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Tenants & Residents Organisations of England (TAROE) 
National Federation of Tenant Management Organisations (NFTMOs)

Confederation of Co-operative Housing (CCH)

Joint response to the Housing Green Paper consultation 
“Homes for the future: more affordable, more sustainable”
Summary of key points

1 We welcome the Government’s recognition of the need for more housing and for more affordable housing.

2 We are concerned that the policy balance between individual owner occupation and rented housing in the UK has led to an unsustainable housing strategy.

3 There is a need to make social housing an attractive sector of choice for people in England.  Part of this is about ensuring that tenants and communities can get involved in decision-making about their homes, neighbourhoods and landlords

4 Our vision for the future coincides with the vision of Hazel Blears, Communities & Local Government Minister, that there is a need to pass power from “the politicians, the experts, the bureaucrats and the officials” to the people.
5 We are concerned that Homes for the future barely mentions the need to embed tenant and community empowerment within the fabric of our housing strategy, particularly in relation to the development of new homes.  There is a need for a considerable step change in culture to ensure that tenants and communities are able to participate in decision-making.  Introducing effective tenant empowerment programmes will lead to improvements in services to and the quality of life of tenants.  
6 We consider that the Government should ensure that tenant and community empowerment should be considered in relation to all new housing projects, and should aim to ensure that a significant number of new homes developed should be community owned and controlled (including the Government’s proposed Eco-towns).

7 We consider that there is a need to ensure that tenants and communities are enabled to participate in debates about regional and other housing strategies.

8 We welcome the Government’s support for Community Land Trusts, but consider it vital they are legally defined as community owned membership organisations that own assets in perpetuity.

For further information on this submission, please contact:

Nic Bliss at Fairgate House, 205 Kings Road, Tyseley, Birmingham B11 2AA  info@cch.coop   07947 019287

1
The three National Tenant Organisations
1.1 The three national tenant organisations (NTOs), TAROE, the NFTMOs and the CCH, as the only national tenants’ organisations recognised by Government, are the national representative voice for the tenant movement in England.  
1.2 Since 1997, TAROE has been the national umbrella organisation for tenant and residents organisations across England.  TAROE exists to promote and develop the economic, social, environmental and cultural interests of all tenants.  With a current membership of 67 tenant and resident federations or representative groups, between them representing close to an estimated 1 million tenants of housing associations and local authorities, TAROE is recognised as a tenant representative body by the Government, the Housing Corporation and Communities & Local Government.  
1.3 The CCH is the national representative body for co-operative housing.  With a membership of just under 100 tenant controlled housing organisations, the CCH has promoted tenant control since 1994, and has worked in partnership with Government, the UK co-operative movement, and other bodies to develop practical methods to implement tenant controlled housing.  With its long standing presence in the housing association sector, the CCH promotes the interests of housing association tenants who wish to be involved in decision-making, particularly developing the Community Gateway model.
1.4 With a membership of over 100 Tenant Management Organisations, the NFTMOs represents the tenant management sector, having been in existence since 1992.  The NFTMOs has worked closely with various Government and other bodies to promote and support tenant management organisations, being recognised by Government as a Guide Neighbourhood facilitator, and working particularly to develop a governance benchmarking framework for community controlled housing. 
1.5 We recognise that there is much to be done to build and strengthen the tenant movement.  Within the resources available to us, we will continue to consult with tenants nationally, regionally and locally in a range of different ways, and to seek to formulate our views on the basis of tenant opinion nationally.  In particular, we recognise, support and work in partnership with the four regional tenant federations
 and any others that may develop in the future.
2 Our vision for a community based housing strategy
2.1 People should be able to make a positive choice to be a tenant of a local authority, a housing co-op or association, tenant management organisation or other forms of social housing.  Current approaches to the balance between social housing and individual owner occupation serve to create an underclass of social housing tenants, and do not stimulate the common bond amongst ordinary people that is vital to building functioning and sustainable communities.
2.2 Despite increasing levels of Government subsidy, current national housing strategy will never be able to cater for demand.  The flawed presumption that the individual home ownership model will cater for the bulk of the population, whilst social housing will cater for those who cannot afford to buy, is increasingly leading to more and more people left behind by this model, and in particular to:
· a need for increasing public subsidy to assist people to participate in the individual home ownership model

· increasing numbers of house repossessions

· increasing numbers of home owners unable to maintain their homes

· a chronic shortage of homes in rural areas

· rising demand as a result of demographic changes and a rising population

· a widening intermediate section of the population who can neither afford to buy a home or access social housing
· the lack of an available choice for people not to buy a home

· a widening wealth gap between those who own a home and those who don’t

· increasing marginalisation and stigmatisation of social housing, with the development of a “paternalistic get what you are given” culture
 

2.3 The Hills Review
 found that 40% of social housing tenants are happy with their existing form of tenure.  This percentage of tenants who would positively choose to be a tenant in the currently predominant owner occupation culture starts to challenge the assumption that our population universally “aspires” to homeownership.  Increasingly, the individual home ownership model is struggling to deliver what people really aspire to – security for themselves and their children, freedom to make choices, and friendly communities
.  
2.4 What is needed is a gradual but wholesale redefinition of housing provision, where community housing becomes available for people of all incomes and is an attractive sector of choice firstly through it being a more affordable alternative to traditional homeownership and secondly through it being based on tenant and community ownership, control and membership.
2.5 Our vision for creating an attractive sector of choice is as follows:
· as well as being able to input their views individually, all tenants should be able to collectively play a part in governance and decision-making of their landlords (in the case of larger landlords, both across the organisation as a whole, and regionally and borough-wide as appropriate).  There should be a comprehensive and genuine approach to tenant and community engagement in all landlords, where tenants are leading players in the formative stages of policies and strategies.

· tenant empowerment should be built into the central fabric, culture and core of social housing provision from the most senior member of staff down.  Councils and housing associations should take an ongoing, pro-active and systematic approach to encourage tenants to get involved in decision-making.  Developing effective tenant empowerment will lead to improvements in services to and quality of life for tenants.

· those who govern social housing landlords (ie. housing association boards and local authorities) should seek to govern on the basis of what their tenants want – and should usually only make decisions in the knowledge of tenants views and aspirations.  It should not be possible for housing associations or local authorities to fundamentally change their housing provision arrangements without an independently run ballot of their tenants, where tenants, supported by independent advice, are provided with all the relevant information over a sufficient time period to enable widespread tenant understanding of proposed changes 
· local authorities and housing associations should adopt a cultural approach where tenants are encouraged to see themselves as the owners and guardians of social housing for future generations (wherever possible through legal membership arrangements), becoming equal and valued partners in all aspects of housing provision
· locally tenants should be enabled to make decisions about their neighbourhoods and should be proactively offered a wide range of opportunities to get involved in decision-making (a range that should include opportunities for tenants to take responsibility themselves for service provision through tenant management or community ownership)
· sufficient resources need to be provided to build, develop and sustain tenant and community empowerment
2.6
Our vision coincides with the vision identified by Hazel Blears, Minister for Communities & Local Government
 where she described the “vision for the public realm” as:
· “empowering people to take decisions about the priorities and direction of local public services

· giving people ownership and a stake in the running of public services

· devolving power and opportunity within the public services to local communities

In short, it is about taking power away from the politicians, the ‘experts’, the bureaucrats and the officials, and passing it to the people.” 

3
Homes for the future
3.1 We welcome the opportunity to respond to Homes for the future.  In general, we welcome that the Government has identified the need for increased housing provision, and the need for additional development of affordable homes.
3.2 However, we are concerned to ensure that the mistakes of the past are not replicated in a new drive to provide large numbers of homes.  Our view is that the major contributory factor that led to the unsustainability of post war local authority housing was that no attempts were made to ensure that tenants of those properties were properly engaged with decision-making about their neighbourhoods.  This led to the alienation and dependency culture that has characterised so much of social housing developed then and since.  This is now well known, and it is therefore surprising that Homes for the future does not incorporate the work that the Government and other stakeholders have done to develop and build tenant and community empowerment in recent years.

3.3 It is interesting that Homes for the future specifically refers to Ebenezer Howard’s vision of garden cities in relation to the climate change agenda.  It is also important to note that his vision was an early form of co-operative housing, which did envisage the involvement of communities in decision-making.  If his co-operative vision had been incorporated into post-war municipal housing, it is probable that the homes developed then would have been sustainable, and the social housing sector we have inherited would be very different now.
3.4 We are pleased that the Housing Minister has identified in her foreword that “homes are the building blocks of our communities”.  However, history has taught us repeatedly that functioning communities where residents engage with each other and co-exist do not just happen.  The way that homes are developed and managed determines how well a community functions.  We are concerned that Homes for the future barely refers to the need for the development of community infrastructure (ie. an infrastructure that will facilitate resident engagement with each other and with external bodies) or the involvement of tenants and communities in decision-making.  It also seems strange that there is not a reference in Homes for the future to the Government’s National Tenant Voice project, a project that should enable a widespread approach to the involvement of tenants in decision-making.

3.5 We consider it vital that new homes built as a result of the Homes for the future initiative incorporate tenant and community involvement in decision-making as a central determining factor of how they are built.  By this we mean both involving future residents in making decisions about what is built, and involving them in subsequent management decision-making.  Wherever possible, we consider that new developments should be owned by communities, and we would like to see the Government making every effort to ensure that a significant proportion of the new homes developed should be community owned and controlled.  There are a range of possible methods of making this happen, and we are willing to work in partnership with Government to develop this vision.

4 Involving tenants and communities in regional decision-making

4.1 It is currently the case that it is next to impossible for tenants and communities to get involved in regional decision-making with regards the development of Regional Spatial Strategies or the strategies to implement them.  Consequently, little or no discussion of tenant and community empowerment in the development of new homes has taken place in the development of strategies.  The Government needs to find ways to bring the issue of tenant and community empowerment into regional decision-making.  We are happy to work with Government to make this possible.
4.2 Similarly there has been little consideration of tenant and community empowerment in relation to growth areas, eco-towns and the other initiatives raised in Homes for the future.  We consider that the Government needs to facilitate the involvement of tenant representatives in all new housing initiatives, particularly in order to ensure that tenants and residents of new schemes are able to participate in decision-making about their homes and neighbourhoods.  

4.3 Given that tackling climate change issues relies heavily on the active participation of residents in the features that will make their homes and neighbourhoods environmentally sustainable, we particularly consider that the Government should aim to ensure that its planned Eco-towns should live up to Ebenezer Howard’s vision and be owned and controlled by their residents.

4.4 With our ageing population, we also consider that the Government should particularly aim to facilitate the development of community owned and controlled homes for elderly people.
5 Community Land Trusts
5.1 We welcome the Government’s support for the development of Community Land Trusts (CLTs).  Our view is that the potential for CLTs is that they could be a vehicle whereby public and private assets could be developed at sub-market costs to provide affordable housing in perpetuity.  
5.2 However, for CLTs to meet this potential, and to gain public support for them necessary to encourage individuals and statutory and other bodies to “donate” assets at sub-market values, there need to be two clear and primary considerations legally defined into the model:
· CLTs should be clearly and legally defined as independent organisations owned by communities, with a democratic community membership
· CLT assets need to be clearly and unambiguously defined as being permanently affordable, with no possibility that assets “donated” at sub-market values could ever be transferred to individual ownership.

6 Other issues

6.1 In relation to the development of empowerment in housing, we consider that the Government should introduce the following measures:
· tenant and community empowerment and co-operative housing models should be firmly embedded in the Government’s housing strategy and built into the remit of the Homes and Community Agency
· the establishment of the Homes & Communities Agency should enable a review of the housing co-operative sector, with an aim to explore how its assets can be used to develop additional affordable homes
· there should be widespread promotion of tenant management for both local authority and housing association tenants, alongside other methods of tenant empowerment, with the provision of a comprehensive suite of options, including tenant management, made a regulatory requirement

· we continue to consider it necessary that a Right to Manage be introduced for housing association tenants
· substantial changes of housing associations, such as mergers, should only be permitted following a ballot of tenants involved

· further work needs to be done to encourage and support tenant-led neighbourhood stock transfers, ensuring that local authorities are required to respond positively to community initiatives
· following the successful establishment of the Community Gateway/Mutual model in Preston, Watford, Braintree, Lewisham, Rhondda Cynon Taff and Torfaen, the Government should review the progress of the model and disseminate best practice emerging from them
· tenants in all local authority stock transfers should be enabled to consider Community Gateway/Mutual options at the start of stock transfer proposals and tenants should have access to independent advice that understands these models
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� 	The four regional tenant federations are the North West Tenants & Residents Assembly (NWTRA), the Forum of Regional Tenants of the South-West (FORT SW), the North-East Council of Tenants & Residents (NECTAR), and the Yorkshire & Humberside Tenants & Residents Federation (YHF)





� 	quote from What Tenants Want – the report of the National Housing Federation’s Tenant Involvement Commission.  Whilst this report considered the housing association sector, acknowledging some good practice, it is clearly the case that its conclusions would have equally applied to the local authority housing sector





� 	Ends & means: the future roles of social housing in England – Professor John Hills 2007





� 	A report entitled Regional Futures & Neighbourhood Realities published by the National Housing Federation in 2002, that based its findings on the British Household Panel Study, concluded 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 quiet areas. 





� 	Writing in the Fabian Pamphlet Communities in Control in 2006
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