation, will have a very

specific set of terms of reference.

Senator A. Breckon:
Then why can we not just have a service level ageed that says to somebody:
“You are an agency. You will deliver this and dw deliver this we will give you

some money. If you do not, we will not”? Why de weed regulators?

The Deputy of St. Peter:
| think perhaps these questions might be bettecthd at the current Minister, unless

you are happy to answer.

Deputy S. Power:

There are a number of large pieces of legislatian will have to govern and regulate
housing: social housing, affordable housing andhal different types. When | talk
about affordable housing, we are talking about mgu$or the over-55s. You are
talking about various versions of Homebuy. You araybe talking about shared

equity. You may be talking about different typesl dhat whole remit and gamut of

12



affordable housing has got to come in under someo$agegulation. At the moment

there is none and | do believe that there has tedpation of these different housing
trusts, the proposed housing association, the terivental sector and the Lodging
House Association. It is something that | have tead concerns about for a number

of years.

The Deputy of St. Peter:
What do you think about the current debate reggrdie location of the strategic
housing unit? Should it, in your view, be withimetChief Minister's Department or

Planning or Social Security?

Deputy S. Power:

| have reservations, serious reservations, abodhefu concentration of political
control and this burgeoning growth of the Chief Miar's Department. In my view,
where we are today with this global recession,adwusing and affordable housing

is more important than ever, including the areahaxee talked about.

[11:30]

| seriously worry about it being lost and the po#t responsibility for this area,

which is a key area of the States economy. Mamnynpeople cannot afford to buy,
so they need to be looked after and we will haveextpand the stock of social
housing, in my opinion, and I think it would be ery bad idea to have control of this
area within the Chief Minister’s Department. lualéd to it last week in a question in
the States again. | tried to amend the ContrdlVofk and Housing Law last year,
that it did not go to the Chief Minister's Departmiethat you had a reinforced
Minister for Housing. | still am of the view thttere should be one political entity in
the Council of Ministers that takes direct politiead specific responsibility for all

social housing, including what we have just talldsbut, and for population and

migration.

The Deputy of St. Peter:
So you do not think it sits happily within the SaldPolicy Unit?

13



Deputy S. Power:
No, | do not think it sits happily within the SocRolicy Unit and | think the Social
Policy Unit has a number of grey areas that neeldetaefined before it progresses

even further.

The Deputy of St. Peter:
Thank you. If we go back to your tenure as Mimistied indeed as Assistant Minister,
the Whitehead Report was published during that time. What was youpoese to it

at the time?

Deputy S. Power:

If you remember, Dr Whitehead recommended 4 optiorthe Housing Department.
The first one was do nothing and the last one wdsetd towards association status
and there were 2 compromise options in betweere eéSkentially gave us the kind of
direction that | think we needed in that part of020as to where perhaps this
organisation that was stuck under what | call thieeyof Treasury needed to progress
itself. The options were quite simple: we eithietysas we are and go cap in hand to
the Treasury Department all the time for mainteeaaied repair work and for funds
for maintenance and repair work when £23 milliorttef Housing Department’s cash
flow of £35 million automatically went back to Hong anyway, which caused the
problem in the first place. So we were dealinghwat ridiculous situation. The
Whitehead Report really was a pathfinder as to these were the pgtibat could be
considered at the time. She pointed out a numb#hrimgs that were incorrect, that
were not right within the process, and we took saftnat report and carried it into
H.T.P. in 2010.

The Deputy of St. Peter:
Do you think it is now, as H.T.P. stands, a godbtkcgion of theWhitehead Report?

Deputy S. Power:

It reflects some of it. H.T.P. as it stands atri@ment is a composite of some of all
the parts; of some of the mistakes that were mad®06-2007 and indeed mistakes
that were made going back to 1992. | think thead®pent and the team at Housing

are now addressing mistakes that were made frorB @99
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The Deputy of St. Peter:
Would you like to elaborate on what mistakes weeglenand why over such a long
period of time?

Deputy S. Power:

| have already referred to it, so | will be brieThe main mistake was the lack of
regulation of housing trusts. The other mistakéhes fact that the funding that was
provided to the housing trusts from States departsperom Treasury, letters of

comfort and so on, in actual fact caused a majemuarhage of the cash flow that the
Housing Department had and that is when, rightutjnothe 1990s and early 2000s,
huge amounts of funds were withdrawn from the HugydDepartment and were

allocated to the trusts. One specific example fgefioy time was the redevelopment
of Le Coie Hotel. The whole programme and the whwbject was managed by the
Housing team. The cost of the site plus the derent of the site was £22 million

and it was handed to Le Coie for £8-9 million, as &s | remember. That simply
should have been a Housing Department project.relivas a litany of mistakes that
were made because there was no regulatory struoctvodved and one mistake

compounded another in terms of funding of the &uiie damage to the Housing
Department’s cash flow and the lack of a regulatmygly to police what the housing

trusts were doing.

Senator A. Breckon:
Another thing you touched on, as you were mentighiefore, was the fact that, apart
from the original allocation as well, Housing didtrretain any allocation to trust

properties after that happened as well.

Deputy S. Power:
Yes, that is right.

Senator A. Breckon:
So if there were tenants with social problems diiadities, the trusts did not want
them and they were doing some stringent finandiacks of people. | am sure you

found that in your time as Minister.
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Deputy S. Power:

When | worked with you, Senator, | spent quite teobtime going to the Petty Debts
Court defending recent arrivals on the Island whergcrupulous landlords (you have
done the same type of thing) were allowing somebmody an unqualified unit
accommodation, throwing them out after 12 weeks mmidrepaying their deposits.
That is still going on. | have a case at the mdmath a Polish couple who have
been kicked out after 12 weeks and we are goirguot to get their money back. All
of this stuff should not be happening in 21st centlersey. People who are at the
bottom of the economic ladder do need some proteend they do need some help.
The system that evolved from 1992 on has not pealitiat security and | keep going
back to the fact that we do need a strong reguylator

The Deputy of St. Ouen:

But why? What we want to try and get to is why tegulation has not been
introduced. We have a recognised Government dapattand body that is able to
deal with housing matters and bring forward regotato the States for approval.

Why have these matters not been addressed? Whheka the barrier?

Deputy S. Power:

It is called a lack of political will and the reastor this is classic in the moving of the
social housing function to the Chief Minister’'sioff. They will extinguish a seat at
the main table. They will extinguish the ministéérseat at the Council of Ministers.
The answer to your question is almost rhetoricahat there is not enough political
Brownie points. There is not enough political weigeen given to the significance
and the importance of this role within the sociabcture of Jersey and that is the
problem. That is why | think it is so essentiabttha Minister with specific
responsibility for social housing, affordable hawysiand population and migration is
reinforced by a restructuring of the Council of Miers. It is a priority that we will
lose unless the States deal with this and it vathe up. It will come up if not this
autumn, early next year in terms of political resgbility. So the answer to your
guestion, in my view, is there has not been thatipal will to reinforce the
importance of this area of States political resfolity. We were close to it at one

stage last year in terms of the Control of Work &twlising. | tried to amend it so
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that it there was specific responsibility for thenMter for Housing taking it forward

and that was defeated, but | may have anotheraghit

The Deputy of St. Peter:

Thank you. A few minutes ago you mentioned thdecgé money that Housing pays
the Treasury, who transfers the money to incomep@tpwho pay out income
support, which pays the Housing component. Whatyaur views on that cycle and
do you have any ideas for alternatives?

Deputy S. Power:

Of the £23 million that is transferred annuallyTi@asury, not all of it goes to income
support. That is the first point | would make. iBoome support is a function of the
Social Security Department. The Housing Departn@nthe housing association
provides a unit of accommodation that provides eede home standard for those
people that need decent homes. That is what thesirigp Department does and it
does it reasonably well. Now that the major isduege been addressed from 2007 on
in terms of funding that, there have been huge awvgments in the quality of
accommodation. There are still units of accommiodathat are not acceptable, but
they are working on that. The Housing Departméoiugd really be able to control
more of its income and the relationship betweesnd Social Security is a separate
matter. That is a social security provision, toyile income support and the housing
component of that. That should not take away fritve ability of the Housing
Department or the housing association to use mssr® maintain its stock and to
expand its stock. One of the things that reallynes me with the move towards the
association is | do not want a situation (and iswlae subject of some discussion)
where the stock of Housing is transferred with btden other words, if the public
own 4,600 houses and flats there in that configamatwe must not transfer those
4,600 houses and flats into a new body owned bytidic but with a £200 million
debt or £300 million debt as some sort of ransaip b buy out the £23 million a
year. That was something that we were very comckabout in 2009-2010 and it is
not clear in thé\hite Paper as to what will happen.

Senator A. Breckon:
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Are you saying there, Sean, that we need to stepdholving door between Social
Security, Housing and the Treasury so that theatentome is, like the trusts do,

used for what it is supposed to be?

Deputy S. Power:

Yes. |took a look at some housing associationatsodhen | was there and | did one
subsequently. | went to the northeast of England laoked at Gateshead and a
number of housing associations up there and thayotldo it that way. The housing
association is a standalone deal. It builds hqusesaintains houses and it houses
people for Newcastle, for Gateshead, for all thggsed cities up there, and then they
are reimbursed by a bigger fund, which is theiriaosecurity fund, which is the
National social security fund. That is how it werkp there, but they do not take their
rents the way it is done here. Likewise in Nontheeland, | looked at the Northern
Ireland model which comes under a Social DevelognMmister, and it works
perfectly well there. Health and Social Securstyrierged in Northern Ireland. The 2
departments are merged and the housing associaemnheir funding from that
department rather than their rent going out sttaégiay. So there are different ways
of doing it and the way we do it is not a good wdywould like to see the housing
association cut completely free, completely in geasf its own resources and its own
cash flow, and then, when it is cut free, thataesl not get separated with a £300

million or a £400 million or a £200 million debt.

Senator A. Breckon:

Just a question then, Sean; how would you seegiecy or housing association (call
it what you will) being accountable? At the momém tenants have access to the
department. If things do not work they can seghrasentation through C.A.B.
(Citizens Advice Bureau) or through one of us. ¥da go to asking questions of the
Minister in the States or whatever. If you takeagvall that how do you see the
agency being accountable so that it is transpaeahtt still works the same from the

client’s point of view?

Deputy S. Power:
| think the structure of this association to bedset have somebody with political

responsibility for the overall thing, which is thHeusing association, so that the
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person may then have some responsibility for reégula There would have to be a
board of trustees, that would be political; it webdde professional, from outside the
States remit; and some tenants. It has to havesStanants or tenants of the trusts, of
the housing association, as part of that who faedlihat would not be too dissimilar
to what happens now with the States Tenants For@ne of the things that has
happened in the last 4 years is that each indiVidoasing estate is encouraged to
have its own forum and they feed into the departnaenl lan Gallichan, Carl and
particularly Dominique go out and listen. | dichamber of those when | was there
and they are very rewarding experiences. You awget somebody who will say:
“The dustbins are not collected on the proper day;,”“The dustbin men are too
early,” or: “My neighbour scrapped a transit varivbu always get that, but the vast
majority of people never appear on the radar amg geateful and then when we go

out and meet them they are happy to meet us. \Baouild be a development of that.

The Deputy of St. Ouen:
Much has been spoken about the development of sifgpstrategy, which is a long-

term focus. Where can | find the current housingtegy?

Deputy S. Power:

| wish you wouldn’t ask me questions like that, DBp because they seem to be lost
somewhere halfway between the Minister for Plan@ind Environment, the Minister
for Housing and the Minister for Treasury and Resesi and | am not completely au
fait. There appears to be an impasse in termsoef fousing strategy is brought

forward in the next significant period of time,&X0 years.

[11:45]

There is a great need to expand the stock of sboizing. There is a great need for
affordable housing. We are a year on since weoygplrthe Island Plan 2011 and yet
there is absolutely not a single sign, apart frdm Parish of Trinity, of any
development of affordable housing, first-time-buyeyusing or gateway housing
coming on stream. That is a very serious issuee dnswer to your question is, the
housing strategy, which is a joint responsibilitiy tbe Minister for Housing, the

Minister for Planning and Environment and the Mieisor Treasury and Resources,
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at the moment is not working and, as a result af, thdo have reservations about the
Island Plan 2011 working. So there is a wholeeseof problems built in there that
will have to be resolved.

The Deputy of St. Ouen:
So you are saying forget about the housing strai@gthe future; there is not really a

strategy in place at the moment?

Deputy S. Power:
No.

The Deputy of St. Mary:

There appears to be a total lack of co-ordinatietwben the present Minister for
Housing and the Minister for Planning and Environindt seems quite obvious if we
could get them to work together in order to co-oade the cheaper end of the housing
market, we could certainly do away with a lot oé tbroblems that we have at the
moment, which are adding to the costs, and theldoeasily be alleviated. How do
you feel we could move forward with that, to geerthto communicate and work

together?

Deputy S. Power:

The competent authority with regard to the planningction is the Minister for
Planning and Environment and that department. sHeorking to an Island plan that
was approved by the States in 2011. The provisidhat Island plan for H1 and H3
sites is unworkable, in my opinion. | cannot cominan the relationship between the
Minister for Housing and the Minister for Planniagd Environment because | am
not aware of all of the factors that you may beraved, but | do know that nothing is
happening. In my opinion, is that, because ofréoession the demand for affordable
housing, first-time-buyer housing, is being heldogezause the banks are not lending,
what will happen (and | am sure it will happenjhat when the brakes are taken off
there is absolutely no supply here. There is mplsuof affordable housing of any
kind. The formula within the Island Plan 2011 tot phe onus on developers to
provide a percentage of affordable housing withieirt development brief for

distinctions between affordable and non-affordatd¢egory A and category B, is that
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developers are simply not developing. They aredegtloping. | am chairman of the
Planning Applications Panel and | have not seenapication yet for affordable
housing come near the planning process in the alemgsar that the Island plan has
been passed. So there is a combination of faatos®rk which are inhibiting supply.
Houses can be built in an affordable manner ifsites are made available, if the sites
are more affordable, if the Minister for Housingshthe ability to fund the
development of those sites and if the Minister Réanning and Environment will
approve those sites. At the moment those 3 dyrsarie not working together and
the result will be that there will be no supplyi tlere is absolutely no reason why it

cannot be done. It can be done, but it is notdodome at the moment.

Senator A. Breckon:

Can | ask you a general question, Sean? We talltatarious papers and whatever
else but, in your opinion, going forward what diface in quality, housing
affordability (you have touched on that) and avalisy do you think thisWhite
Paper will make? We need to do something, but is thesnd will it focus on those

issues?

Deputy S. Power:

| think it will. The Housing Department is goingwhere with its current status as a
department. It simply cannot operate under Stan@irder 168, which is that every
single financial transaction it carries out has tgohave the approval of the Minister
for Treasury and Resources through the Propertdikigé Department. It is simply
unsustainable. Allied to that is the fact that éineount of money it pays out annually
to Treasury directly is unsustainable. So the HamuBepartment is going to languish
in no-man’s land unless something is done. Theéwayg forward is to cut itself free
from Treasury; be an independent organisation wheran borrow money, where it
can develop, where it can be responsible, whecanthave a board of trustees that
will direct it to the areas that it needs to operabhd where it is answerable to a
Minister and ultimately to the States Assembly.aflis the way forward. It remains
to be seen how we deliver that, how it is deliverédjo back to what | say; that the
provision of social housing and affordable housaitgoss the Island has not had the
political importance attached to it that it shoblve had and we have seen this mess

develop for 20 years.
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The Deputy of St. Peter:
What do you think of the fair rent increase thgtrisposed in the H.T.P.?

Deputy S. Power:

The aspiration is that all social housing undeteStawnership would come up to fair
market rents. | simply cannot see how that is gaanwork. The size of the private
rental market is disproportionate in Jersey. Tikhe ef the private rental sector is too
big compared to other jurisdictions; if you compatrd¢o the U.K., the south of
England, the north of England, Northern Ireland #reRepublic, it is just too big. |
think what we need to do is to create a stock ofaddousing which is affordable and
to expand that stock because the other mistakeméimtmade in the early 1990s was
the private sector housing rebate, where we paidldads a subsidy every month to
house people that the Housing Department and thsitng trusts cannot house.
Because of that, the private housing sector exghadd it is disproportionately large
on this Island and home ownership is low. So whamneed to do, in my view, is to
create a situation where we reduce the privatearesgctor and increase social

housing stock and home ownership.

The Deputy of St. Peter:
Sorry, when you said that the public rental mavkas$ too big, you meant the private

sector?

Deputy S. Power:

The private.

The Deputy of St. Peter:
| see, thank you. Why do you feel that the renicgdias led to this lagging behind?
You mentioned earlier that rents in the social ihayisector are now 25 or 30 per cent

below those in the private sector.

Deputy S. Power:

Yes.
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The Deputy of St. Peter:
Why do you think that has happened over the time?

Deputy S. Power:

It has evolved over a period of time. One of tr@mreasons was that the condition
of some of the housing stock was poor, so theydcoat charge the kind of rents that
they wanted to charge. But if you look at othertees such as the areas | have talked
about, public rental is always behind private sectmtal. | visited the Isle of Man
and their public housing stock is slightly lessrtlmaurs but it is about a third to 40 per
cent of the fair market rent and that is where peape given social housing and the
cost to the taxpayer is less because it is stredtur such a way that that is, in my
view, a more equitable system. So the aspirabogotto fair market rents across the

whole stock of housing, in my view, will not work.

The Deputy of St. Ouen:
Can you explain, during your time especially witle tHousing Department, the
reason for not increasing rents and why? What wezeconstraints that stopped the

department from increasing the rents to mirror tidahe private sector?

Deputy S. Power:

There were rent increases annually. There wereimereases which were standard
across the board. The vast majority of those Were on income support, it was
picked up by the Social Security Department. Thbsé were on full rents and were
not on income support, there was an extra increasige time | was there for them
and about 25 per cent (it may be slightly less @hinbe slightly more but about 25
per cent) of social housing tenants pay full rehthave got no problem with them
paying full market rents because they can affordTihe answer to your question is
that there have been rent increases, but it hasyalVegged behind fair open-market
rents and the reason being that most of the pespie there for a specific reason;

that they could not afford open-market rents.

The Deputy of St. Ouen:
What is the impact of raising rents within the pt&r sector and the way we fund that?

Is that an issue that needs to be addressed?
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Deputy S. Power:
When you say “raising rents”, you are talking abibwt private rental market?

The Deputy of St. Ouen:

Yes. In other words, if Housing goes to a fairtaéwvalue, we know that tenants are
accommodated within the private rental sector asjyst mentioned. Are there any
issues relating to increasing rents that would ichjgirectly on Housing with regard

to the relationship of the private sector rentingiagements?

Deputy S. Power:

| do remember one exercise on increasing thoseatieapaying full private rent and
the view was that we would lose some of them, eithey would be encouraged to
buy or go out into the private market, and thatweeild free up some stock. 1 think,
from what | remember of those days, there was pimad®n within the department to
increase rents to those that were paying full réetsause we were aware of people
who were paying full rents that really it was ineggriate for them to be in Housing
Department stock. These would be people that we aware of, that seemed to have
high-profile expenditure and that seemed to havet af net disposable income in
terms of the cars that were outside the housegdwsi abroad and that kind of thing.
So we were aware that if we did increase some aif gbctor up to full market rent,
which is what the question was, that we would pbbp&ee up some stock. But then
there was another counter-argument that we neeastad of these full market people
to pay for the other stuff and when | left, at tetdge, the final exercise in how we
would do that ... | was not part of it afterwardg bdo believe that there are people in
States housing that should not be there and thaldmMoave been an exercise in

freeing up some of the stock.

The Deputy of St. Peter:
Thank you.

The Deputy of St. Mary:
Do you feel that perhaps, because of that situajeng on, people should be means

tested?
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Deputy S. Power:

| do. One of the problems we had with the datdagateon and the move from parish
welfare to social security support is that the Hiog®fficers have no data on people’s
financial means. Therefore, the Housing Departnemot able to access people’s
financial data, which changes every year. So aibalgl | think States tenants and
housing association tenants and trust tenants dglii@umeans tested because there are
people on this Island who are being inappropriatetysed, that should be either

buying or in the private rental sector.

The Deputy of St. Mary:
So that adds weight in order to introduce a regulat

Deputy S. Power:
Yes.

The Deputy of St. Mary:

... which could do the dual purpose.

Deputy S. Power:

| do not know if the regulator would do that. Irtk there should be a mechanism
right across the housing sector for a gateway ligibdity and that is the standard for
the housing association, the trusts and anyone iwhan income support or any
landlord that is being paid a rent rebate for am¢hat would be in the private sector.
There should be a standard gateway that shouldimenestered by one regulatory
authority. So instead of a woman or a couple gtanidpe Housing Department or the
trust, they would go to one central applicationtesyswhich would be administered
on behalf of the whole of those involved in sodmausing and they would then

allocate. That would be the assessment.
The Deputy of St. Peter:

| am conscious of the time, which we have run dutbat thank you very much,

Deputy Power, for coming to see us today and farr yeery helpful submissions.
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You have brought up a lot of interesting pointsr¢hand for that | thank you. | now

close the meeting.
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