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Section 1 - Introduction

The Primary Importance of Community

For many years, the housing co-operatives, tenant management organisations and other forms of community controlled housing represented by the CCH and the NFTMOs have played an important role in building communities that help themselves and provide good quality and cost effective services.  Research which concluded in 1995 that community controlled housing is amongst the most effective form of social housing
 has been confirmed in all research carried out since.

Community controlled housing organisations have been successful because of the mutually supportive communities they establish.  A Government supported survey
 has shown that living in a friendly community is the most important priority for a majority of the UK population in relation to where they would like to live, even more important than living in safe and quiet areas. The research suggests that established communities will take responsibility for tackling the issues important to them, and implies that facilitating community generation should be a guiding principle behind any initiative if we are to meet popular aspirations. 

The Oxford English Dictionary defines community as
:

	1 
a group of people living together in one place 

2
the people of an area considered collectively

3 
a group of people with a common religion, race, or profession

4 
the holding of certain attitudes and interests in common




The common theme running through these definitions is that community is about people having something in common with each other, some shared interest or vision.  The role of people external to communities is to facilitate people in communities to recognise and nurture their shared interests and through that help them develop their communities.

Since the 1970s, we have known that community stewardship is integral to making neighbourhoods work.  Investment in bricks and mortar solutions alongside lack of investment in social and community infrastructure has seen a cycle of failure in the UK since the 1960s, where large sums of public money have been repeatedly invested to put right the lack of foresight and vision of the previous generation.  

Redefining housing provision

The traditional home ownership model in the UK has a built in flaw.  Its reliance on increasing house prices means that public subsidy is necessary to make homeownership accessible to many first-time buyers
, and many low income homeowners lack the resources with which to maintain their homes
.  The flipside to homeownership is an increasing social and wealth gap between homeowners and the rest of society.  

Increasingly only able to cater for the most vulnerable in our society, social housing gradually retreats into a bunker of permanent dependency on the state, and in a society where it is barely seen as an electoral issue, its only method of survival is merging into larger organisations where services are pared back and where far too often, staff are seen as active decision-makers, and tenants passive recipients
.  

The growing failure of this housing model is evident in the growing shortage of homes available to meet demand
, the perception of social housing as the sector of last resort, and the model’s inherent inability to generate community fabric.

What is needed is a redefinition of housing provision in this country, where two overall housing options become available:

a. the traditional homeownership option.  In 2004, 71% of the UK population were owner occupiers, and so the traditional homeownership method is here to stay!

a community option seen as one continuum that spans between a community based form of owner occupation through to what is now identified as social housing, where those who contribute financially receive an asset in relation to their contributions and where public support is provided as needed.  This option needs to become an attractive sector of choice firstly through it being a cheaper alternative to traditional homeownership and secondly through it being based on community ownership, community control and community membership, responding to popular aspirations to live in friendly communities.

b. Section 2 - Community control of housing
The case for community controlled housing

The community controlled housing sector in the UK is small, but it is the only form of housing that unites the self-reliance of homeownership with a democratic approach to housing the whole community.  Because it seeks to span this divide, it struggles to survive in a housing culture where social housing and owner occupation are polar extremes
.  Nonetheless, that community controlled housing has managed to survive in environments alien to it since the 1970s is a testament to its strength.  A proper examination of how to develop and support community controlled housing is long overdue.

The case for community controlled housing has been made many times and is very clear.  Community controlled housing:

· is generally more effective at basic housing management than other housing providers whilst providing a range of other social and community benefits.  The quality of community controlled housing has been repeatedly shown by research
.  There is no research that suggests that community controlled housing is not effective.

· is a means of ensuring that often substantial housing assets become owned and managed by local communities, many of them extremely marginalised, and provide the means by which local communities can meet their needs in a range of areas, and gradually reduce their reliance on outside bodies

· is a structured and sustainable means of bringing people together, creating a sense of identity, and building community capacity to tackle issues collectively

· develops a sense of local pride, community spirit and togetherness 

· offers new opportunities for people who may have felt excluded for many years to participate in their local communities

· empowers individuals, enabling them to use skills they never knew they had and to develop new ones, often producing satisfaction in people doing things for themselves and achieving things, perhaps for the first time

· establishes and sustains strong local communities.  

Lessons from the community controlled housing sector

There are various ways to develop community controlled housing organisations, but to maximise benefits from community control, communities need to be in control of governance and decision making in neighbourhoods that they identify with, and to be able to set their own agendas and work at the pace that is right for them.  With access to appropriate support frameworks, communities need to have democratic membership structures that encourage and support all community members to participate to the level of their choosing.

Control cannot be given to communities; communities can only take control.  Active citizenship can only be built from the bottom up, with work done in communities to build the capacity of the community.  This requires resources, but community development can be sustained with gradually reducing public resources if communities have control over their own community assets.  Engagement with communities has to be real.  People will drift away if they feel that the aims that brought them together are not being achieved because those who have decision-making powers are not prepared to relinquish them.

A round peg in a square hole?

Faced with overwhelming large scale problems in the social housing sector, it is perhaps understandable that since the 1980s, Governments have given very limited support to considering how the benefits of small scale community controlled housing could be replicated in their larger scale counterparts.  
The only funding now available to consider community controlled housing is the Tenant Empowerment Grant programme that enables local authority tenants to set up tenant management organisations (a budget cut from £5m in 2001 to £2.6m in 2005).  A part of this programme, the Innovation into Action programme which funded the exploration of innovative methods of engaging tenants, has been wound up.  The Housing Corporation’s Community Training and Enabling programme ended just as it started to achieve its aim of generating tenant and community activity and there is now no funding available at all for housing association tenants to explore or develop community options.

This has meant that it has not been possible to establish the frameworks and support structures necessary to make community controlled housing flourish
.  Nonetheless, without small scale local community control in neighbourhoods, the current drive towards creating larger scale housing organisations will become increasingly reminiscent of the failed housing strategies of the 1960s and 1970s and will store up even bigger social problems for the future.

Section 3 - Community Controlled Housing models
The following are a summaries of models of community controlled housing existing in the UK:

Housing Corporation registered ownership housing co-operatives
There are an estimated 350 ownership housing co-operatives in England, where the co-operative owns and manages its homes.  About 250 are registered with the Housing Corporation and most were set up prior to the 1988 Housing Act.  Most are fully mutual, which means that all tenants are required to be co-operative members and only tenants or prospective tenants can be co‑operative members.  The small scale community nature of these co-operatives (most are small with an average of about 50 homes, with the largest owning some 450 homes) has meant that it is many years since most of them have been able to develop new homes.  Most of these housing co-operatives do not employ staff, but some do.  Many buy services from agencies set up to provide services to housing co-operatives.

Whilst most ownership co-operatives continue to provide good quality services to their members, and most of them have outlasted their founder members by several generations, the lack of growth opportunities for ownership housing co-operatives has meant that some are in need of fresh impetus to help them move forward.  Discussions have been initiated by some co-operatives about moves to work in partnership or possibly merge, but there is no funding available to help co-operatives consider how they could do this.  

An interesting new model of leasehold housing co-operative has been implemented in partnership between five housing co-operatives, Redditch Co-operative Homes, Redditch Borough Council and Accord Housing Association, which has demonstrated that housing associations can set up housing co-operatives.

Non-state funded housing co-operatives

There are also an indeterminate number (possibly between 100 and 200) of very small housing co-operatives funded entirely through private borrowing and other private means, housing small numbers of people who would otherwise struggle to find alternative forms of housing.  A testament to the strength of human spirit of the individuals and communities who make up these co-operatives and their determination to provide self-help housing solutions without public support, some may be as small as a single house with three occupants living communally, whilst some consist of several houses.  They suffer from the same expansion and maintenance difficulties as RSL ownership co-ops, alongside an even greater lack of visibility, highlighted by the lack of consideration of or consultation with this sector in the development of Housing in Multiple Occupation legislation in the 2004 Housing Act.
Tenant management organisations
There are over 200 tenant management organisations (TMOs) in England with others in the pipeline.  TMOs range in size from 25 to several thousand homes.  Most employ staff, the largest employing large staff teams.  Most have local authority landlords, with whom they have management agreements to provide various housing services and most were developed through the Right to Manage legislation.  Local authorities have mixed approaches to TMOs, but some have staff teams supporting several TMOs.  

A small number of TMOs exist with housing association landlords (some set up several years ago, but most due to the transfer of their local authority homes to housing associations).  Unless a housing association has a particular commitment to supporting TMOs (and some do), with no legislation or framework to support TMOs in the housing association sector, it can be very difficult to operate a TMO with a housing association landlord.

Overall numbers of TMOs in England have become static and actually look set to fall with the numbers of new TMOs in the pipeline lower than for many years.   This is due to a number of factors, such as:

· cuts in the Tenant Empowerment Grant programme;

· the inflexibility of the Right to Manage regulations, created in 1994 in a different environment, which means that it can take 3 or more years to develop a TMO;

· new stock transfer or ALMO environments being difficult for existing TMOs and the lack of promotion of tenant control options as part of local authority options appraisals; 

· the lack of a Right to Manage in the housing association sector, with no funding, framework or support to enable tenants to set up TMOs (leading to very few TMOs being set up in the housing association sector)
Community controlled housing associations
There are a small number of community controlled housing associations, where a tenant majority board is elected by a tenant constituency.  These are usually geographical defined.  They tend to be larger than other forms of community controlled housing organisations (most being over a thousand homes), and they were initiated due to a particular set of circumstances, most notably because of stock transfer.   They include:

· WATMOS Community Homes – where 8 TMOs with Walsall MBC chose to form their own transfer organisation when Walsall carried out its stock transfer

· Beechwood & Ballantyne – where a previous Estate Management Board was transformed into a subsidiary community housing association in a group structure housing association

· Castle Vale Community Housing Association – set up as a transfer vehicle for the homes initially transferred and regenerated through Castle Vale Housing Action Trust

· Walterton & Elgin Community Housing – set up in Westminster in the 1980s as a result of the Tenants Choice legislation, which briefly allowed council tenants to transfer ownership of their homes to their own organisations

· Beechdale Community Housing – set up as an independent transfer vehicle in Walsall some time before the Walsall MBC transfer

There are a number of community controlled housing associations (and non-fully mutual housing co-operatives) in Scotland which operate in similar ways to ownership housing co-operatives.

Community Gateway Associations

Set up through the CCH, the Community Gateway model uses the strength of a large scale housing organisation as a catalyst for community, through placing community generation at the heart of its objectives and through encouraging, developing and supporting a range of large and small scale community empowerment opportunities.  A Community Gateway Association aims to generate community vision through providing opportunities for local activity at a pace right for the community and on issues that matter to them; establishes community democracy by enabling tenants & residents to become CGA members and get involved in decision-making; and builds all this into the CGA’s fabric, rules and structure. 

Primarily being used as a stock transfer vehicle, the Community Gateway principles are a unique method of establishing various levels of community controlled governance arrangements and the model could well have implications wider than the housing sector
.  

Preston City Council has been the first local authority to use the Community Gateway approach with 81% of its tenants voting in favour of transfer in December 2004, and its 6,500 homes transferred to the Preston Community Gateway in November 2005
.  

Several other local authorities are now considering balloting their tenants on using the model in other areas.  Preston Community Gateway and the other authorities following their example are showing that it is possible to establish large scale housing organisations that function effectively as community businesses, assemble community assets for the benefit of local neighbourhoods, and are community led and based on a large scale tenant and community memberships.

Community Land Trusts

A Community Land Trust is a new model in the UK of common ownership of land, based on models to be found in USA, where a community owns land in trust.  A Community Land Trust is a non-profit making organisation, where people in the local community can become its members.  A means of stimulating local community self-help solutions to problems and of building local community assets, a Community Land Trust can be a multi-purpose vehicle, whereby the local community can decide its priorities, from developing affordable community housing, to encouraging community businesses, to providing finance to individuals or community organisations.

The Community Land Trust movement in the UK is at a fledgling stage.  Applications of Community Land Trusts have been considered in a CCH project with support from Birmingham City Council and the Housing Corporation to examine how a CLT could provide community based equity release solutions for low income homeowners
; a programme to explore CLTs in rural locations; to establishing CLTs as part of housing market renewal areas; and as a vehicle for mutual home ownership. 

Mutual Home Ownership model

Recognising the need for a model that combines features of individual home ownership with community ownership, the CLT model has been used as the basis for an important new mutual home ownership model developed by CDS Co-operatives and the New Economics Foundation
.   Geared towards people earning between £17,000 and £25,000 per annum, the Mutual Home Ownership model combines a Community Land Trust, which holds the land outside the market in perpetuity for the provision of affordable housing, and a mutual home ownership trust which gives members an equity stake in the value of their home.

Unlike other forms of publicly subsidised individual homeownership, free land or other public subsidy is locked in and preserved for future generations.
The mutual home ownership model has won support from the Greater London Authority who recently commissioned a report on the model
.

Section 4 – Changing the social housing sector

Changing the culture

Community generation needs to be placed at the heart of a process of cultural change in the way that social housing homes are provided in the UK.  Social housing providers should be seen as community facilitators.  Their role should be to generate, guide and support communities in making decisions about their neighbourhoods, where the provider only takes decisions about neighbourhoods where capacity does not yet exist for the community to take their own decisions, or where the community actively delegates decision-making to the provider.

It has been recognised that there is a need to transfer power to communities
 and the Government has launched the Together We Can programme as a “national drive to pass power, influence and control over local services to local people”.  In the social housing sector, the Government
 had already identified that social housing providers would be “more effective social businesses” if they were “catalysts for community”, if they brought to the fore an ethos of mutuality and self-help, and if they shared “power and control with tenants and put tenant involvement at the heart of their organisations”.  The Government has now gone further, stating
 that they want to know how to “promote greater tenant and community based ownership of homes” and with a statement that “tenant owned housing associations would be a good thing”, such as through models such as Community Gateway, Community Land Trusts and others
.

As a result of the Together We Can programme, there are current discussions regarding the establishment of community controlled vehicles to implement neighbourhood management programmes.  These are welcome, but the experience of the lack of a Right to Manage in the housing association sector suggests that it will be necessary to establish a Right to Neighbourhood Manage to ensure that the poorer performers participate in such an agenda.

A community accreditation scheme

A community accreditation scheme for housing providers, where a scale would identify which organisations were genuinely pursuing community related objectives, would encourage best practice.  A community accreditation scheme would need to be based on tightly defined criteria, consulted on widely and particularly amongst people who have experience in how to make community empowerment work practically and deliver outcomes.  A community accreditation scheme could be progressively used to determine the best use of public support and subsidy.

Neighbourhood based communities

Part of the accreditation scheme should be to analyse how social housing providers are contributing to making neighbourhoods function effectively, a commitment signed up to by most of the housing association sector through the National Housing Federation’s iN Business for Neighbourhoods (iBfN) campaign.  iBfN implies that:
· social housing providers should operate a local neighbourhood strategy for every neighbourhood in which they own homes  

· neighbourhood boundaries should be defined and recognised by local communities  

· in neighbourhoods where social housing providers own a large number of homes, they should play a leading role in developing the capacity and ability of the local community to make decisions, bringing together other housing and service providers to work with the community

· in areas where social housing providers own a small number of homes, they should support the local community and other housing and service providers in developing community infrastructure 

We welcome that the housing association sector has voluntarily taken on the iBfN challenge, but there is still a very long way to go before the sector meets it.  Generations of public funding received by local authorities and housing associations has made them the owners and guardians of often the most significant community asset in many neighbourhoods.  This means that they always had and always will have a duty to support local neighbourhoods and communities.

Membership

The early buy-in to membership in the Preston CGA
 has shown that membership of a large organisation can be a strong motivating force.  Community membership is about:

· raising the status of tenant and community engagement in decision-making to become an identified and integral part of the governance structure

· encouraging the community to become the legal guardians and stewards of the organisation

· developing the governing body’s accountability by requiring it to make its decisions on the basis of what its members want

· changing the relationship between staff and tenant and community members to one where they work together as partners to establish an organisation they feel a joint sense of ownership over.  

· developing community fabric, responsibility, ownership, identity and participatory democracy.   

Tenant and community membership models should be explored in housing associations, local authority social housing provision (through delegating management to community membership based trusts) and neighbourhood based community organisations.  There have only been limited experiments so far in community membership in a small number of housing associations and community development trusts, and Preston CGA had no blueprint to work from in exploring how a tenant and community membership can participate in strategy and policy development. 

Redefining social housing as community housing 

Social housing needs to be redefined through a community housing model that unites the following features:

1. community membership and control as an integral part of governance and stewardship

2. local community land and asset ownership that utilises the most substantial asset in most communities (ie. the housing assets)

3. a seamless transition through housing tenures from social housing to owner occupation, where owner occupiers are able to remain legal members of their community organisation and where any public subsidy for owner occupation is recycled for future generations through a defined resale formula where the owner occupier can only sell their home back to the community housing provider

4. a model of housing that anyone can choose to live in (by virtue of it being cheaper than traditional homeownership and because of its community basis), where residents either buy assets or receive public rent subsidy according to their incomes.

Staffing structures in social housing providers
Local authority housing departments, ALMOs and the housing association sector is led by people who are not required to have skills, knowledge and experience of tenant and community empowerment and engagement.  The CCH’s experiences in promoting Taking Control in your Community to the housing association sector showed that interest in tenant and community empowerment initiatives sat with junior staff, who struggled as much as tenants they were working with to get tenant initiatives progressed both with housing management staff and in Senior Management Teams.  

A fundamental review of staffing structures in social housing providers needs to take place that considers how:

· the most senior staff member could be made responsible for the community empowerment strategy;

· all senior staff team members need to have community empowerment specified in their job descriptions;

· a member of staff responsible for delivery of community empowerment functions is both accountable to tenants and is seen as an integral part of the senior staff team;

· how all members of staff need to have community empowerment specified in their job descriptions and to receive training on what this means; and
· how community empowerment issues should be integrated into all governing body papers in the same way that equal opportunities and financial considerations are listed.

Section 5 – What have we done?
The Confederation of Co-operative Housing is the national representative body in England and Wales for housing co-operatives and other forms of community controlled housing which support the co-operative values and principles.  It was set up as the successor body to the National Federation of Housing Co-operatives in 1993 and has 56 directly affiliated housing co-operative members with a further 110 affiliated through regional federations.  The primary purposes of the CCH are to promote co-operative housing as a viable alternative form of tenure and to provide a forum for networking between housing co-operatives nationally.

The National Federation of Tenant Management Organisations is the representative body for tenant management organisations in England.  Its primary purposes are to facilitate networking and support for TMOs in England and to promote community control as an option within regeneration initiatives and in areas of greatest need.  The NFTMO was founded in 1992 and now has over 100 TMOs in membership.  

Apart from the NFTMO employing a part time co-ordinator, both organisations depend on voluntary input from their respective constituencies.

The Co-operative Housing Group is a forum set up through the co-operative movement.  Chaired by Andy Love MP, the group brings together representatives from the CCH, NFTMO, Co-operatives UK (the national body that represents the   co-operative movement), the Co-operative Party, the Co-operative Bank, the Nationwide Building Society, the Building Societies Association and agencies that support co-operative and community controlled housing (particularly including CDS Co-operatives and Birmingham Co-operative Housing Services).

Since the early 1990s, the CCH, the NFTMO, the community controlled housing sector and the co-operative movement have made important contributions to developing community control initiatives, including the following:

· the CCH and NFTMO have provided day to day support to community controlled housing organisations
· a benchmarking approach for community controlled housing organisations has been developed
· a community controlled housing business planning approach has been developed
· Codes of Governance have been developed for housing co-operatives and tenant management organisations, and programmes to support governance improvement have been initiated
· best practice guidance, policies and procedures for community controlled housing organisations have been developed
· the Taking Control in your Community guide has been produced in partnership with the Housing Corporation as a guide for housing association tenants to develop community controlled initiatives
· a leasehold model of housing co-operatives has been developed that demonstrates that it is possible for independent housing co-operatives to be set up in partnership with existing housing associations

· the Community Gateway model has been developed in partnership with the Chartered Institute of Housing as a tenant and community membership based model for large scale housing organisations to develop local neighbourhood community activity
· membership-based Community Land Trust models have been investigated as models to develop local community assets
· mutual home ownership models have been developed to enable individual home ownership where public assets invested in such schemes are retained in community ownership and recycled for the benefit of future generations
· the benefits of community controlled housing have generally been promoted through conferences, seminars, magazines, newsletters, websites, local community networks etc.
Section 6 – What needs to happen?

	
	CCH

NFTMO
	Government
	LAs
	HAs
	Co-op sector

	Expanding community controlled housing



	Publicise community controlled housing
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	Explore how new affordable housing could be developed using community controlled housing models
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	Identify community controlled housing as a preferred option for new developments and set targets 
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	Develop community controlled housing networks


	((
	
	
	
	

	Develop governance structures and business planning approaches for community controlled housing
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	Explore models that rationalise the existing community controlled housing sector
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	Beyond council housing



	Review Right to Manage regulations
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	Investigate tenant and community membership structures through devolved management to Community Trusts 
	(
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	Investigate Community Gateway as an option for ALMOs
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	Participate in community-led neighbourhood housing management rationalisation
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	Include community controlled housing in local authority housing strategies
	
	
	((
	
	

	Review housing staffing structures to include community empowerment objectives
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	Beyond housing associations



	Introduce Right to Manage for housing association tenants
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	Introduce tenant management framework & funding in housing association sector
	(
	((
	
	(
	

	Investigate tenant and community membership structures for housing associations
	(
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	Investigate Community Gateway options for the housing association sector
	(
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	Make community controlled housing organisations VAT-exempt
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	Participate in community-led neighbourhood housing management rationalisation
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	Review housing association staffing structures to include community empowerment objectives
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	Beyond social housing

	Introduce community generation into the definition of social housing
	(
	((
	(
	(
	(

	Develop a Community accreditation scheme
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	Develop community membership for neighbourhood management schemes
	
	((
	
	
	

	Develop a Right to Neighbourhood Manage
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	Investigate Community Gateway in non-housing scenarios
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	Examine the role and purpose of social housing to expand it to enable community controlled owner occupation 
	(
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	Support mutual home ownership programmes
	
	(
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	Explore Community Land Trust applications
	
	(
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	Consider funding requirements to develop the community controlled housing sector 
	(
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	Examine how the co-operative movement can utilise its asset base to support a community controlled housing strategy 
	(
	
	
	
	((


NB – CCH/NFTMO includes the community controlled housing sector; Government includes DCLG and Housing Corporation; LAs includes ALMOs and Chartered Institute of Housing; HAs includes National Housing Federation; Co-operative Sector includes housing and other agencies supporting co-operative principles
































































� 	See footnote 9





� 	Regional Futures & Neighbourhood Realities – Professor Richard Scase & Dr Jonathan Scales – published by the National Housing Federation 2003 – based on data assembled through the ESRC: British Household Panel Study 2002





� 	We have included this definition for avoidance of doubt.  The ODPM has defined sustainable communities as “places where people want to live and work, now and in the future”.  This is wrong.  Community is about people.  The most imaginative neighbourhood scheme will fail without a cohesive community of people living in it.





� 	In 2002 only 37 per cent of new households could afford to buy a property compared to 46 per cent in the late 1980s (Barker Review – 2004).





� 	Research into the development of a Community Land Trust carried out in 2002 estimated that some 90,000 low income homeowners lacked the resources to maintain their homes (Community Land Trusts: report on a feasibility study – CCH and others)





� 	The CCH was recently shocked to hear a senior officer in the social housing sector imply that it is inappropriate to involve elderly people in decision-making in housing associations because they would subsequently “shuffle off into extra care”.  It is concerning if this kind of discrimination may be endemic throughout the sector.





� 	In 2004, the Barker Review highlighted that “demand for housing is increasing over time, driven primarily by demographic trends and rising incomes.  Yet in 2001 the construction of new houses in the UK fell to its lowest level since the second world war.  Over the ten years to 2002, output of new homes was 12½ per cent lower than for the previous ten years.”  Despite recent initiatives the level of completions of new homes still falls short of projected required levels by 20%.





� 	A socially inclusive housing framework exists in Canada and Norway where community controlled housing sectors are based on a wider potential population than are able to participate in the UK community controlled housing sector.





� 	Many pieces of research that have demonstrated the success of community control, including:


Tenants in Control: an evaluation of tenant led housing management solutions – Price Waterhouse 1995.  Commissioned by the then DOE, this study compared the performance of housing co-operatives and other tenant controlled organisations to local authority and housing association counterparts.  It concluded that tenant controlled organisations outperformed their local authority and housing association counterparts, and provided a range of unquantifiable social and community benefits.


Clapham, Kintrea & Kay, 3 university study 1998, first reported in the May 1998 issue of the Journal for Co-operative Studies in 1998.  Researchers studying the benefits of community and co-operative ownership in Scotland concluded that “although a major programme in Scotland, the approach has not been adopted in England and Wales.  The continued success of community ownership argues strongly for the model to be adopted more widely”. 


An Evaluation of Tenant Management Organisations in England – Oxford Brookes University – published by the Office of the Deputy Prime Minister 2002 – concluded that “In most cases, TMOs were performing better than their own Council and compared favourably with the top 25% of local authorities.  TMOs are a model of what local people can achieve.  They are generally well run and over half are involved in wider social and development activities that help to strengthen their community”.


Tenant Control & Social Exclusion - Clapham, O’Neill & Bliss – published by the CCH 2000 – concluded that tenant controlled housing organisations have a favourable impact on Government defined indices of social exclusion





� 	A particular problem has been that the VAT regime is a powerful incentive for housing organisations to become increasingly larger in order to minimise VAT payments between independent organisations.  It is also a disincentive for any large scale organisation to contract independent community organisations to provide neighbourhood services, because it means that to do so means the loss of 17.5% of resources available to pay for VAT.


� 	The theoretical model of how to set up a Community Gateway Association is shown in Empowering Communities – Hacas Chapman Hendy 2003 – published by the Chartered Institute of Housing, CCH and Co-operatives UK.  A recent meeting of the partners who developed the Community Gateway model identified that Community Gateway could also potentially be used to develop community in new communities being established in growth areas in southern England; communities developed by private sector firms involved in social housing; Arms Length Management Organisations; stock retention local authorities; any regeneration programme developing mixed communities; the housing association sector generally; and neighbourhood organisations set up to deliver Local Area Agreements.





� 	An account of the setting up of the first Community Gateway Association in Preston is outlined in Empowering Communities in Preston – Preston City Council & Birmingham Co-operative Housing Services 2004





� 	Community Land Trusts – report on a feasibility study – CCH and others – 2002





� 	Common Ground – for mutual homeownership – CDS Co-operatives & New Economics Foundation 2003





� 	Community Land Trusts and Mutual Housing Models – GLA Housing & Homelessness Unit 2005


� 	Shortly after this Government was first elected, the Prime Minister correctly identified that “Too much has been imposed from above, when experience shows that success depends on communities themselves having the power and taking the responsibility to make things better.  And although there are good examples of rundown neighbourhoods turning themselves around, the lessons haven’t been learned properly.”





More recently, the Government’s Communities Plan stated that “effective engagement and participation by local people, especially in the planning, design and long term stewardship of their community” is a key requirement for a sustainable community.  





� 	David Miliband MP, the then Minister for Communities, speaking at the National Housing Federation conference September 2005





� 	From Decent Homes to Sustainable Communities – Dept of Communities & Local Government June 2006





� 	Ruth Kelly MP, Secretary of State for Communities & Local Government, June 2006


� 	It will take years to fully develop the Preston CGA’s community empowerment aspirations, but it has already established a culture where tenants, staff and other stakeholders work together as partners to establish the organisation they have jointly set up and feel a sense of ownership over. Less than six months after transfer, just under 700 tenants have signed up as CGA members (over 10% of the CGA’s tenants), and early community work carried out even in neighbourhoods noted for their multiple housing problems and transient populations, has shown that many residents, alienated from the previous local authority approach, are enthusiastic to participate.
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