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Foreword
David Orr
Chief Executive
National Housing Federation

I welcome the opportunity to write this Foreword to ‘Forging Futures II’ as it represents a valuable
contribution to the ‘Hothouse’ debate set in motion by the National Housing Federation in 2013.
‘Forging Futures II’ looks forward to 2033, as the Hothouse debate has done, seeking to envisage the
future of the home, housing, health and social care, rural housing, the inner city, and the economic
contribution of housing associations.
It is a pivotal time when housing associations need to decide their own future against a difficult
economic and housing backdrop. We are coming out of a prolonged and deep recession that has
seen public debt rise and investment in housing fall. The need for affordable housing across the country
has rarely been greater nor has the role of housing associations in meeting housing need been more
crucial. So the Federation’s ‘An Ambition to Deliver’ publication sets out what we can do to meet the
challenges of the future. It’s about what we can all do together to play our part to solve the country’s
housing crisis. It shows how housing associations large and small can build more homes and
communities. And, above all, it challenges us to set bold ambitions for ourselves, while working in
partnership with others.
Our vision recognises that we are independent social enterprises – some of the biggest, longest
established, deep-rooted social enterprises in the country. All of the surpluses we make are reinvested
in new housing development and local services. Our investment is for social good as evidenced by the
£750m we invest annually in communities to support employment and training, improve health and
wellbeing, tackle poverty and to enhance life chances.
By 2033, we want it to be a universally accepted truth that ‘if you want a great place to live, come to
a housing association’. Given the right environment, housing associations could own and manage
more than double the number of homes by 2033 than we do currently. This would mean our reach
and reputation would be even greater than today. The Matrix Housing Partnership has already set out
on this ambitious journey.
‘Forging Futures II’ makes a significant contribution to the debate about what 2033 holds for housing
associations. It places the deployment of new technology at the centre of new housing development.
It envisages a promising future for both inner city and rural housing with localised service delivery
utilising a range of approaches, including mutualism providing greater control by communities.
And it rightly sees housing associations as economic powerhouses creating value nationally,
regionally and locally with more involvement in business and employment creation, health, care and
support and community development, as well as housing. For these reasons, ‘Forging Futures II’ is
a visionary document and does great credit to the housing associations that make up the Matrix
housing Partnership.
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Introduction
Mike Pritty
Chair
Matrix Housing Partnership

I am proud to write this Introduction to ‘Forging Futures II’ to mark ten successful years of the Matrix
Housing Partnership. The following is partly a follow-up to ‘Forging Futures’, which was a book we
launched in the early days of Matrix to showcase our strategic thinking as a dynamic new housing
partnership. ‘Forging Futures II’ builds on some of the reasoning behind the first publication. However,
it is a more focussed document consisting of five thematic essays that look twenty years ahead to
dovetail with the timescales set by the National Housing Federation in its Hothouse debate 2033.
We take our lead from the NHF’s proposals in ‘An Ambition to Deliver: Housing Associations
Unbounded’: especially in terms of seeking to control our own destiny in providing affordable housing,
delivering community-based and VFM services, deploying ground-breaking technology, and creating
significant economic and social value in both urban and rural locations – forging our own future in fact.
Social purpose remains front and centre in our mission but we recognise the pressures on public
services arising from the financial crisis, demographic changes, globalisation and climate change.
Picturing what our future operating environment will look like, and how we can shape that future for
the better, is the essence of ‘Forging Futures II’. The publication’s five essays, which are authored by
fifteen contributors from Matrix with support from the Human City Institute think-tank, of which I am a
Trustee, have been compiled to stand alone. Yet it is when they are brought together that their
combined strength emerges to describe how the Matrix Housing Partnership, alongside its funders,
partners and stakeholders can help shape a brighter future for residents, our communities, the economy
and our planet. The overview by Dr. Chris Handy, Chair of the Matrix Strategy Committee and Chief
Executive of the Accord Group, offers a powerful synthesis of key messages from the essays and
underscores commonalities.
I would like to thank the contributors to ‘Forging Futures II’ including Dr Chris Handy; and alphabetically:
Jas Bains, Chief Executive, of Ashram; Sean Coughlan, Board Member of WATMOS Community
Homes; Ron Dougan, Chief Executive of Trent and Dove; Tom Hopkins, Chief Executive of WATMOS
Community Homes; Ian Hughes, Chief Executive of the Rooftop Housing Group; Nicola Inchbald,
Chair of the Rooftop Housing Group; John Jackson, Chair of Trent and Dove; Anthony McCool, Director
of Trident Reach; John Morris, Chief Executive of Trident Social Investment Group; Abigail Robson,
Chair of Trident Housing Association, Alan Yates, Executive Director of Regeneration for the Accord
Group; and David Williams, Director of Health, Social Care and Support for the Accord Group.
Together we have forged a powerful vision for a better future in which the Matrix Housing Partnership
will play a key role.
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Overview
Dr Chris Handy
Chief Executive
Accord Group

Introduction
‘Forging Futures II’ is part discussion of topics and key issues close to the social purpose of the Matrix
Housing Partnership, part evaluation of the approach and activities of Matrix over the last ten years,
and part looking twenty years on. ‘Forging Futures II’ also dovetails with the Hothouse 2033 debate
set in train by the National Housing Federation in 2013. ‘Forging Futures II’ is partway to being a sequel
to ‘Forging Futures’ written earlier in the Matrix ten year history and partway helps us celebrate our
tenth anniversary in 2014. It is based around the views of key people within Matrix drawn from our
boards of management and our executive teams captured in five essays. Its subtitle is ‘shaping homes,
places and services’ which are the fundamental concerns of the Matrix partners.

About the Matrix Housing Partnership
Before providing a short overview of what the five essays have to say, a little about us. The Matrix
Housing Partnership comprises the Accord Group, the Rooftop Housing Group, Trent & Dove, Trident
Social Investment Group, and WATMOS Community Homes. Matrix has also delivered housing
development services to the Black Country Housing Group, Nehemiah-UCHA and Tuntum Housing
Association. Together the Matrix partners manage 29,000 homes across the Greater Midlands and
allows partners and their people, residents, service-users and communities to benefit from economies
of scale, joint working and the sharing of best practice and expertise. The Matrix Housing Partnership,
formed in 2004, is a collective covering housing, health, care and support, and social and commercial
enterprises that include BME and mutual organisations, stock transfer housing associations, charities
and companies. Matrix is a top performer as measured by value for money, cost-effectiveness and
social purpose criteria, delivering over £110m of new housing development – a delivery record that is
second to none. The Matrix partners collectively manage over 29,000 homes across the region, employ
4,182 people, have assets of more than £1.2bn and a combined turnover of almost £200m.

Scoping the Five Essays
The five essays review the state of play and potential futures of the home, rural and inner city housing,
health and social care and the economic and social value created by housing associations, their
subsidiaries and partner enterprises. They are quite different in approach and style, and although some
editing and research support from the Human City Institute has helped instil some commonalities, the
essays remain the work of the Matrix essayists.
The first essay, by Mike Pritty, Alan Yates and David Williams, takes a look at the future of the home
mainly from the angle of the applicability of new technology related to changes in usage patterns,
but also in terms of the sustainability of future social housing tenancies, where the concept of the home
is gradually being eroded. They conclude that vertical integration of housing development, incorporating
off-site manufacture and on-site assembly, will be key to VFM construction. Green technology will be
the norm rather than the exception as now to reduce environmental effects and to keep household
running costs low. Flexibility of design, construction and use of space, higher densities and possible
‘pod’ living, more home working, and largely computerised appliances will be the order of the day.
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The jury is out whether greater levels of flexibility, sustainability and technology will reduce or widen
socio-economic inequalities that we see today.
The second essay, penned by John Morris, Anthony McCool and myself, concludes that whichever
government is in power in twenty years, it is highly likely that there will remain pressures on the public
purse to provide quality housing, health and social care. Demographics and increases in costs of
providing services will require greater integration of housing, health and social care, partnership
approaches, pursuit of innovation and deployment of technology. Delivery of integrated housing, health
and social care, linked to tackling neighbourhood-based poverty and disadvantage will probably be
via a mixed economy of public, private and third sector agencies which will have to both compete and
co-operate to improve public health and reduced inequalities. Housing associations will (hopefully) have
evolved over the next two decades to meet this challenge.
The third essay has been written by Ian Hughes, Nicola Inchbald and John Jackson, focussing on the
future of rural housing, which makes up about one third of the housing stock managed by the Matrix
partners. Matrix is seeking to help rural communities achieve a positive circle of life with sustainability
of housing, the local economy and environment at the centre of its work, and supporting a countryside
where people of all ages and background can live. Key to sustainable rural communities are facilities
such as village halls, post offices, pubs, schools and transport links to nearby cities and towns. More
affordable housing is vital in rural settings if market towns and villages are not to become the sole
preserve of wealthier groups. The Matrix partners need to act as community hubs, providing a range
of local services. Applying technology to improve sustainability, connect rural people digitally to the
global economy and providing other services as local council and private services retrench – such as
low-cost fuel and food – will need to be explored to enhance the sustainability of rural communities.
Written by Jas Bains, Sean Coughlin and Tom Hopkins, the fourth essay explores the problems and
possible futures of our inner cities, where the majority of Matrix housing is located. Our inner cities are
increasingly fragile as the post-war welfare state is eroded. The world is becoming more and more
urban with regional and mega cities due to become the norm. And they are more divided.
Precariousness is the new normal for most inner city residents with a rising cost of living, welfare reforms
and the advance of low paid and zero hours work chipping away at an already low quality of life.
Yet housing associations, especially those committed to a community focus offer hope and practical
support including jobs, education, training, and opportunities to start or develop enterprises. Housing
associations, especially WATMOS and BCHS offer mutual solutions to inner city problems through
management of housing and community assets. Innovative business models underpin new forms of
multi-purpose, productive civic space. And inner city resilience will require a shift in how housing
associations perceive their role in enabling change, and their capacity to adopt and stimulate.
The final essay by Ron Dougan, Abi Robson and myself, envisages that the impact of social landlords
will expand as they grow as a sector, as individual social enterprises and as their repertoire of
businesses activities develops to encompass commercial as well as social concerns. The overall
economic impact of social landlords such as the Matrix partners is set to grow appreciably over
the next twenty years – we are already an economic powerhouse with a £481m per year impact on
the Greater Midlands economy – through their investment in housing and community infrastructure,
their development of new enterprises and their purchase of existing ones. They may expand more
into manufacturing, finance and associated sectors. Technology will improve our reach to residents,
service-users and communities as we reinforce our vital role as community hubs. The Matrix Housing
Partnership will continue to grow as a driver of macro-economic growth and as a creator of
social value.
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Conclusions
So what are the key themes we can take from these essays? Firstly, affordable housing is a pre-requisite
of health, wellbeing and flourishing communities in all locations – whether rural or inner city. And the
plentiful supply of affordable housing is key to a dynamic economy and well-functioning housing market.
Secondly, Integration of housing, health and social care is paramount to tackle long-term demographic
trends, the rising costs of the welfare state, inequality and to enhance life chances of social tenants
and neighbourhoods. Thirdly, housing associations have considerable economic leverage to improve
lives and life chances, investing in communities and creating social value for the long-term.
Fourthly, we wield impressive technology to support a fairer and more connected economy and society.
Fifthly, we are committed to community sustainability and will deploy technology, our assets and the
skills of our boards and staff to achieve our social purpose. Finally, there are few other partnerships
with the variety, diversity and reach of Matrix. Our current and future contributions are unique.
Clearly, ‘Forging Futures II’ shows that housing associations and their subsidiaries and partners can
shape homes, places and services to forge a better future. That future will inevitably display differences
from those predicted here or elsewhere. Yet much of that future is in our own hands as the NHF’s
Hothouse debate 2033 has concluded. And if housing associations don’t take up the challenges of
the present and the future, who will?
‘Forging Futures II’ provides a stimulating contribution to this debate.
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The Future of the Home
Mike Pritty

Alan Yates

David Williams

Chair
Matrix Housing Partnership

Executive Director of
Regeneration, Accord Group

Director of Health, Social Care
and Support, Accord Group

Introduction
Housing is a key issue for the UK economy and society. Of course, how we live and work has always
been at the centre of human development and a topic of choice for futurologists. But at a time of housing
shortage in the aftermath of a financial crisis, the need for a high degree of both labour market flexibility
and mobility to address globalisation, combined with the impacts of climate change and the potential
of building technology and Information and Communications Technology (ICT), the way that we live and
work is gaining greater interest in policy-making circles. For those working in the social housing field,
like the Matrix Housing Partnership, the erosion of the home in terms of socio-economic sustainability
in the face of welfare reforms, austerity and squeezed tenants’ incomes is also of concern. In this essay,
Matrix considers some of these trends and how they could be addressed over the next twenty years.

Drivers of Future Homes
There are a range of housing, economic and social drivers for the changing nature of the home.
Mounting Housing Needs – If we look at the simple equation of supply and demand we can quickly
understand the basis of the problem. On the supply side, as chart (1) illustrates, we are currently building
fewer homes than at any time in the last 40 years falling from a peak of 350,000 annually to a fraction
over 100,000. Not only do we need to build more homes simply to catch up with pent up demand, we
must also meet the growing demand from two key sources. Firstly, the UK population is expected to
increase from around 52m in 2011 to an estimated 62m by 2031 – an average increase of 500,000
per year. Secondly, the nature of our households is changing with an increase in over-crowding on the
one hand and the greater formation of single person households on the other. The net impact is an
annual requirement of upwards of 300,000 new homes yearly. The coalition government’s housing
strategy ‘Laying the Foundations’ did not set an annual target for the number of required homes in the
UK so the coalition is sticking to the principle of having no set target but lists a range of interventions
to simulate housebuilding. Ed Miliband, the Labour leader has already proposed a target of building
200,000 homes annually.
Chart (1) – Housing
Completions by Tenure
in England (1946-2013)
[Source: DCLG (2014)
Live Tables]
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Of course, in addition to newbuild, there is the opportunity to bring the 1m empty homes in the UK
back into use along with the potential to convert retail units, abandoned factories and farm buildings
back into residential use. However, few have doubts that reclaimed land in cities and towns plus some
extra development in rural communities will both be required to meet this target. Of the total homes
required per annum, 80,000 should be for affordable rent. There are already 1.7m households on social
housing waiting lists and problems with overcrowding and homelessness are worsening. So meeting
the nation’s housing needs will require us to think deeply about how we can produce homes more
cost-effectively, at greater volume and to have built-in flexibility to meet a variety of changing needs
and requirements. As part of the Housing Standards Review that the Department of Communities and
Local Government (DCLG) is currently undertaking, space standards are being appraised. The results
of the Review could impact on how future housing is designed.
More than just a Home – 200 years ago we lived in a de-centralised society where we lived and
worked in our home, where learning and healthcare were also provided. It was the centre of our world.
With the industrial revolution came the centralisation of activities with separate places to learn, work,
socialise and receive healthcare being centrally located, which significantly changed the way that we
use our homes. It required us to commute, placing demands on a growing transport network. We are
now seeing a reversal of this trend. So how we use our homes – from homeworking to home shopping,
e-learning and telecare – is changing.
The Office for National Statistics (ONS) 2014 figures reveal that 14 per cent of employed people – or
4.2m people – now work from home. Almost two-thirds of home workers are self-employed and only
7 per cent of non-home workers are self-employed compared with 63 per cent of those who work
from home. The ONS figures infer that almost three quarters of home workers are in some of the highest
skilled roles in the economy. The ONS also reports that 86 per cent of UK citizens have used the internet
although households in lower income groups had limited access at home. Connectivity to the internet
will be critical to enable the roll-out of telecare, e-learning and other activities such as access to online
banking and low cost retail purchasing. We believe that the development of an ICT platform to enable
the interactive monitoring and information management of homes, including telecare, will prevail.
Alongside, self-employment has increased by 10 per cent since the start of the economic downturn in
2007/08. While this dramatic growth is not replicated to the same extent in social housing, selfemployment is on the rise with about 1 in 20 social tenants self-employed.
Inter-Generational Living – Concealed households, comprising younger people who are unable to leave
home and older people who are being cared for by their adult children, is an often forgotten feature of
housing need. Youth unemployment still remains high and the income level for employed young people
is often so low that it prevents young people leaving home. This is a growing trend. For those from
middle income families, market entry into home ownership is increasingly difficult because of high
property prices coupled with a requirement for higher deposits and more stringent requirements to
secure a mortgage. While Help to Buy is assisting new market entrants many believe it is partly refuelling
renewed house-price inflation. The private rented sector has expanded to meet demand with rising
rents but this is a market in its infancy with some Registered Providers entering the market both as
managers and owners. We need to think differently and learn from examples in other countries.
In Germany many young people live at home until their mid-30s with provision made in the family home
for them to live in a separate part of the house (often an apartment in the roof space) whilst they save
for a deposit. We have also seen examples in Scandinavia where a basement flat beneath the more
traditional family home serves the same purpose. In Freiburg we have seen one bed apartments that
can be joined together if required to form three bed flats. There are also examples of small modular
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homes being provided in the garden of an existing family home for an older relative to use with the
added benefit of onsite support and care from family members.
Co-ownership housing models also allow potential first time buyers who are unable to secure a
mortgage or save for a deposit, to access housing and build-up some equity in their own home,
allowing them to move into the mainstream market at a later date should they wish to do so. Matrix is
developing a Mutual Home Ownership model which will do exactly that.
Housing, Climate Change and Tenancy Sustainability – The way that we construct homes of the
future, their location, the way they are occupied and the way in which community facilities are managed
will all need to change to take into account the impacts of climate change. Housing is responsible for
27 percent of carbon emissions nationally and 33 percent in the Midlands. In 2013 the government
outlined its new definition of Fuel Poverty; a household is said to be in fuel poverty if they have required
fuel costs that are above the national median level and were they to spend that amount they would be
left with a residual income below the official poverty line.
Fuel poverty is chiefly created by a combination of low household incomes and high energy costs and
the impact is exacerbated by the quality of housing, especially the efficiency of heating and insulation.
Since 2003 fuel poverty has grown appreciably reaching 4.2m households in 2010. This constitutes
approximately 12 percent of all UK households. The costs of energy are escalating with a greater impact
for social tenants with an estimated 18 per cent of tenants’ incomes on average being spent on energy.
So for social housing providers like the Matrix partners, which are committed to tackling climate change
as well as improving the sustainability of tenancies, investment in green housing of the future, or green
retrofitting, is a real priority. The key objective is to reduce the cost of heating homes with an intended
consequence being to reduce environmental impact. In addition to the social, environmental and
economic benefits to tenants, a significant reduction in energy costs is likely to reduce the potential for
rent arrears. With rental income being the most significant element of income for Registered Providers
the investment in low carbon homes also makes good business sense.

Homes of the Future
There are a number of key elements we need to explore in order to respond to some of the driver
described above. These include:
Flexible Housing – Homes of the future will need to be more flexible in order to ensure that they can
cater for a variety of household types with the ability to adapt as needs change. Space needs to be
used more flexibly, working space will need to be considered and flexibility could be provided using
construction methods that enable rooms to be increased or reduced in size according to household
size in order to meet the changing needs and requirements for extended families and carers for example.
A key challenge for the Matrix partners, is that existing housing association stock is generally older and
converting these homes is often expensive. There is already a need for a robust approach to stock
rationalisation as part of the Affordable Homes Programme 2015-2018 requirements and this includes
an element of stock disposals, which will enable us to invest in building new homes that better meet
the future housing needs of our customers.
Off-Site Manufactured Housing – With the requirement to increase housing supply and associated
affordability problems along with skills shortages in the construction industry in the UK, there is a strong
argument for a move towards off-site manufactured (OSM) housing. In 2013 the government
commissioned the ‘Offsite Housing Review’ the basis of which was the desire to increase housing
supply through the use of offsite manufactured housing. In early 2014 we have seen the impact of
13
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increasing housing supply in terms of the shortage of construction skills and the supply of traditional
building materials as demonstrated by the brick shortage. This report concludes that:
• What seems abundantly clear is that if there is to be a significant and sustained increase in the
rate of build of new homes to levels above 140,000 per year it is entirely likely that this will need
to be enabled at least in part by a substantial increase in the use of offsite and industrialised
construction methods.
• It also seems clear that real growth in the provision of new housing will need to be driven by a
combination of recovery in the private new build market, expansion of the self-build market, by
growth in the private rented sector and by a substantial increase in social house-building.
• How a significant increase in the size of the social housing sector is to be funded either in terms of
capital or revenue at a time of low economic growth, the necessity to reduce public debt and
declining levels of personal income is a challenge that only Government can address.
The use of OSM has been more widespread in other construction sectors but there is a significant
opportunity for our customers here. The concept of LoCaL homes is not only to manufacture high
quality, low carbon homes, but also to use our significant investment in new housing to generate local,
sustainable jobs. We have trained unemployed, unskilled local people in a very short space of time to
manufacture a high quality housing product. Using OSM there is no need to spend three years training
a bricklayer – we are adding real social value and stimulating economic growth in our local communities.
This is the concept of ‘the town that built itself’ and is a model that could be replicated in areas of
housing growth. We must move to the principle of housing supply comprising high added value
manufacturing providing local employment and economic growth.
Higher Density Housing – Countries such as Japan, with high density populations in the country’s
chief cities, have developed a range of ‘pod living’ for workers and even in some hotels, which are
designed as honeycombs. With over 500,000 homes now housing three generations of the same
family, overcrowding is becoming more of an issue in our own towns and cities. Due to this housing
crisis, living spaces are commanding higher and higher premiums. The cost, size, and ease of
installation, make pods a realistic alternative to traditional home extensions adding flexibility to existing
homes. Whilst new homes may need to become smaller both to meet the cost pressures on new
supply and to meet land values, they can also be smarter. Pocket Homes are already providing small,
market entry homes for first time buyers in London and this may become a necessity to enable first
time buyers to access the housing market adding a lower rung onto the bottom of the housing ladder.
These must be linked to high quality open space. The housebuilders appear to be ignoring the needs
of the first time buyer preferring to focus on their core market for family homes which are essentially
second time buyer products. This market will weaken if products are not developed to meet the needs
and affordability restrictions of the first time buyer market once Help to Buy ends.
Low Carbon Housing and Communities – One of the challenges of low carbon housing is to define
it and then to measure it. We have a variety of tools available to do this including SAP ratings, the Code
for Sustainable Homes and the Passivhaus standard. It is important however to carefully consider what
it is that we are setting out to achieve – do we want a certificate or do we want to achieve certain
outcomes? The concept of the ‘zero bills home’ is emerging as a sensible approach – do we want a
Ford Mondeo that is capable of 200mpg or do we want a Rolls Royce that we simply cannot afford?
We must balance the challenges of building more homes and improving existing homes with the
constraints of our budgets. It is certainly possible now to produce homes that have very low energy
use and that can actually generate their own energy which can then be sold on at peak times to cover
the costs (in deep winter) when the homes use more energy than they generate at these times.
14
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But we need to look beyond the single home to see how a community based approach can work by
both encouraging those living in these communities to participate in community-based projects,
regardless of tenure, using area-based whole house retrofit (or deep retrofit) as a regeneration and
community development tool. Smart grids allow excess energy generated in one home to be used by
another or by a local business and we are conducting live research into the potential to roll this out.
The concept of the People’s Power Station is one where the local community has a stake in their
own local energy generation network – we see this as an exciting opportunity and one that Matrix is
actively exploring.

Freiburg Eco-Town

CASE STUDY

Freiburg is located in the south-west corner of Germany, at the edge of the Black Forest and
near the borders with France and Switzerland. With its large academic community,
Freiburg was an early stronghold of the Green Movement in the 1970s. Freiburg promotes
itself as a Green city – especially in the areas of transportation, energy, waste management,
land conservation, and green economics – and Freiburg has won various national and
international environmental awards. In the areas of energy and green economics, it is
particularly outstanding.
‘Passive houses’ where no active system is needed to maintain a comfortable temperature
are becoming the norm. Super-insulated with foam and lagging up to 30cm thick, a ‘passive
house’ is triple-glazed and externally sealed. Fresh air enters at ceiling level and is sucked
out through a funnel on one wall. The heat from the warm air going out is transferred to the
cold air coming in. Elsewhere in Germany, the law states that every new house built must
waste no more than 75kWh/m2 per year – roughly a quarter of the energy lost from a typical
Victorian house in Britain – but the specification in Freiburg is radically lower.
It is part of Freiburg’s unrelenting quest to be one of the greenest cities in the world, built on
enlightened, energy-saving principles. The city also embraces radical civic and mutual ways
of owning and managing municipal resources. The Matrix Housing Partnership has a close
relationship with the city and is exploring whether some of its underlying principles can be
transferred to the UK.

Social Care and Supported Housing – Challenges face us as social housing providers to meet the
social care and support needs of the UK’s rapidly changing population and aspirations of people
needing social care and support. What’s required is a range of housing and technology solutions that
will meet individuals’ health and social care needs as they age and increases in the number of people
with dementia at a time when there is a question mark against our societal ability to fund traditional
health and social care interventions. To illustrate this point, there are currently 800,000 people with
dementia in the UK and the proportion of people with dementia doubles for every 5 year age group.
One third of people over 95 have dementia, two thirds of people with dementia are women and over
60,000 deaths a year are directly attributable to dementia. Delaying the onset of dementia by 5 years
can reduce deaths directly attributable by 30,000 a year. The financial cost of dementia to the UK
currently run at £23bn with over 670,000 carers taking the strain and saving the UK Exchequer over
£8 billion a year in care costs.
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As social housing providers, a first area that we need to tackle is building general needs homes that
are fit for purpose for an aging and more fragile older population. New design needs to concentrate
upon features that enable flexibility of use and can be easily adapted to meet people’s changing needs.
The ability to fit ceiling track hoists, wider doors able to take a wheelchair, ability to fit sensors within
the environment, the ability to extend easily in terms of being able to fit bathroom pods, flexible room
usage able to move bedroom downstairs if stairs become an issue, are all key examples of building
‘homes for life’.
The home for life must include a technology offer. The provision of technological solutions within
people’s homes can allow people to continue living independently within general needs. An example
of this is the use of temperature and movement sensors , which could trigger a call to relatives or
service providers such as housing associations if significant changes were detected. This could be
extended to enable early release from hospital by connecting heart monitors and blood pressure testing
which could potentially be used in the home and results fed back to medical professionals.
We are currently far from this future proofing ambition but if we are to keep the costs of health and
social care to reasonable levels, we need to build-in flexibilities in as much new general needs housing
as possible.
Alongside, we need to design desirable options for older people and those with special needs to move
to when they are no longer able to live independently. A large number of people do not want to live in
a single generational environments, with the trend in building Extra Care and retirement villages, as
many housing associations are now doing, going against the grain of people’s desires. What is needed
is co-production in design between housing associations and their client groups to ensure that multigenerational housing is the result including general and special needs elements to house the young
and old, able-bodied and disabled, the firm and infirm. These are the happiest and most sustainable
of human communities.
Intergenerational housing is a desirable alternative within existing housing settings too. Pod living and
bolt-on bathrooms and ground floor bedroom all provide more appropriate housing arrangements for
service-users while giving freedom and respite for carers. In some cases, cashless community care –
Fureai kippu as it’s called in Japan – involving active older people giving their time to care for others in
order to obtain ‘credits’ which they can use later when they require care themselves in order to ‘buy
back’ the care that they have donated. The approach has similarities to time-backing and community
currencies in the UK.
Where residential care homes persist, we to should revisit their traditional design and care and
support philosophy and service packages. Residential care has an increasingly poor reputation
amongst older people who do not see this as an option of choice but often of last resort. Residential
design often looks and feels like an institutional setting. We need to develop service options that are fit
for the future and meet people’s aspirations. It is also estimated that 80 per cent of people living in
care homes have a form of dementia or severe memory problems so better housing options are
required for this growing group.
An innovative new model currently being explored are Dementia clusters. Specialist dementia care
units based upon clusters of units – perhaps 10 to 15 units each – located around central and
communal facilities. These clusters can then be linked to a central core if required. The focus of the
dementia cluster is about the provision of a home first rather than a clinical setting. Services are
delivered in the cluster in the same way as they would be delivered in the community. The builds are
designed to maximise social contact between residents and meaningful activity, through the removal
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of physical obstacles such as corridors and communal doors. The clusters are about living with
residents involved in every aspect of the running of the service.
The design is flexible and able to provide environments for both residential nursing, as well as
alternatives to hospital admissions and short stay ‘reablement’ services. The utilisation of technology
platforms which link telehealth and telecare, allow individuals to achieve the maximum levels of
independence while remaining safe within the community.

Conclusions
The way that we live in our homes is changing rapidly – we can now live, work, learn and be cared for
in our own home. We need to help young people to access housing and we need to deal with potential
overcrowding and the changing demographics of our population from the increase in single person
households to meeting the needs of older people and those with dementia. We must reduce the costs
of heating the homes that we provide and in doing so we can reduce the impact on the environment
and maximise the opportunities that new technologies can provide for our residents. Above all though,
we need more homes – flexible, well designed, cost-effective to manage – but we must build more of
them in and doing so maximise the opportunities for local people to be employed and local businesses
to thrive in supplying the components that we need to build these homes. Low carbon housing and
low carbon communities will become more common in order to tackle the impacts of global warming
and to keep household running costs low. Flexibility of design, modern construction methods in higher
density environments incorporating more home working and an integrated ICT platform managing a
range of systems will be the order of the day.
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Introduction
After housing development and management, health and social care are the two most important
elements in the work of the Matrix Housing Partnership. The Accord Group is a leading provider of
health and social care services with a major turnover in its care and support division and health
company Direct Health. Trident Reach, part of the Trident Social Investment Group, is a top care and
support charity offering residential and outreach care to those with disabilities and homeless people.
And both the Rooftop Housing Group and Trent and Dove provide a range of schemes for older people,
including a growing Extra Care portfolio and community services for the young and vulnerable.
Matrix provides comprehensive support for dementia sufferers, women and children fleeing domestic
abuse, a range of schemes for homeless people, for young parents, for care-leavers living on their own
for the first time, and people vulnerable to substance misuse. All care and support is of a high quality
with extensive facilities and each scheme is registered with the relevant professional bodies. The
dedicated staff of the Matrix partners ensure that service-users are treated with respect and become
valued members of the community.
The Matrix Housing Partnership see health, care and support as a growing part of its work and is
supportive of integration of housing, health and social care to achieve better outcomes for residents
and greater value for money. Some parts of Matrix, especially Trident Reach, offer a range of services
to homeless people with multiple needs which require joined-up approaches between health, housing
and social care. The following looks at the state of play in integrating housing, health and care. The
Matrix vision for the future of health and social care, linked to housing is outlined in a conclusion.

Integrating Health and Social Care: The Current State of Play
Despite independent research showing overwhelmingly that the NHS performs well compared with
other healthcare systems internationally, is cost-effective and rated highly by patients, the coalition
government elected in 2010 made the case for the NHS no longer being affordable under the economic
conditions that prevailed at the time and with regard to demographic changes in the long-run –
particularly the growth in the number of older people in the UK’s population. The NHS was tasked with
saving £20bn over the course of the 2010-15 Parliament, and was reorganised and opened up to
competition from the third and commercial healthcare sectors.
The government’s statutory instrument for all of this was the Health and Social Care Act 2012 which
abolished primary care trusts and strategic health authorities and were replaced by clinical
commissioning groups managed by GP consortia to take control of about £60bn of the NHS budget,
commissioning local services through competitive tendering. Already, 70 per cent of NHS contracts
tendered, at about £6bn, have been won by private healthcare companies. There is also evidence that
the reduction in real terms funding to the NHS is affecting service delivery adversely.
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Trent and Dove’s Chestnut Grange
Extra Care Home, Burton-on-Trent

CASE STUDY

Chestnut Grange in Burton-on-Trent is Trent and Dove Housing’s Extra Care housing scheme.
The £8m development consists of 35 one bed and 32 two bed flats centred around a
communal area.
The communal facilities comprise a lounge, cafe, hairdressing salon and cinema. Chestnut
Grange is a major facility for the whole community and welcomes locals of all ages to take
advantage of its wide range of amenities in the spirit of Extra Care. Having younger people
about the scheme also enables older residents to stay tuned-in to the wider world, alleviate
loneliness and improve general levels of health.
Although developed through a design and build contract, the scheme was developed in a
more partnership approach in practice as they put in far more than we expected.
In order to make way for the Extra Care scheme, the contactor demolished two residential
buildings: Horace Pritchard House and Anglesey Court as well as a storm water drainage
diversion which imposed on foundation design and final landscape. The development has also
achieved a Bronze award under the Considerate Constructor scheme.

Alongside the government has been reducing the Supporting People programme, which was
introduced in 2003 to help avoid high-cost hospital and institutional care for many vulnerable members
of society by helping them to live independently in the community. Supporting People pledged to aid
diverse groups including older people, substance users, ex-offenders, and those with mental health or
learning disabilities. The programme is now withering on the vine as local councils seek to reduce costs
despite the fact that thousands of vulnerable people could suffer severe consequences.
Research by the National Housing Federation reveals that cuts are targeted at particular groups. Its
survey of 140 housing associations indicates that services for older people and so-called ‘unpopular’
groups are hardest hit. The greatest financial benefits of Supporting People are the most likely to be
cut. For example, for every pound spent on supporting older people and drug problems generates a
£4 net benefit to the public purse. Studies by Trident Reach reveal that considerable Social Return on
Investment (SROI) can be leveraged from services that tackle the root causes of homelessness, such
as leaving hospital, care or prison.
As Robin Miller, Chair of Trident Reach, has observed in a recent Guardian article, successive
governments have recognised the potential benefits of integrating health and social care. Integration
has been seen as one means of facilitating change and promoting cost-effectiveness against a
backdrop of an aging society and escalating costs of health care. ‘Joined-up’ thinking in relation to
health and social care is popular with the current coalition government as it was with the previous
New Labour administration, however, action on the ground has been patchy and piecemeal and with
varied degrees of success. As Miller observes:

“Better joint working between public and third sectors, and across housing, health
and social care, can improve outcomes for individuals and decrease their use of
public resources. However… some forms of integration work better than others and
their impact does not always increase when scaled up.”
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Governments have recognised that the number of people in England who have health problems
requiring both health and social care is increasing. The percentage of people over 85 will double by
2033 generating more people with ‘complex health needs’ – more than one health problem – who
require a combination of health and social care services. Presently, many patients do not get the joinedup services they need, leaving them at increased risk of harm. Health and care staff may miss
opportunities to make things better for patients and service users, and taxpayers’ money is not being
used as effectively as possible. The government has responded by helping local councils and healthcare
organisations provide integrated approaches. The Better Care Fund (BCF) provides £3.8bn for this
purpose. Announced by the government in the June 2013 spending round, the Fund aims to ensure
a transformation in integrated health and social care. The BCF is a single pooled budget to support
health and social care services to work more closely together in local areas.
The government is also promoting personal health budgets – an amount of money that people get
with their care plan so that they can make informed choices about which services to spend it on and
making it easy for people to combine their personal health budget and their social care budget, if they
have one. Co-producing integrated care and support will see local areas acting as pioneers and
exemplars, to develop and demonstrate the use of innovative approaches to efficiently deliver integrated
care. Changing the NHS Constitution to include a pledge to provide care co-ordination, making sure
that the care plan system supports care co-ordination and requiring all hospitals and social care
organisations to develop care co-ordination completes the reforms.

Trident’s Oakland Village,
Swadlincote, South Derbyshire

CASE STUDY

Oakland Village is a £20m integrated housing, health and social care facility built around a
complex of apartments in the heart of South Derbyshire which caters for the needs of people
aged over 55 and especially those suffering from dementia. This purpose-built extra care
scheme aims to help people live life to the full, offering the opportunity for them to enjoy a
host of different activities, stay fit and feel young. It includes a comprehensive array of facilities
to involve residents and the local community with an on-site restaurant, shop and related
facilities, hairdressers and gym.
Longer term care needs, flexible care and support can be arranged. The County Council’s
Adult Care service help identify needs and offers funding.
Living at Oakland Village also gives the added reassurance of hi-tech security measures,
including a staff call system, secure entrance, CCTV and 24-hour staffing.
Oakland Village, in Swadlincote, offers independent living for people aged 55 and over, with
the security of round-the-clock care and support.

Public Health and Health Inequalities
Directors of Public Health have moved back into local authorities with the changes in the Health
and Social Care Act 2012 and support Health and Wellbeing Boards to rethink public health
interventions. Alongside, the government has been keen to promote behavioural insights – so-called
‘nudging’ – with a mutual agency attached to the Cabinet Office, as a means of improving public
health and steering health behaviour away from activities that impact negatively on health including
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poor diet, alcohol and smoking. Despite changes to the way public health is managed, health
inequalities remain that are linked to poverty, deprivation and housing.
For example, homeless people live much shorter lives as do those people living in poorer quality housing
and areas of high deprivation. Life expectancy and the quality of life in later years are both drastically
affected by the social determinants of health as the Marmot Review established. Good health flows
from good housing. Damp, insanitary and high-density housing makes people ill. Even in the 21st
century, poor housing is estimated to cost the NHS some £2.5bn a year with some 4.8m of the
population experiencing a ‘category one hazard’ that could affect health such as cold, damp, mould,
noise or inadequate space. Overcrowding has a significant impact on the health of residents. There is
a strong correlation between neighbour nuisance, dangerous unsafe neighbourhoods and poor
mental health. And housing which is difficult or expensive to heat has an impact on excess winter
deaths total during periods of low temperatures. It is estimated that some 40,000 deaths per year
would be preventable, if homes had adequate heating. The number of fuel poor households
dramatically increased between 2004 and 2010 from 1.2 million to 4.6 million, with high fuel price
inflation exacerbating this trend.
Poor housing conditions often co-exist with other forms of deprivation (unemployment, poor education,
social isolation) and demographic characteristics such as age, ethnicity and household type, making
it difficult to isolate, modify and assess the overall health impact of housing conditions. So housing,
although vital, is not enough on its own, other factors, especially those associated with lifestyle, poverty
and disadvantage, are at play. This is what Sir Michael Marmot calls the ‘social gradient’.
Social housing tenants live in some of the most deprived neighbourhoods in the country. It’s estimated
that of the 4 million social homes in England more than half are in the most deprived neighbourhoods.
As far back as 1995 it was established that tenants living in local authority housing experienced the
worst health outcomes. Home owners have significantly better health on all health indicators because
of the quality of housing and the quality of the environment, but higher levels of self-esteem, mastery,
confidence and life satisfaction are important too.i This stems from real and perceived high status of
home owners in the UK and underscores the importance of inequality to health and social care
outcomes. This is supported by research by the Human City Institute that identifies an ‘asset effect’
whereby ownership and control of housing and community facilities offer a ‘psychological lift. This
makes the case for greater control by residents and communities in social housing.
Recent international studies have underlined the importance of inequality to all of us. Perhaps the
most prominent research was conducted by epidemiologists Richard Wilkinson and Kate Pickett (2009)
as described in ‘The Spirit Level’. Comparing datasets for 20+ major industrialised nations across
the world and the 50 states in the USA, the authors found that ‘equality is better for everyone’. Once
a reasonable average standard of living is reached in a country through general economic growth, then
inequalities between top and bottom of societies become the primary drivers of ‘success’ across a
range of indicators including the economy, social mobility, the solidarity of civil society (especially levels
of trust), educational performance, crime, homicide and imprisonment rates and teenage birth rates
as well as a range of health indicators – life expectancy and infant mortality, mental illness, drug
and alcohol dependency, and levels of obesity. The authors show that the UK is the fourth most
unequal in 23 countries reviewed behind Singapore, Portugal and the USA. Internationally, the linkage
between health and inequality has been stressed in a series of other reports covering the wider world,
and the USA and Europe specifically.
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The Smith Institute in 2008ii claimed a very strong relationship between residence in social housing
and multiple forms of disadvantage and deprivation. For its 1970 cohort, those aged 30 were 11 times
more likely not to be in employment, education or training than the rest of the cohort in the study.
They were also 9 times more likely to be in workless households, be without degree-level
qualifications and be single parents. They were twice as likely to suffer depression, mental health
problems, low self-efficacy and of being dissatisfied with life. The Smith Institute makes it clear this
was an expected consequence of policies in allocating housing in meeting need, since need brought
with it a range of complex issues. Adequate support and service and the need for joined-up policy
interventions and integrated approaches was advocated.
The life experiences of those in social housing are key factors including high concentrations of enduring
and persistent poverty, high demands on the most active for social care for elders, children and the
ill and disabled, problems of debt, anxiety, depression and broader mental health problems, social and
economic disengagement and disenfranchisement, weak labour market attachment, stigma and
discrimination, low levels of occupational stability, poverty trap issues, poor schooling, and changing
family structures and relationship breakdown. Health inequalities between those living on poor social
housing estates are likely to worsen rather than improve over the next 20 years.

The Matrix Housing Partnership Approach
Matrix supports integrated approaches to housing, health and care to tackle lifestyles that encompass
multiple unhealthy behaviours, the social determinants of health inequalities and access to services
that links housing policy with other elements of social and public policy including education,
health, work and welfare on a multi-agency basis. It’s clear that the wider determinants of health and
wellbeing, and inequalities between income groups, require a partnership approach between health
bodies, local authorities, housing associations and charities.

Accord Group Health for Living

CASE STUDY

Health for Living, a joint venture set up in the West Midlands, is a collaboration between four
local organisations firmly committed to provide effective, efficient and high quality health and
social care services to local people. These organisations are the Accord Group, Black Country
Housing, Kaleidoscope Plus and Murray Hall.
This initiative which got going just over a year ago initially involved commissioners to
co-produce and co-design services and still has a close association with Sandwell and
West Birmingham Clinical Commissioning Group (CCG).
The partnership already delivers a high level programme of support to children through a
number of children’s centres in partnership with Family Action and also health, confidence
and well-being services. It demonstrates on the ground the way in which agencies can work
with the new NHS framework to deliver services in a different way.
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The new NHS architecture also brings opportunities and challenges despite many doubts as to its
long-term viability. To build effective health and social care and housing partnerships to reduce health
inequalities, forging strong relationships between Health and Well Being Boards and local housing
agencies is vital, supported by the Better Care Fund. Emphasis towards community-based health and
care delivery and away from hospital offers more cost-effective and long-term solutions. It is equally
important that leaders within housing organisations recognise the important role they can play in
designing and managing housing and the surrounding areas in ways which encourage healthy
outcomes. Designing space which assists in community interaction, constructive play for children and
young people and providing and accessing the sports activities of other healthy venues perhaps by
providing appropriate space or by forging partnerships with other organisations. The proximity and
positioning of amenities could equally ‘nudge’ healthy behaviours whether physical or through the
encouragement of social interaction for young and old alike.
Matrix starts from the premise that living in a good quality home is essential to better health. But on its
own it is not enough. The right kind of support is also required so that vulnerable people can live
independent lives and these can rarely be provided by one organisation working alone. Issues within
poorer neighbourhoods have to be tackled in a coherent way so that the complex interaction of
deprivation factors can be addressed through the collaboration of agencies. Marmot’s solution of
proportionate universalism, greater focus on areas and issues having the greatest importance and
impact, is surely a way forward as long as agencies work together. The alignment of decision making
and investment has been shown to have deeper, broader and more cost effective impact. Inter-agency
and multi-professional working through the use of health impact assessment may be a key and practical
way forward to better understand measures which can address health inequalities in individual homes
and within neighbourhoods. This is a significant cross-organisational governance challenge, but one
that we should not let slip.
The opportunities to increase impact are there, the evidence is growing. The structural changes
currently underway may support more cohesive thinking within local areas. However, it is too easy to
watch and wait to see how new systems bed in and then to find that they have created new constraints
to making the right things happen. We must respond to this key governance challenge now. Fortune
favours the brave. It is time for leaders from all sectors to seize the space, to craft a clear vision, to
harness courage and to collaborate across organisational and professional boundaries to shape the
concrete before emerging system specifications set.
Whichever government is in power in twenty years, it is highly likely that there will remain pressures on
the public purse to provide quality housing, health and social care. Demographics and increases in
costs of providing services will require greater integration of housing, health and social care, partnership
approaches, pursuit of innovation and deployment of technology. It seems likely, although nothing is
certain, that the principles which underpin social housing and social care, and above all the NHS,
will still be in place and valued by residents, service-users, patients, communities and the wider public.
However, delivery of integrated housing, health and social care, linked to tackling neighbourhood-based
poverty and disadvantage will probably be via a mixed economy of public, private and third
sector agencies which will have to both compete and co-operate to improve public health and
reduced inequalities.
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Introduction
The British countryside is one of the nation’s greatest assets and, for many citizens, it remains an idyll.
Yet despite the considerable benefits of countryside living, many rural communities face a range of
challenges: worsening housing affordability and housing shortages, low wages in traditional industries
such as farming, a lack of economic alternatives, migration of young people to cities and towns and
local services under pressure. While many rural communities remain vibrant, strong and growing in
both quantitative and qualitative terms, others are faring less well. Bold new initiatives, like community
hubs run by housing associations, community shares, community land trusts, digital inclusion
approaches and eco-housing developments, many initiated or supported by social housing providers,
are contributing to forging brighter futures for rural life. And the government has signalled that selected
rural communities may become the location of a new generation of garden cities. This essay, then,
reviews some of the challenges facing rural communities and explores some solutions.

Matrix and Rural Communities
The Matrix Housing Partnership operates in three main rural areas in the Greater Midlands – the Rooftop
Housing Group in Herefordshire, Worcestershire and Gloucestershire, Trent and Dove in Staffordshire
and Trident Social Investment Group in South Derbyshire. Both Rooftop and Trent and Dove were
created by stock transfer from local authorities and are based in Evesham and Burton-on-Trent
respectively. They manage general needs housing and supported housing, including a growing number
of Extra Care schemes. Trident has a range of supported housing clustered around Swadlincote in
Derbyshire. One third of all housing managed by the Matrix partners is in rural locations – mainly in
market towns and villages.
Two key trends have been marked by Matrix about changes in rural life:
Rising Costs of Living – Especially fuel, food and credit as well as rented housing and home ownership
– are too expensive to allow an adequate standard of living for those on low incomes. Rooftop and
Trent and Dove are stock transfer organisations housing a large percentage of the aging population
and providing flats, bungalows and supported housing. But we need starter homes for young
people to stay in rural communities and support with help to get work and access community facilities.
Rural High Streets continue to diminish as many rural people do their shopping on the internet
although many are digitally excluded.
Low Pay Economies – While Matrix recognises that many rural communities are not at crisis point
the economics of rural life are becoming more difficult. Rural economies are generally low pay
economies and this is reflected in the increasing numbers of migrant workers working in the
countryside. Once fruit picking, for example, was done by local people and students and now it is
mainly migrant workers from Eastern Europe. This is creating tensions, supressing wages and there is
a fear that some exploitation by rural employers is taking place. Alongside, cuts in local services are
beginning to bite.
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Yet despite some of these concerns, solutions and the destiny of rural communities, as the Princess
Royal has remarked, remain in the hands of rural communities with the support of government
departments, local councils, social housing providers like Rooftop, Trent and Dove and Trident and
third sector agencies such as charities and social enterprises operating in a ‘Big Society’ context. In
fact, the ‘Big Society’ is closer to reality in the countryside than in urban areas as rural people provide
services and support for themselves and neighbours.

Rooftop’s Blakes Hill, North Littleton

CASE STUDY

Rooftop’s Blakes Hill in North Littleton is a major has carbon rating – Code 6 – scheme that
enables residents’ fuel bills to be virtually zero. It is cost-effective and focuses on the needs
of local communities, while creating jobs and training opportunities for local people. Blakes
Hill has been recognised for ‘making the most significant improvement to the area in the
previous 12 months’. The annual Certificate of Merit award was issued by the Vale of Evesham
Civic Society.
The development comprises ten affordable homes for rent, each of them built to achieve the
Code for Sustainable Homes Level 6 which is the highest possible rating of energy efficiency.
A high degree of tenant involvement exists at Blakes Hill with a possible Tenant Management
Organisation in the future.
Architects for the houses were Accord InDesign, part of the Accord Group, and the timber
frames were built at the LoCal Homes factory in Walsall while construction on site was
undertaken by Speller Metcalfe. Total cost of the scheme was £1.6 million which included a
grant of £280,000 from the Homes and Communities Agency.

An Overview of Challenges for Rural Communities
Rural communities face a combination of housing pressures. Those acquiring second homes, people
retiring from high-priced urban areas like London, or commuting to well-paid jobs in neighbouring cities
and acute housing shortages in many rural areas make it difficult for locals or for incomers on modest
incomes to afford housing. Rural communities have seen higher levels of Right to Buy sales, and despite
local councils recycling capital receipts into affordable housing provided by housing associations, it is
difficult to sustain one-for-one replacement.
Affordability in rural housing markets is a greater problem than in urban areas. Last year, the average
house price was 7.9 times average earnings in predominantly rural areas compared with 7.1 in
predominantly urban areas and 6.7 in England overall. Across Worcestershire, the ratio ranges from
6.6 to 8.2, in Staffordshire from 4.9 to 6.8 and in Derbyshire from 4.2 to 8.3. All of these are way over
the 3.5 times average earning set by lending institutions for much of the post-war period. Private sector
rents are also rising above inflation over the last three years. However, average housing association
rents are similar in rural areas to those in urban areas.
The local economy, the provision of local services, the future of local shops and schools, the
maintenance of a real community, all depend upon a balanced mix of population. The process of
gradual replacement of all younger households and those on lower incomes, poses challenges for rural
communities. Those responsible for planning decisions and for the allocation of resources need to
speak out for the younger and less affluent households who – after the huge losses of council housing
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through the Right to Buy, and the development in so many places of only expensive, upmarket housing
– are priced out of rural areas. Housing associations, such as Rooftop, Trent and Dove and Trident,
are offering opportunities for low income rural households and those who wish to move to the
countryside from cities and towns.

Supporting the Rural ‘Circle of Life’
Matrix is seeking to help rural communities achieve a circle of life – enabling generations and different
age and employment cohorts to live together. In particular, young people need to be retained in the
countryside and should not have to move to cities and towns for work. Sustainability of housing, the
local economy and environment are at the centre of the required approach. Key to sustainable rural
communities is a range of local facilities, especially village halls, post offices, pubs, schools and
transport links to nearby cities and towns. Essential is more affordable housing in rural settings and
this housing should receive its fair share of the total housing allocated by the Homes and Communities
Agency. Matrix wants to see significant growth in the number of homes rural housing associations
provide. Building homes for people who want to return to rural communities and for attracting new
people to these areas, would help keep rural communities alive.
To support the ‘circle of life’ housing associations should act as community hubs, providing a range of
local services. Rooftop, Trent and Dove and Trident are busy doing this in rural areas from their
community-based offices or large housing schemes, especially Extra Care schemes. However, housing
associations cannot step totally into the breach left by retrenching local council services. They also
need to build in technology to improve sustainability and connect rural people to the global economy
– for example, providing fast broadband that caters for all age groups and enables older people to
move with the times. These are technologies people in towns take for granted. Trent and Dove are
looking to increase services including the use of generators and to provide furnished tenancies.
Together with a rethink in the public sector on funding and getting the right infrastructure in place.
Community development programmes that address fuel poverty and transport issues are urgently
needed. Reinvesting in rural communities for the long term will enable significant developments in fuel
and food production as a massive benefit to local communities in terms of costs of living and quality
of life.
Internet provision will need to be built into new developments to enable people to live and work from
home support economic growth. Technical advancements will be the biggest change in the next 20
years and we have to prepare for this. Wychavon local authority has been supporting the roll-out of
fibre optics and they have invested in this in partnership with BT, with a policy in place. They have
adopted a strategy to ensure there is good access to good quality communications. Trent and Dove
and Rooftop are running broadband pilots.
We need to move towards more sustainable construction and greener developments. Developing
carbon neutral housing, although more expensive in the short-term yield long-term solutions to climate
change and escalating fuel bills. But in many rural areas house types have not changed in decades.
So we need to marry environmental design with rural styles. Incorporating other green approaches –
like rain water harvesting – also have a place. Carbon neutral housing is the future and housing
associations like Rooftop, Trent and Dove and Trident, supported by Matrix, can unsure that the longterm costs of introducing new green technology are far outweighed by the benefits to residents and
communities. Utilising technology to prepare and inform the future, and the growth in cycling and
recycling are equally vital. We know we have to invest and increase what we are providing to ensure
that we are future proofing and building carbon neutral homes.
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As mentioned previously, there aren’t sufficient jobs nor jobs for life anymore and we need a different
approach to developing enterprise opportunities and supporting the social economy. Some people will
have to work longer and others will have more leisure time, so we need to build in support mechanisms.
The poor get poorer in rural communities. And we have graduates with debt and no job or only able
to get low skilled employment. We also have a growing number of young people with no employment
history. As a society, we are not creating apprenticeships or training opportunities at a high enough
rate and at the same time are losing skills and creating a generation without skills.

A Mutual Countryside?
A range of mutual approaches are open to rural people, communities and agencies to develop housing
and retain facilities in under-stress villages. These are cohousing for older people, community land
trusts for affordable home ownership and rented housing, and community shares to support retention
of local facilities.
Cohousing schemes are housing developments for older people with separate dwellings but
communal facilities. They started to develop in the UK at the end of the 1990s. The movement has
gradually built up momentum and there are now 14 built cohousing communities. A further 40+
cohousing groups are developing projects and new groups are forming all the time. Cohousing
communities in the UK range from around 8 households to around 30 households. Most communities
are mixed communities with single people, couples and families but some are only for people over 50
and one is only for women over 50. The communities themselves range from new developments built
to modern eco standards to conversions of everything from farms to Jacobean mansions to former
hospital buildings and are in urban, rural and semi- rural locations. Some have very large land holdings
as part of the community, others very little. Increasingly, communities are working in partnership with
other agencies or are using innovative legal and financial structures to enable them to offer a range of
tenure types including rental options.
Community Land Trusts are examples of communities taking control and transforming the future of
their local community. They are non-profit, community-based organisations run by volunteers that
develop housing, workspaces, community facilities or other assets that meet the needs of the
community, are owned and controlled by the community and are made available at permanently
affordable rent levels. CLTs range in size – it is estimated there are currently around 100 established or
under development – can be rural or urban and provide a variety of housing tenures as well as other
community facilities, including workspaces, energy generation, community food and farming. CLTs are
setup by the community with members controlling the assets, which can only be sold or developed in
a manner that benefits the local community. Asset sales are protected by an asset lock and are reinvested for the benefit of the local community. CLT communities, including occupiers of the properties
that CLTs own, must have the opportunity to become members. CLTs actively engage members of the
community in their work and ensure that they remain engaged in the development, operation and
management of CLTs across the country.
Community Shares enables local communities to develop mutual models to retain or introduce
community amenities, such as shops, pubs and post offices, especially in rural areas. They are based
upon withdrawable share capital – a form of share capital unique to industrial and provident society
legislation. This type of share capital can only be issued by co-operative societies, community benefit
societies and charitable community benefit societies. Community shares are an ideal way for
communities to invest in enterprises serving a community purpose, and has been particularly successful
in retaining shop, pubs and post offices in rural settings. The Community Shares Unit is supported by
the Department of Communities and Local Government (DCLG) and is modelled upon the highly
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successful Asset Transfer Unit within Locality. The new unit works acts as a central reference point for
market intelligence, providing the latest information on community share activities nationwide, as well
as producing regularly-updated guidance materials. It also operates as a dynamic hub for support,
building relationships with networks and organisations to signpost communities, investors and other
interested parties to the most appropriate forms of advice and assistance to develop new share offers
and support existing ones.

Looking to the Future: Some Potential Solutions
Better use of the existing housing stock by retaining those homes that are available for households on
average or low incomes, needs some action from government, possibly via reconsidering the effects
of the ‘rejuvenated’ Right to Buy where affordability is a particular issue. Capital receipts from Right to
Buy sales need to be reinvested quickly in social and affordable housing, as is happening in some
areas where the Matrix partners operate. Together with capital receipts recycling, housing associations
with independent resources should invest in rural areas to provide housing for those on low incomes
with shared ownership-style approaches more prominent.
To tackle under-occupation of family homes by older people, especially in the social housing sector,
social landlords need to consider measures to assist those who experience loneliness or relative isolation,
and need to be closer to shops, medical facilities and other amenities to move to nearby market towns.
Around half of tenanted homes in rural communities are occupied by older people. Significant
displacement payments are worthwhile, alongside advice and support to make moves go smoothly.
This would free-up much-need housing for larger households while helping older people to remain in
the community with appropriate levels of support. Higher density care and retirement communities can
also provide security and an active social life for some currently under-occupying in rural areas.
Village appraisals and local surveys could identify empty homes and local councils should consider
what action might bring them into productive use. Local planners need to support conversion of unused
farm buildings and industrial or commercial properties, for affordable housing usage. And some
provision needs to be created for transient populations, like Gypsies and Travellers as Rooftop does.
There are inevitable conflicts between the interests of transient and permanent populations but Rooftop
has navigated this issue well.
The number of new homes supported by the Affordable Rent programme needs to be increased from
the current level to twice this figure. Together with this, local authorities need to recognise the value of
ensuring targeted low-cost home ownership for local people. Even in the smallest developments, a
mix of rented housing with subsidised home ownership would help meet the needs of the intermediate
housing market and ensure the housing schemes are not stigmatised as only for ‘the poor’.
It is inescapable that a substantial increase in government investment in social and affordable housing
will be needed to enable more mixed rural communities to continue and grow. There’s no such thing
as a ‘free lunch’ here. Together with this, the arrangements around Council Tax in rural communities
needs to be considered to reduced demand and affordability problems or provide extra revenue for
local authorities to finance meeting rural housing needs.
The Matrix partners want to build on exciting, successful rural settlements and introduce new affordable
housing and community-based services. However, to meet the challenges of the countryside, we shall
need to create new communities too. This requires long-term vision and planning that doesn’t change
with every government elected. We need to learn from the past with new villages needing a range of
tenures to create mixed communities. New sites need to be harvested – some on the greenbelt and
reclaimed Ministry of Defence land. The Homes and Communities Agency needs to play a lead role here.
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The Matrix consensus is we need to consider garden cities and garden villages – possibly more like
Poundbury – built on the Prince of Wales Duchy of Cornwall’s estates. Garden cities and villages in rural
communities, like Welwyn Garden City and Letchworth, could provide much-needed new housing while
building-in sustainability in an attractive development model. Mixed communities are crucial though,
with some social and affordable housing inclusion essential. The government has pledged support for
the garden city idea – or rather, it has committed to pump-priming the infrastructure needed to get the
stalled, but already consented, Ebbsfleet, Kent development moving ahead under the banner of ‘garden
city’. To do this, the government is to set up an Urban Development Corporation for the area. In terms
of new schemes, the government is shortly to publish a prospectus setting out how local planning
authorities (LPAs) can develop ‘their own, locally led proposals for bringing forward garden cities’.

Rooftop’s Supporting Gypsies
and Travellers Initiative

CASE STUDY

The Gypsy and Traveller population in Worcestershire accounts for the largest single minority
ethnic group within the county. Rooftop is an active member of the Worcestershire Gypsy and
Roma Traveller Partnership, which aims to improve the lives and life chances of the county’s
Gypsy and Traveller community. A Rooftop employee is Chair of this group. Every June the
partnership delivers the ‘Travellers Tales’ event at Hartlebury museum, celebrating Gypsy and
Traveller history month.
Part of this role is to promote a better understanding of the culture and needs of the Gypsy
and Traveller population amongst partners and the wider community – for example – that
Roma people are thought to originate from India in the middle ages, that a married Romany
man is a ‘Rom’ and his wife a ‘Romni’, or that the annual Appleby Horse Fair in Cumbria
attracts around 40,000 visitors every year.
Rooftop is involved in a number of projects, such as the work improving the caravan site at
Houndsfield Lane in Wythall, as well as working with partners to inform and educate
communities about Gypsies and Travellers. Rooftop has its own dedicated Gypsy and Traveller
Project Manager to manage and develop new and existing Gypsy and Traveller sites and liaise
and communicate with residents, both on sites and in the local area.

Conclusions
Focussing on the future of rural housing is vital for the Matrix Housing Partnership since about one
third of the housing stock managed by the Matrix partners is located in market towns and villages
of various sizes. Matrix is seeking to help rural people achieve sustainable local communities and a
positive circle of life with affordable housing, the local economy and environment at the centre of its
work, and supporting a countryside where people of all ages and background can live. Key to
sustainable rural communities are facilities such as village halls, post offices, pubs, schools and
transport links to nearby cities and towns. Mutual approaches are possibilities here. More affordable
housing is vital in rural settings if market towns and villages are not to become the sole preserve of
wealthier groups. The Matrix partners need to act as community hubs, providing a range of local
services. Applying technology to improve sustainability, connect rural people digitally to the global
economy and providing other services as local council and private services retrench – such as lowcost fuel and food – will need to be explored to enhance the sustainability of rural communities.
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Introduction
There is a strong association between patterns of multiple deprivation, housing tenure and
neighbourhood location. The national trend for disadvantaged households to gravitate towards social
housing applies at a local level, but disadvantaged groups are not exclusively housed in social housing,
with many in low-end home ownership or private renting.iii The association between housing tenure
and disadvantaged households differs between different cities. Birmingham and the Black Country
have their fair share of inner city disadvantage but peripheral council estates experience significant
problems too. What is clear is that the gap between affluent areas in cities and the most deprived areas
is widening.
This has profound implications for the Matrix Housing Partnership which has about half of its housing
in ‘traditional’ inner city areas – mainly in Birmingham, Sandwell and Coventry. So this essay explores
the reasons why our inner cities are experiencing intensified inequality and alienation.

Key Issues for Midlands’ Inner Cities
The 2011 riots are a reminder of the scale and extent of discontent expressed in inner cities across the
UK. Beyond simplistic interpretations of ‘mindless criminality’ they revealed the fragile nature of the
social contract developed as part of the post-war welfare we often take for granted, and underscored
the potentially significant role that the inner city plays in proving or dispelling the notion that as cities
succeed, they become more closed. A summary of the problem is simply this: the world is becoming
increasingly urban, cities are becoming larger and increasingly divided, and the next iteration of inner
city remains to be seen – how our limited resources should be allocated, the values that will underpin
our economy, and how we will maintain and strengthen social cohesion, purpose and belonging.
There is a long-established discussion addressing the residualisation of social housing especially in
inner city areas. National data have demonstrated for a considerable period that there is a tendency
for households with fewest resources to gravitate towards social housing. The general direction in inner
cities is that the most disadvantaged areas are most often those associated with social housing.
However, many of the most disadvantaged areas are areas of mixed tenure or tenures other than
council housing. There are major differences in the spatial distribution of poverty and its relationship
with housing tenure in different cities.
So at a time when we are seeing an unprecedented dismantling of the welfare state, sale of pubic
assets and its disproportionate impact on society’s most vulnerable, it is useful to unpack the cocktail
of various trends and factors – some within, some beyond our control – which are contributing to
alarmingly dystopian prospects for the inner city of the immediate future.
The Cost of Living – The cost of living continues to rise as real wages fall. Over 4.5 million are
households are already in fuel poverty, with fuel and energy expected to continue rising and well over
a half a million households spending more than half their disposable income on debt repayments.
The poorest households are also spending nearly four times the national average on heating and fuel
– equivalent to one fifth of their income – while nearly a third of households spend less than £40 a
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week on food. The hyper-inflation in essentials, which tenants spend the majority of their incomes on,
is illustrated in chart (3a). The costs of fuel, transport and food have all risen much more sharply than
the CPI since the financial crisis hit, biting deep into the generally low incomes of inner city tenants.
Chart (3a) – Consumer Price Index for a Basket of Goods (2007-2013)
[Source: ONS CPI Tables (2014)]
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Social tenants living in the inner city, were asked in a recent survey to assess how each pound of their
weekly income is spent across a range of goods and services. The median amount spent in each case,
underscoring the different expenditure patterns of low income households is:

Clothing 6p
On the home 8p

Food 32p
Debt repayments 20p

Transport 13p
Fuel 18p

Welfare Reform and Austerity – In a recent survey of inner city social tenants in Birmingham
and Coventry. More than half (52 per cent) of social tenants believe that their financial circumstances
have deteriorated over the last two years. Some 31 per cent said they had stayed about the same.
Only 17 per cent had seen any improvement. Asked whether welfare reforms had affects their financial
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circumstances adversely, 9 per cent said ‘a lot’ and 12 per cent said ‘a little’. Social tenants’ incomes,
already low, have ‘lost’ at least 10 per cent of their purchasing power since the financial crisis hit in
2008. This equates to a total loss of real terms income circulating in social housing communities of
more than £3bn since 2008. This fall in purchasing power has resulted from above inflation increases
in necessities, such as food and fuel, which take up disproportionate amounts of tenants’ incomes.
Reforms of welfare already announced will remove a further £2bn from tenants’ pockets by 2015.
Further cuts may push social tenants an inner city communities over the edge.
Shelter – Housing associations are increasingly taking decisions to selling-off valuable stock in the
centre of cities, developing residential islands divorced from assets, be they access to networks, jobs,
equipment, resource. While in the worst case scenarios for the private sector, reports of precarious
shelter such as ‘beds in sheds’, partitioning of river barges into damp, poorly insulated and over-crowed
shared living quarters – are becoming the alarmingly frequent products of extortionate living costs.
Education – Rising tuition fees and deterrent levels of debt mean that traditional routes to further
education are becoming less accessible than in the past. On the other hand, further education is no
longer a guarantee of stable job or career, as universities turn out large numbers of young people
trained in fields unable to sustain their numbers.
Employment – More profoundly, we’re seeing secure, long-term employment and careers replaced
with casual labour based on unreliable, short-term contracts without benefits or prospects for longterm security. Analysis of the economic status of social tenants in the inner city,1 while are far from the
‘skivers’ portrayed in the media, shows that rely on low earnings, benefit top-ups and casual and parttime work. Setting aside the one third of social tenants who are fully retired and in receipt of pensions,
55 per cent of social tenants are economically active with 36 per cent working full-time, 15 per cent
working part-time, 3 per cent self-employed and 1 per cent in full-time education or training. Fifteen
per cent are unemployed and 18 per cent are not working for domestic reasons, usually related to
child rearing and supporting ‘hardworking families’. One third of those working are not in permanent
jobs. A further 15 per cent are permanently sick or disabled. The majority of social tenants survive on
low incomes. Over 50 per cent have net household incomes below £10,400 per annum. Two thirds
have no savings and, of the other third that do, 49 per cent have savings below £1,000.
Economic Diversity – Inner city high streets have become dominated by corporate clones
outcompeting local supply chains and leaving areas with reduced choice as well as vulnerable in times
of recession. Shop vacancies have doubled and spending away from High Streets is now at 50% while
convenience has shifting to out of town shopping centres and online retailers.
Demographics – Over two thirds of the projected population increase over the next 30 years will be
either directly or indirectly due to migration; the context of constrained resources potentially amplifying
social divisions and threatening the multiculturalism we have enjoyed for the past half century.
Health and Wellbeing – We’re living longer, often with growing levels of social isolation, and all within
the context of a health and social care system facing a massive crisis of affordability. A future inner city
will most likely be overwhelmingly characterised by economic precariousness, where separate ethnic
and people on low incomes are joined in a fragile social contract breeding alienation at best, and
extremist tendencies at worst; the frustration of both young and old as they encounter the impossibility
of living with dignity as single or independent adults; where the majority of young people’s lives lack a
clear purpose, sense of personal development, and achievement beyond the act of day to day survival;
where institutions, also struggling to survive within the wider context of scarcity.
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Responding to the Inner City Challenge
So what is there to celebrate? There are a number of inspiring developments arising in response to
these challenges – evidence of people-powered goods and services, from locally owned energy to
workspaces; of new forms of self-sustaining business models, the emergence of purposeful meeting
places stimulating cross-over between diverse groups and generating the conditions for innovation
and collaboration; evidence that people are engaging with institutions in a range of ways: from protest
through formulating alternative means of participating in global supply chains and decision-making
processes.
Some of the very cities whose successes are contributing to real estate pressures, rising costs of living
and profound disparity are also undertaking enlightened forms of investment in public infrastructure
and common resources. New York City, for example, is investing in more than 24 city-sponsored
incubators providing low-cost space, training and networking opportunities for freelancers, start-ups
and non-profits, while Barcelona, investing in a network of Fabrication Laboratories (Fab Labs) across
the city, is effectively investing in the technical literacy and creative capability in its citizens.
Elsewhere, innovative business models are underpinning new forms of multi-purpose, productive civic
spaces. The rising rents of San Francisco prompted a civic hacking group to crowd-fund Freespace,
warehouse space for free educational and community use; last year, a group of local residents in East
London’s ‘Tech City’ launched a crowd-funding campaign to purchase a ‘community living room’ for
the Tech City area, though the building eventually fell through, the initiative was successful meeting its
fundraising targets; in Rotterdam, the Netherlands, a local housing association secured a 15,000 euro
interest-free loan which enabled a community group to establish a new type of live-work space financed
by their monthly membership fees.
Innovation (and resilience) of this type cannot be leveraged through altruistic surplus alone. Crucially, it
requires a shift in how institutions perceive their role in enabling change, and their capacity to adopt
and stimulate. The shift which needs to occur is towards models actively fostering relationships with/
between entrepreneurs, makers, activists, and civic thinkers, bringing them in as equal partners working
towards shared goals backed by concrete, material investment.
Sponsored by the Cabinet Office and one of a small number of national Social Incubator Venture pilots
the Civic Foundry, a socially-driven accelerator programme is perhaps one of the strongest success
stories demonstrating this type of systemic shift. Brought about through collaboration between Accord
Group and strategic design studio 00, the programme works to connect a cohort of budding
entrepreneurs, makers, system thinkers and intrapreneurs to skills, resources, spaces and to investment
required to build new social ventures from the ground up.
Social tenants describe the sorts of inerventions they want housing associations to make to alleviate
their financial exclusion problems. Tenants were asked in the survey to assess a number of initiatives
to ease their financial plight that housing associations might action. The results can be seen in chart
(3b). Topping the list of priorities for tenants is housing associations helping with the provision of furniture
and white goods (at 55 per cent) followed (at 50 per cent) with housing associations directly providing
furnished tenancies. Trident and Trent and Dove have both pioneered the provision of furnished
tenancies. The need for furniture and white goods is one of the main reasons tenants have to borrow
and experience unsustainable debt from high-cost lenders and legal loan sharks. Help with employment
and training was mentioned by 41 per cent of social tenants followed by a range of debt and monetary
interventions, including provision of short-term loans and help to start businesses.
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Chart (3b) – Tenants Priorities forHAs to Tackle Financial Problems
[Source: HCI Survey (2014)]
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Trident’s Tenancy Support Service

CASE STUDY

Trident’s Tenancy Support Service, which topped the Customer Service category under the
national Housing Excellence Awards in 2013, was established in 2011/12 has is now being
expanded by Trident. The Service provides a much-needed service to Trident’s residents,
creates significant social value – both in terms of reducing costs to public service agencies
across a range of service areas and improving health, wellbeing and employment status of
service-users.
Trident’s approach includes regular visits to residents’ homes, fortnightly regional housing
surgeries and officers taking the lead in resolving residents’ various problems on a one-toone basis. In response to welfare benefit reforms and growing poverty and disadvantage,
Trident has introduced a Rent Relief Fund, a Food Bank and Furnished Lettings Service, which
all help residents to create more sustainable homes.
The Rent Relief Fund is particularly successful in helping young working residents who
are struggling to pay their rent. The Furniture Lettings Service helps those moving into
unfurnished home s to create a real and sustainable future. It is estimated that the Tenancy
Support Service creates more than £400,000 in social value to public sector partners and
service-users annually.
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Mutual Approaches to Inner City Renaissance
Mutualism offers much to our inner cities. There is strong and growing evidence of the existence of a
‘co-operative imperative’. This, evolutionary psychologists tell us, goes hand-in-hand with our more
widely-publicised competitive instincts and is an equally strong human drive.iv Co-operatives UK identify
three key reasons why co-operation works:
• It allows communities and groups to take responsibility for their own needs and enables such groups
with a common interest or aspiration (such as saving a village pub or shop, running a football club)
to work together.
• Co-operatives have trusted values and principles including commitment to ethics, community and
governance. So co-operatives are trusted to provide sensitive services to vulnerable people, such
as funeral care.
• They create extra value for business and members by enabling provision for the best possible
services for members allowing the advantages of co-operation to shine through.
While mutual housing organisation are under-represented in the UK housing system, although Matrix
includes three mutual housing partners – WATMOS Community Homes, Birmingham Cooperative
Housing Services (BCHS) and Redditch Community Homes (RCH) – there is growing evidence of their
effectiveness. They are more than competent housing managers with rent arrears, vacancies and
re-let times lower than national social housing norms. For example, housing co-operatives take
34.4 days on average to let a home compared to 80.2 days for small housing associations. They also
compare favourably on repairs performance and housing ‘indecency’ is dramatically lower (at 4 per
cent compared to 10 per cent for small associations).
Housing co-operatives also outscore all other landlord types on customer service, repairs and
maintenance, dealing with complaints, looking after communal areas, helping with housing benefit,
health and safety and neighbourhood safety. Satisfaction among tenants of housing co-operatives runs
ahead of that in the social housing sector overall. In housing mutuals, satisfaction among tenant cooperators is in the high 90s per cent. Mutual housing offers some potential answers for growing housing
and community problems. It both meets needs and fulfils aspirations.
Potential approaches to delivering the Big Society and realising the potential of Localism, is include
ensuring that cooperative principles are enshrined in future approaches to housing development,
sustainability and services. The development of long-term strategies, to build the necessary
infrastructure to support inner cities, and embedding community based services can all benefit from
mutual approaches and empowering tenants to take control. Decentralising power – the current policy
terrain is too London centric – is an essential part of regenerating the inner city.
There is also considerable traction in how the so-called ‘asset effect’ can be used to support mutual
approaches to provide a range of benefits to social tenants and disadvantaged communities in the
inner city and narrow the wealth gap with home owners. The growing divide between the wealth of
home owners and social tenants reveals that tenure is now a metaphor for inequality being played out
in the inner city.
The constant ‘fetishising’ of home ownership and the residualising of social housing has non-monetary
effects too. Home owners receive a psychological ‘lift’ from the act of ownership itself, irrespective of
housing quality and location. The opposite holds true for social housing tenants who are often portrayed
in negative terms in the media. The effects on the perceived lower status of social tenants compared
to home owners has well-documented material consequences in terms of poor health, crime,
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neighbourhood breakdown, anti-social behaviour, and, increasingly, a propensity to vote for extremist
and/or nationalist political parties.
Mutual approaches to housing and social enterprise in the inner city, provide social tenants with
opportunities to experience higher status and greater self-esteem.

Conclusions
The problems and possible futures for our inner cities, where the majority of the Matrix housing is
located are complex. Our inner cities are increasingly fragile as the post-war welfare state is eroded.
The world is becoming increasingly urban with regional and mega cities due to become the norm.
And they are more divided. Precariousness is the new normal for most inner city residents with a
rising cost of living, welfare reforms and the advance of low paid and zero hours work chipping away
at an already low quality of life. Yet housing associations, especially those committed to a community
focus offer hope and practical support including jobs, education, training, and opportunities to start or
develop enterprises. Housing associations, especially WATMOS, BCHS and RCH offer mutual solutions
to inner city problems through management of housing and community assets. Innovative business
models to underpin new forms of multi-purpose, productive civic space. And inner city resilience will
require a shift in how housing association perceive their role in enabling change, and their capacity to
adopt and stimulate.
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Introduction
Housing plays a crucial role in the country’s economic as well as social success. The relationship
between housing and the economy is an important and complex one. Yet it is undeniable that housing
investment, and the activities of housing organisations like housing associations in the Matrix Housing
Partnership, have profound effects on the wider economy in many ways.
Housing’s relationship with macroeconomic stability, which is the effect of housing on the performance
of the whole economy in terms of growth, inflation and unemployment is vitally important. As is the
contribution of housing to the totality of economic activity: how housing behaves as an asset; the
interplay between housing, social mobility and labour market flexibility and the effect of housing
affordability on economic competitiveness.
Conversely, badly-designed housing policies played an important role in triggering the recent financial
crisis. The Organisation off Economic Cooperative and Development (OECD)v concludes that a good
supply of affordable housing for citizens supports growth in long-term living standards and strengthens
macro-economic stability. It recommends that governments should intervene in housing markets to
enhance people’s housing opportunities and to ensure equitable access to housing. Housing
investment clearly supports the creation of the ‘good society’ too, bolstering community endeavour
and making for better citizens.
In today’s economic policy landscape, a powerful Treasury and an innovative Business Ministry oversee
a devolved framework with Local Enterprise Partnerships (LEPs) taking the lead of economic affairs
locally, although without the reach of the dismantled Regional Development Agencies. Although the
Treasury has taken a lead on macro housing policies, particularly via the introduction of the Help to
Buy scheme and a rejuvenated Right to Buy, housing is not included in the remit of the LEPs although
housing strands are emerging with regard to social and labour mobility and skills shortages in above
average growth LEPs and fuelled by the City Deals pioneered by Lord Heseltine.
The activities of the Matrix Housing Partnership intersect these crucial economic and social terrains.
The work of Matrix has deep and broad economic consequences for the areas where it operates and
the people who live there. And the Matrix effect on the wider economy is considerable. Much of the
economic value created by Matrix – whether directly or indirectly – has important effects on the
wellbeing and sustainability of the communities supported by Matrix. This essay provides an evaluation
of the contribution of Matrix to the generation of economic and social value. It then explores how the
creation of economic and social value might be extended into the future.

Macro-Economic Impact
The importance of housing to the wellbeing and prosperity of places plays out in a number of ways.
The growing importance of homes and skills to the economic performance of ‘place’ means that
providing affordable housing is essential to attracting and retaining investment in skills that will
encourage inward investment. This has been recognised by some of the LEPs in which Matrix plays a
role. Successful strategies for housing and economic development increase the probability that
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efforts to tackle neighbourhood-based deprivation, a key element in the social purpose of housing
associations, will address the underlying economic causes of that deprivation.
Co-ordinating neighbourhood regeneration with economic development interventions maximises the
potential for achieving prosperity and instilling a virtuous circle that can deliver greater economic
inclusion. Housing investment is a powerful driver of local economic activity. The economic argument
for affordable house building is clear. Building affordable homes offers one of the best multiplier impacts
of any form of public investment – according to the National Housing Federation every affordable home
built generates an additional £108,000 in the economy and creates 2.3 jobs.
The turnover of social purpose organisations like housing associations is considerable and is estimated
to be over £13bn, or 1 per cent of the UK’s economy. The links between social housing and economic
regeneration have received significant policy interest for the last ten years, including links between
worklessness and tenure. Economic regeneration, allocations and welfare reform policies have sought
to drive-up the level of economic activity among social tenants and social landlords play a key role in
local economies to offer tenants opportunities for economic advancement.
Figure (5a) – Matrix Housing Partnership Economic Activities (2012/13)
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Accord Group

11,000

2,900

7,359

2,231

21,414

45,031

26,067

102,102

Rooftop Group

6,100

182

3,817

5,210

7,039

4,405

4,616

25,088

Trent and Dove

6,000

135

2,572

4,928

6,338

4,495

4,339

22,672

Trident Group

3,500

850

3,069

1,268

6,115

14,834

8,064

33,340

WATMOS

2,800

115

2,256

3,856

0

3,406

3,223

12,741

MATRIX

29,400

4,182

19,063

17,493

40,906

72,171

46,309

195,943

The Matrix partners collectively, as well as individually, represent an economic powerhouse across the
Greater Midlands. Matrix is a top performer as measured by value for money, cost-effectiveness and
social purpose criteria, delivering over £110m of ongoing housing development. Figure (5a) above
illustrates the baseline economic impact of the Matrix partners which collectively manage over 29,000
homes across the region. Together they employ 4,182 people, have assets of more than £1.2bn and
a combined turnover of almost £200m. They spend over £19m annually on repairs and maintenance
services, 17.5m on home improvement programmes and £46m on a range of goods and services in
local, and often fragile economies. An estimated one quarter of the Matrix salaries and wages bill is
spent within the communities where the Matrix partners manage housing constituting £18m each year
circulating in Matrix neighbourhoods.
Deploying the ’Measuring-Up’ methodology, developed by the Human City Institute, enables the overall,
macro and social impact of the Matrix Housing Partnership to be estimated, triangulated using three
separate but linked methodologies. The first is the model developed by Sheffield Halllam Universityvi
and used to measure the economic impact of social landlords in the north of England. The second is
the neighbourhood audit model created by the National Housing Federationvii to quantify community
investment by housing associations, which, calculated that £750m is invested in physical, economic,
social and environmental projects. The third approach utilises Matrix Social Audit and Social Return on
Investment (SROI) studies of individual partners then scales-up across the Matrix Housing Partnership.
40

THE FUTURE CREATION OF ECONOMIC VALUE

The Matrix figures shown in figure (5b) are broad-brush figures and the more qualitative aspects of the
economic and social value work of Matrix are summarised later. The results of the evaluation of the
economic and social impact of Matrix is shown below and summarised in a Matrix economic and social
accounts over the page.
Output: The Sheffield Hallam model designates specific multiplier effects on regional and local economies
for specific types of housing expenditure (on repairs, homes improvements and new housebuilding for
example). Totalling these up, show that the Matrix total output in the Greater Midlands’ economy is
assessed at £481m of which £318m is direct and £163m is indirect through ripple and multiplier effects.
This represents a considerable contribution to the regional economy. Additionally, since Matrix works
predominantly in a range of specific communities in Birmingham, the Black Country, Staffordshire and
Hereford and Worcestershire – its economic impact is likely to be more concentrated geographically.
Gross Value Added: GVA is a measure of the economic value of goods and services provided in a
geographical region or economic sector minus intermediate consumption (gross minus net output or
approximately 45 per cent). The direct GVA of Matrix is estimated at £145m and indirect GVA as £75m.
So the total GVA to the Greater Midlands economy of Matrix equates to £220m annually
Employment: The full-time equivalent employee count for the Matrix partners is 4,182, although it
varies over time, especially in care and support schemes. A further 1,008 jobs are estimated to be
supported in the Matrix supply chains and in local economies in other sectors, especially retail.
Additionally, it is estimated that direct employment through the Matrix partners contribute £29m per
annum in income tax, national insurance and VAT receipts to the Exchequer.
Figure (5b) – Matrix Housing Partnership Social Accounts (2012/13)
Summary of the Matrix Economic Impact, Community Investment and Social Value
Economic Impact (Sheffield Hallam Model)

Monetary Value

Output:
(Direct & Indirect Turnover & Development – £millions)

£481 million

Gross Value Added:
(GVA – £millions)

£220 million

Total Employment:
(FTEs – Direct & Indirect)

£220 million

Community Investment (NHF Neighbourhood Audit Approach)

Monetary Value

Community Investment:
(Employment, Enterprise, Education and Skills Projects)

£4.9 million

Community Investment:
(Wellbeing, Health, Poverty and Social Exclusion Projects)

£5.5 million

Community Investment:
(Environment, Liveability, Safety and Community Cohesion Projects)

£4.2 million

TOTAL COMMUNITY INVESTMENT:

£14.6 MILLION

Social Value (Social Audit and Social Return on Investment)

Monetary Value

Social Value:
(Meeting Needs, Providing Homes)

£23.5 million

Social Value:
(Services to Residents and Communities)

£16.0 million

Social Value:
(Supporting the Social and Environmental Economies)

£16.5 million

TOTAL SOCIAL VALUE:

£56 MILLION
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Community Investment: The Matrix partners invested almost £15m during 2012/13 in their
communities. Around £5.5m was invested in projects related to wellbeing, health, poverty and social
exclusion, £4.9m cultivating employment, enterprise, education and skills and £4,2m supported
environment, liveability, safety and community cohesion projects.
Social Value Creation: Over 2012/13, it is estimated conservatively that the Matrix partners created
social value of £56m from a turnover of £200m representing a SROI of £1 for £3.60 invested across
all activities. Approaching £24m of social value was generated off the back of meeting needs in existing
and new homes, £16m was created from services to residents and communities and almost £17m
from supporting local economies and communities.

Matrix Qualitative Economic and Social Impact
Matrix has developed an array of interventions that support economic activity in qualitative ways and
bolster the wellbeing and cohesion of the communities where Matrix operates:
• Matrix involvement in two LEPs in the Midlands provides the Partnership with insights into localised
economic development policy and enables Matrix to help shape that policy, including housing
elements and community capacity building.
• Across Matrix more than 250 apprenticeships have been created with training in construction,
care and support, finance and Information and Communications Technology (ICT), and general
management. In addition, Matrix is heavily involved in offering interns to students from Midlands’
Universities.

Accord Group LoCal Homes

CASE STUDY

As part of Accord’s longstanding commitment to the environment, Accord became the
first housing association in the UK to manufacture low-cost, energy efficient timber homes.
The Low Carbon Living (LoCaL Homes) factory in Walsall, enables Accord, and the wider
Matrix Housing Partnership, to annually produce around 200 off-site manufactured low
carbon homes.
The properties produce on average 50 per cent of the carbon emissions of traditional brick
built homes and 50 per cent lower fuel bills, reducing costs for residents.
The LoCaL factory, which is a first for a UK housing association, offers highly insulated two,
three and four bedroom houses and bungalows, for which the panels can be quickly erected
onsite in just one day. Around 30 local jobs have also been created at the factory, putting
further investment into the community and helping to reverse local unemployment levels and
manufacturing decline.
Panels for three successful developments in Redditch were imported from Norway, and the
lower costs of producing the homes locally lead to greater revenue and increased reinvestment
into the rest of the Group’s work.
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• Matrix partners offer support to residents and other local people to access economic opportunities
and fulfil aspirations through the use of technology. This not only means delivering on digital inclusion
with WiFi provided in both urban and rural locations by Trident, Rooftop and Trent and Dove but
also providing access to ICT and the internet to smooth changes to welfare and to support job
hunting and careers development.
• Matrix invests directly in manufacturing through its partnership with a Norwegian, low carbon house
manufacturer. Through this partnership Matrix has developed a range of new house types which
achieve Code for Sustainable Homes levels 4-6. Assembling new homes from a factory in Walsall,
in partnership with Walsall Council, also enables cost-effective housing construction while looking
after the environment and creating jobs and training opportunities.
• The creation and support for business and social enterprise though geographical and digital business
incubators is an area where Matrix promotes innovation in the local economy and provides a
space in which small businesses and social enterprise can thrive. AddVentures, an Accord Group
initiative, supports and nurtures social entrepreneurship and enterprise across the Midlands, offering
a number of successful pre-employment and work preparation services while developing enterprise
support innovation.
• Matrix works with a range of regeneration partnerships and agencies that support neighbourhood
planning and development including InDesign, Innovation Works Rubery Owen, Greenscape, the
Neighbourhood Resource Centre for Central England and the community-led planning model
Planning for Real.
• Foyers have been a major feature of Matrix for some years, especially in Trident, which combines
housing with employment and training. Recent £1.8m refurbishment of Ravenhurst Cottages,
Birmingham’s first Foyer, by Trident created jobs and apprenticeships with social enterprise Jericho,
which carried out the refurbishment work.
• Money and debt advice has been a growing component of Matrix’s work to tackle economic and
social exclusion. The social return on investment of these services is high and they enable more
money to circulate in the local economy.
• Innovation in supporting local economies and communities is central to the Matrix approach –
whether through Accord’s timebanking initiative or Trend and Dove’s Community Awards – the
approach is to help and reward residents and community partners who have gone the ‘extra mile’
in helping to transform lives and neighbourhoods.
• Matrix is known for its community support and funding. One such initiative is the Rooftop Community
Fund to benefit the wider community with grants from £100 to £10,000 for improvement to parks,
playgrounds and local green spaces, a local playgroup needing to purchase new toys and equipment
and a re-fit for a village hall kitchen so that it can be better used by the local community.
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Trident’s Money Advice Service

CASE STUDY

Trident has invested heavily in money advice services for residents for the last four years to
address the high levels of financial exclusion among its client group. For example, more than
half do not have savings, few can access affordable credit, one third carry significant debt,
one fifth always or often feel harassed by lenders, and 1 in 5 have debt repayment schedules
that account for more than 20 per cent of their annual incomes. A significant minority of
tenants have to go without necessities, such as food and heating, on a regular basis to meet
their debt repayments.
Trident’s money advice services helped 630 residents over the two year social audit period.
Most of these were from Birmingham. A total of £209,000 in income maximisation was
achieved during 2010 to 2012, mostly by improving welfare benefit take-up.
A further £521,000 of personal debt was advised upon, around two thirds of which can be
included as debt write-down or consolidation, so reducing resident and service-users’ debt
overhang and improving the sustainability of tenancies and their living standards. All of this
was achieved at an investment rate by Trident of around £120,000 over the two years.

The Matrix Vision for the Future Creation of Economic Value
Matrix envisages that the impact of social landlords will expand as they grow as a sector, as individual
social enterprises and as their repertoire of businesses activities develops to encompass commercial
as well as social concerns. The overall economic impact of social landlords such as the Matrix partners
is set to grow appreciably over the next twenty years through their investment in housing and
community infrastructure, their development of new enterprises and their purchase of existing ones.
They may, like Matrix, expand into manufacturing, including of-site manufacture of costs-effective
homes and associated products. And their positive effects on the environment will be part-and-parcel
of the social housing offer. Technology will improve their reach to residents, service-users and
communities as they reinforce their vital role as community hubs. Rooted in their communities but with
an extended economic and social reach, social landlords like those in the Matrix Housing Partnership
will continue to grow as macro-economic powerhouses that also create significant social value for local
economies and communities.
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