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CONFEDERATION OF CO-OPERATIVE HOUSING


TENANTS TAKING CONTROL


HOUSING CO-OPERATIVES AND TENANT-CONTROLLED HOUSING





‘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.’


The Prime Minister, the Right Hon Tony Blair MP





The Background to ‘Tenants Taking Control’





‘Tenants Taking Control’ has been put together by the Confederation of Co-operative Housing, the nationally representative body for housing co-operatives.  It has been consulted on widely within the housing co-operative and tenant-controlled housing movement.  Although some housing workers have contributed, it should be borne in mind that this is a strategy that has been put together by tenants, and is about what tenants and communities who have adopted self help approaches to housing see as the current difficulties and barriers, and what they want to see happening.





We would like to thank the many people and organisations who have contributed to this policy document.  During the consultation process, ‘Tenants Taking Control’ has led to a growing dialogue between us and a range of organisations, and since original publication of  the consultation paper in March 1999, there have been several developments related to the ideas and principles contained in this document, including:





Ÿ	the development of a Resident Controlled Housing strategy by the Housing Corporation, in which the CCH has played an important role


Ÿ	the publication of research by the Office for Public Management, as a part of that process� 


Ÿ	the introduction of tenant participation compacts in the local authority sector


Ÿ	the widening of the Section 16 funding regime and the introduction of Tenants Options Studies


Ÿ	the inception of the concept of neighbourhood management.





Introduction





As tenants, we pull no punches in this report.  The depth of failure in social housing is illustrated by:





Ÿ	one top-down regeneration scheme after another that has failed to turn neighbourhoods around


Ÿ	both council and housing association developments all over the country where no one wants to live


Ÿ	massive disrepair in public sector housing


Ÿ	escalating rents, particularly in the housing association sector


Ÿ	next to no sense of community in many public sector neighbourhoods


Ÿ	increasing social polarisation, where those that can leave social housing, do


Ÿ	the creation of ghettoes of disadvantaged people and sink estates


Ÿ	a growing demand for housing, and insufficient resources to meet this demand.





There are 2 key reasons for these failures:





1	Tenancy arrangements that do not encourage community responsibility	


	The way that ‘social housing’ is provided to people is based on a feudal relationship, where the landlord grants the tenant a tenancy agreement, where in return for money and compliance with the tenancy agreement, the tenant can remain in the home.  What this means is that the tenancy is seen as a one-way relationship where the tenant expects the landlord to do things to or for them.  This gives the tenant little reason to take any active responsibility for their home, environment or community.  Both landlord and tenant perceive the assets of the organisation as belonging to the landlord, and tenants do not make the connection between the rent that they pay and the service that they receive.  Tenants see problems of the organisation as something the landlord has to sort out, that have nothing to do with them.  





2	The size of most ‘social housing’ developments


	Tenants taking responsibility is further discouraged by the size of most social housing provision.  While most tenants will find it comparatively easy to relate to issues that affect their street or immediate locality, ‘social housing’ has been about doing things on a scale that the ordinary person cannot relate to.  This is perhaps even truer of some Housing Associations than it is for Local Authority housing, because at least Local Authority housing falls in one geographical area.





The key ingredients to sorting out these problems is to transfer power on a neighbourhood level to local tenants and communities wherever possible, and to only approach new developments on a small-scale community level.  





We recognise that the current government’s aim is to ‘raise the baseline of tenant involvement’ across all social housing�, and we welcome that as a start to the revolution that is needed in social housing provision.  We would actively support any methods that increase the involvement of tenants, but most tenant involvement falls far short of the benefits to the taxpayer and tenants that housing co-operatives bring.  Therefore, we would like to see:


	


Ÿ	tenant control and housing co-ops being encouraged wherever possible


Ÿ	the setting up of housing co-operatives or tenant-controlled housing becoming an option available to all tenants.





2	Our vision - what do we want to see from a national housing & regeneration strategy?





2.1	Balanced communities


Urban and rural neighbourhoods in Britain will only be regenerated and maintained if they support balanced communities where people want to live.  Balanced communities need to consist of a mixture of families and single people, of old and young people, of different cultures, races and backgrounds, of more affluent people living alongside the less advantaged.





Housing and other policies throughout the 80’s and 90’s have fostered social polarisation, where the affluent tend to move out of ‘problem’ neighbourhoods, leaving the more disadvantaged in poor quality housing, from which it is very difficult for them to escape. 





Even though this has been identified by the Social Exclusion Unit’s report�, how to encourage the less disadvantaged to remain within their community will remain a key challenge for many years.  While helping people into employment is vitally important, it is ironic that increasing individual earning capacity will exacerbate the problem still further, by giving people the means to leave their neighbourhoods.  





Policies and models are needed that will unify tenants and homeowners to tackle problems together.  The encouragement of the ‘home ownership’ option during the 80’s has left many people in poor quality housing that owners do not have the resources to maintain, has narrowed down tenure options, particularly for young people, and has done little to help build communities.   Mutual housing solutions for home owners may both help them individually, as well as helping to build inclusive communities that bring home owners together with tenants.





That many housing practitioners see ‘social housing’ as ‘welfare housing’ is frightening.  Such a proposal flies in the face of the need to create an inclusive society.  There is an urgent need for policies that create neighbourhoods where all people want to and can live, whether they are on benefits, in low paid employment, or whether they are more affluent.  





2.2	Sustained communities


It should be the aim that all publicly funded initiatives will require the minimum resources from the taxpayer in the future to keep them going.  It is tragic that the state of public sector housing has led to such unambitious definitions of sustainability in housing as ‘social housing which enjoys a continuous healthy demand for letting throughout its projected lifetime, without substantial unplanned expenditure’.� 





All public investment should be generating schemes that will continue to last through generation after generation. The way to make this happen is to ensure that communities themselves take the responsibility for housing and other initiatives, and hold the community’s assets in trust for future generations.  This is the only way to ensure that taxpayers money and public resources do not continue to be wasted.





2.3	Housing at the heart of  the community 


We agree with the current emphasis on a joint approach to a range of problems in a neighbourhood.  However, housing will always be at the heart of any community, and common housing issues are the best means for the local community to build their capacity to sort their own problems out.





It is important that funding is available to communities and agencies to enable them to develop community initiatives other than housing, but it will be counter productive to assume that social landlords will be able to foot the bill for this work, because this will exacerbate already high rents.  





2.4	‘Bottom-up’ development


The key to developing sustainable communities is to ensure that communities themselves make decisions from the ‘bottom-up’ albeit with the support of external agencies.  Externally parachuted-in regeneration schemes that decide what can be done to the local neighbourhood will never succeed.





Solutions that will succeed need to create an environment where the imaginations of local people and communities can be freed to come up with their own ideas.  This may involve ‘capacity building’, making suggestions, and putting the meat on the bones of the ideas of the local community, but we are still in the position, even in the latest round of regeneration and community development schemes, where the local community are not the leading players.  





We support the vision of ‘neighbourhood management’ but that too will fail if it is not about empowering the community to make decisions.





Our vision is that community-led housing schemes should be developed alongside community-led workspaces, community-led shopping facilities, community-led health centres, community-led youth schemes, community-led facilities for older people, community-led leisure facilities.





2.5	A sense of community ‘ownership’


The challenge for our neighbourhoods across the country is to mobilise the common sense approach of local people to rebuild and maintain their environments.  A key feature that will ensure that more local people take up this challenge is to give them a sense of real community ‘ownership’ of their neighbourhood.  Real, legal ownership of major community assets, recycled over several generations would have enormous repercussions within disenfranchised communities.





The issue of community ‘ownership’ can be as basic as homeowners ensuring that repairs to roof slates happen as soon as possible to prevent a more major repair in the future.  If local people feel that they ‘own’ their neighbourhood, they are likely to value it and want to ensure that it is properly looked after.  Currently, social housing tenants feel remote from decision-making processes about their homes.  They therefore have no sense of responsibility towards them.





2.6	Community self responsibility


The dependency culture that has been built has led to widespread alienation from society in general.  Vast numbers of people simply feel that they have no responsibility towards anything.  Changing this culture will take time, but it is critical that people start to see tenant involvement as something that will have a real impact on their lives.  Too many ‘tenant participation’ schemes are carried out to meet official requirements for accountability, and not to transfer power to ordinary people.  Consequently tenants don’t want to get involved with them. 





The way forward is to find ways to get local people and communities to take responsibility for their homes and environment.  This will only happen if we are prepared to give them that responsibility, and if we are to face up to the fact that alongside tenant’s rights go community responsibilities.  We should not be wasting taxpayers’ money on regeneration schemes where there is no active community to safeguard investment.  





The current situation is that, far from encouraging local community members, the benefits system penalises individuals who do voluntary community work for more than 16 hours per week.  The benefits system should be rewarding people for volunteering, not just for the benefits that volunteering brings to the local community, but also because volunteering helps people gain skills that could help them find employment.





There should also be consideration of other incentives to volunteering such as encouraging companies to allow time off work for volunteering, and although we recognise the complexity of the issue, the principle of a payment of allowance for volunteering.





2.7	Affordable housing


Affordable rent levels are critical to being able to develop sustainable balanced communities.  The community’s interests will not be served if individuals who are successful in finding employment have to move out of their community because of high rent levels.





Tenants on housing benefit have no incentive to see lower rent levels.  This has contributed to rent levels for social housing in many areas becoming unaffordable.  Although there are now moves to counteract increasing rents, the most effective way to ensure affordable rents would have been to give tenants both a reason for wanting low rents, and the means by which they could have ensured that rents remained low.  It is no surprise that some of the lowest rents can be found where tenants in housing co-ops have made responsible decisions about development and rent rises.





2.8	Membership and Mutuality


The original vision of the co-operative movement was about ordinary people grouping together to create societies they owned which would provide them with the necessities of life.  Although a vision that is over a century old, this is still the radical new agenda we need now to build inclusive neighbourhoods. We need to find ways to inspire ordinary people to become members of their own community organisations, be they housing, financial, business, retail or other organisations. 





3	The case for co-operative housing


While the Housing Co-operative option may not be right in every situation, housing co-operatives have been successful models of empowering local people to take decisions over their housing for over 20 years.





3.1	Housing co-operatives are sustainable, inclusive and balanced community organisations


Housing co-ops have a proven record of sustainability, many of them having existed since the 1970s.  For example, in one inner city area of Birmingham there are 4 housing co-ops that were set up in the 1970s.  Despite countless other community organisations being set up at the same time and subsequently, the only community organisations that have continued to exist are the 4 housing co-ops.  Very few other types of community organisation can boast such long term success.





3.2	Housing co-ops are a uinque means of building the capacity of communities and inidividuals


Housing co-ops are a unique method of providing a process of ‘capacity building’ in that they allow ordinary people and communities to build their abilities, while being involved with real issues.  





3.3	Government research has pointed to the success of housing co-ops


In 1996, the Department of the Environment commissioned research that indicated the success of housing co-ops.  A report carried out by city accountants Price Waterhouse concluded that “Most .... co-ops outperformed their Local Authority and Housing Association counterparts and provided more effective housing management services with usually better value for money,” and that they ‘delivered wider non-quantifiable social and community benefits.”   The overall message of the report was that the more tenant control, the better!�





More recently, research of tenant management organisations carried out by Dr Peter Somerville at Salford University indicated the success of tenant management, particularly when supported by local authorities, and that there should be an equivalent programme to enable the setting up of tenant management organisations, in the housing association sector.� 





3.4	There is also much anecdotal evidence of the success of housing co-ops


The findings of the Price Waterhouse report came as no surprise to the members of housing co-ops.  Examples of the success of housing co-ops include:





Ÿ	a tenant management co-op who in their first 2 years of management saved £200,000 compared to what the local authority had previously spent, at the same time as clearing the backlog of repairs, creating a viable community, eradicating void properties, vandalism and littering on the estate.  This TMC has also recently gained the Investors in People award, and is being considered for a Britain in bloom award!





Ÿ	a Housing Corporation registered ownership co-operative who have lower rents than all other local social housing providers, including the local authority.  Despite these low rents, the co-op is maintaining its properties in good condition, carry out all its repairs within 24 hours, is covering its long term maintenance needs, has low rent arrears and virtually no void properties, all at the same time as building a thriving local community.  





Ÿ	a Housing Corporation registered ownership co-operative which records increasingly growing demand for its housing in an area where there is low demand for both local authority and housing association social housing. 





3.5	Housing Co-ops are about community self-help


Housing Co-ops are by their nature about communities and ordinary people taking responsibility, and there are countless stories in housing co-ops about individuals who have made the journey from state benefits to employment through their involvement with housing co-ops.  Housing Co-ops, by giving ordinary people real responsibility and control, are a unique method of breaking down alienation and of giving people motivation.





4	The current situation





4.1	Barriers to Housing Co-operative development


There are 270 Housing Co-operatives currently registered with the Housing Corporation, but this number has fallen since 1988.  They are subject to the same conditions and monitoring as other Housing Associations, but the current regime has had the effect of favouring larger organisations, who are better equipped to deal with private finance, to use their reserves to achieve cheaper loan arrangements, and to cope with the bureaucracy requirements of the Housing Corporation.





Over the last few years, there have been a number of small scale shared housing developments that have occurred through private funding and an agency called Radical Routes, which have demonstrated the tenacity of housing co-operators even in adversity, but there has been very little housing co-op development through the Housing Corporation. What development has happened has been of high quality, and has won various prestigious awards.�   


There are several reasons for the lack of co-operative development, including:


	


Ÿ	there are very few people or organisations that specialise in developing housing co-ops.  Housing co-ops excel in developing properties and communities where people want to live and in providing high quality community-focussed services, but it is rare that a housing co-op will have members who have the detailed knowledge of how to make funding applications, and how to develop a scheme from start to finish.  There is a need for people who specialise in these skills to work with housing co-ops.


	


Ÿ	similarly, because housing co-ops are usually small community-focussed organisations, they have difficulties in developing relationships with the complex environments of local government, in having the time and dedication to work through local authority politics, and in understanding how to work with local authority housing strategies.  There is a need to build links and understanding between housing co-ops and local authorities.


	


Ÿ	competition for Housing Corporation grants having forced headline grant rates increasingly lower, together with the need to bring in private finance at low interest rates and to use housing association reserves in order to develop properties at anything like affordable rents, has not helped housing co-ops develop properties.  Because housing co-ops are usually small organisations, they lack the financial muscle to get low interest rates or to use their reserves to cross subsidise new development schemes.  There is a need for financial mechanisms that will support housing co-ops.





4.2	Service provision to Housing Co-operatives


The housing co-operatives that have struggled over the last few years have been those that have not had access to reliable information and support services, and those that have survived have been those that have had access to support through one of the following:  


		


Ÿ	through 5 dedicated housing co-operative support agencies, most of which used to be secondary housing co-operatives set up to develop and maintain housing co-ops.  These agencies provide services to a number of housing co-ops and are often a major focus for co-ops in their particular areas.


Ÿ	through housing associations, often providing services to only one housing co-op


Ÿ	through one-person consultancies, which have been set up by staff trained in housing co-op service agencies


Ÿ	through the housing co-op directly employing its own staff


	


There are advantages and disadvantages to all of these models, but surprisingly, there is currently no system for monitoring how services are provided, or any consideration of good practice in this area.  The CCH is currently carrying out research to investigate methods of service provision to housing co-ops.





4.3	Short-life housing co-operatives


Particularly in London and the South-East, shortlife housing co-operatives have played a key role in housing single people and couples without dependants, through bringing buildings that have been left empty or uninhabitable into use as temporary housing.  Apart from the obvious benefits in terms of alleviating homelessness, shortlife co-operatives have maintained the value of properties that otherwise would have become derelict, and, with some shortlife co-ops occupying properties for as long as 20 years, have built sustainable communities in areas that would have otherwise have been prone to vandalism and decay.





4.4	Tenant involvement and control in the public sector


A survey about tenant participation in Housing Today� of councillors and housing association board members found that, although attitudes may be starting to change, ‘a telling proportion of those polled do not want tenants to take an active role’, and ‘when it comes to setting policy on rent and allocations ..... only 4 associations and just one council currently let tenants do this, and opinion was divided over allowing it to happen at all’.  





In this environment, the local authorities and housing associations that have taken a lead on empowering their tenants are to be congratulated, and we hope that the best value and tenant participation compact initiatives will lead to a significant change in attitudes in the social housing sector.





4.5	Tenant management in local authority properties


Local authority tenants have a statutory ‘Right to Manage’ their properties, the ‘Section 16’ funding regime through the Department of Environment, Transport and the Regions, and the specific ‘Right to Manage’ process which enables them to set up Tenant Management Co-operatives and Estate Management Boards (Tenant Management Organisations).


	


This has led to the setting up of over 150 tenant management organisations in local authority properties, whereby the TMOs have management agreements with the council to provide housing services.  





There is evidence to suggest that the ‘Right to Manage’ process has been successful in schemes where there has been a supportive local authority, often making massive savings on previous council budgets, as well as delivering a far better service, but in areas where the local authority’s support has been weak, tenants have found it hard to make tenant management work in practice.�  Because the ‘Right to Manage’ was perceived to have been brought in to lessen the power of local authorities, many of them still see it as a threat.  Therefore the potential demand for setting up TMOs has not been fully realised, and many local authority tenants are still unaware of their opportunities under the ‘Right to Manage’.





4.6	Tenant management in housing associations


Based on the successful models in the local authority sector, there have been some housing associations that have also set up TMOs.  However, there are no records of how many of these TMOs are in existence, and there are no formal structures or funding to enable the process to happen.  Where TMOs have been set up, it is usually through the efforts of particularly enlightened staff, but most housing associations do not offer tenant management as an option to their tenants.





Without any real data on tenant management in associations, it is difficult to say anything about the possibilities for tenant management in the sector, but we think it is probable that there is a significant potential there.  However the culture of most housing associations will be unlikely to encourage tenant management unless there is an external organisation that is funding, supporting, promoting and monitoring tenant management in housing associations.





4.7	Resident controlled housing associations


There are 5 resident controlled housing associations registered with the Housing Corporation, which have tenant majority boards.  These organisations have made significant steps towards building local communities and regenerating their properties, often in the most disadvantaged neighbourhoods.   In general, the motivation behind tenants in RCHAs is much the same as tenants in housing co-ops.





However, in common with any large housing organisation, some of the larger resident controlled housing associations face the challenge of how to ensure widespread resident control and community building below board level.





4.8	The wider co-operative movement


The co-operative movement offers unique possibilities for ‘joined-up’ modern solutions to tackling social exclusion.  The historical vision of ‘cradle to the grave’ co-operation, where all needs could be catered for co-operatively, and where the community owns and controls all these functions, is the solution that the government needs to turn round disadvantaged neighbourhoods.  Therefore opportunities exist not just for setting up housing co-operatives, but also for worker co-operatives, credit unions, consumer co-operatives, community controlled co-operative shops and a wide range of co-operative ventures.  There is no reason why all community developments and enterprises cannot be set up as co-operatives and therefore controlled by the community they serve.





The co-operative movement has started to realise these opportunities, and co-op members have started to set up Regional Co-operative & Mutual Councils, initially to take the co-operative option to the Regional Development Agencies, but in the longer term to develop regional co-operative strategies.





5 	A co-operative housing strategy





5.1	The future of social housing


The CCH believes that the government’s aim of creating an inclusive society is inconsistent with maintaining Social Housing Grant at levels which deliver unaffordable rents.  To raise grant levels and the availability of grants for housing will involve increasing the attractiveness and the availability of social housing to a wider section of the community, including to single people and couples without dependants, and giving the less disadvantaged an alternative to home ownership.





1	There is a need to rethink the way in which public sector housing is funded and allocated.  Most people agree that the current funding framework does not deliver affordable rents.  Consideration needs to be given to raising grant rates.





Proposals relating to ‘Neighbourhood Management’ are the right way forward in that neighbourhood management will be about creating local solutions.  However, solutions that are about external people determining what happens to a neighbourhood will not work.  ‘Neighbourhood management’ must be about creating the conditions for residents to take control of their community.





2	‘Neighbourhood Management’ must be about community empowerment as well as ‘joined-up’ local strategies.  All neighbourhood management schemes should promote and support tenant control.





The Community Land Trust model is commonly used in America, and is a cross between an RSL and a limited equity housing co-operative, existing as a non-profit, community-driven company.  It is characterised by dual ownership, where the CLT owns the land in perpetuity (often gifted to it by local government), while residents own the housing, usually on a 99 year lease.  Most American CLTs are involved in either developing affordable co-operative housing or home ownership, dependent on the local housing market.  In neighbourhoods where property costs are low, the objective is to extend either co-operative housing or owner occupation through mutual mechanisms, and thereby reverse neglect and abandonment through local land stewardship.  Where property costs are rising, the objective is to protect and preserve affordable home ownership.  A CLT has the advantage of bringing individuals together as communities, regardless of tenure, in mutually sustaining organisations, as well as enabling wider strategic local government interests to be represented.  It is a unique method of enabling the local community to take responsibility for and determine the future of their homes and environment.  CLTs may be of particular relevance in rural and other areas where land prices are high.





3	The Community Land Trust model should be investigated as a means of developing resident control and housing co-ops.





5.2	Developing Housing Co-operatives


The development of housing co-ops in all parts of the country will only happen if a number of housing practitioners work together to make it happen.  We therefore support the establishment of Local Housing Co-operative Development Groups, which has already been proposed by the UK Co-operative Council�.





There will be different methods for setting these groups up, dependent on the circumstances in each region, but we would envisage that the following groups may be represented on them:


Ÿ	members of existing housing co-operatives


Ÿ	representatives from organisations working with housing co-ops


Ÿ	representatives from local authorities


Ÿ	representatives from Housing Associations


Ÿ	representatives from Co-operative Development Agencies in some regions 


Ÿ	representatives from the wider co-operative movement, possibly from Regional Co-operative Councils


	


To encourage various these various participants to get involved with initiatives to set up housing co-operatives, it is important that the Housing Corporation are seen to be encouraging and supportive of resident control, and that the Housing Corporation gets a resident control message across wherever possible to local authorities and housing associations.





4	The Housing Corporation should be publicly supporting housing co-ops, and encouraging, wherever possible, local authorities and housing associations to develop resident control strategies.





The CCH believes that community ownership is an essential component of building sustainable communities.  However, interim arrangements may be needed to break the logjam of housing co-operative development.  Therefore, for financial reasons and to satisfy the requirements of the Housing Corporation, we believe the possibility of establishing housing co-operatives in partnership with established housing associations should be considered.





However, given the ‘top-down’ nature of most RSLs, it is vital that:


Ÿ	best practice guidelines for the process and appropriate leasehold models should be drawn up 


Ÿ	it should be the aim of the partner RSL that ownership of the properties should be passed to the co-operative when practically possible


Ÿ	safeguards are built into the relationship with the partner RSL that ensures that after periods of 5 years, the co-op has the freedom to become independent (subject to their competency and loan arrangements)


Ÿ	where possible, the co-op should have the opportunity to choose who owns the freehold of their properties, who their development partners are, and who provides them with training services


Ÿ	the housing co-op has the freedom to determine where and how and if it buys services, although the co-op may decide to buy services from the partner RSL





We support the principle of leasehold arrangements between existing RSLs and housing co-ops, but currently the Housing Corporation places restrictions on RSLs leasing to non-RSLs, which will need to be reconsidered to allow RSLs to lease to unregistered housing co-ops.  Similarly, consideration may need to be giving to the Housing Corporation only registering organisations that have an asset base and an existing track record of management.


	


5	Guidelines need to be drawn up about how housing co-ops can be set up in partnership with existing RSLs.  These guidelines should clarify Housing Corporation regulations regarding housing co-ops leasing properties form other RSLs.


	


6	Tenants should be in a position to choose the organisations they work in partnership with, such as the development partners, management service providers and training agencies.


	


5.3	Developing tenant control in local authorities


Local Authorities clearly need to be the key decision makers in terms of identifiying housing priorities in their area.  Local Authorities should thereofre identify what they are doing to promote resident control to their local residents, and how they are encouraging partner RSLs they are working with to introduce resident control.





7	Local authorities should consider the contribution that housing co-ops and resident controlled housing could make to their housing strategies, and identify what they are doing to promote co-operative housing in their Housing Investment Programme bids.





8	Local authorities should consider an RSL’s track record on tenant control when choosing their preferred partners.





It is indicative of what has gone wrong that increasingly social housing providers are finding it hard to let some of their properties.  Not so, housing co-operatives.  Even in areas characterised by low demand, housing co-ops continue to have long waiting lists.  Therefore, it would make some sense for local authorities to work with housing co-ops to let their hard to let properties.





9	Local authorities and regeneration schemes should carry out surveys of empty properties in their area with a view to transferring management of hard to let properties to housing co-operatives.





We believe the ‘Right to Manage’ structure for local authority tenants has produced good results, and we are generally supportive of DETR’s widening of the Section 16 framework, insofar as the changes lead to real empowerment of tenants and communities.





Some local authorities have been enthusiastic about tenant management organisations in their area.  However, many other tenant management organisations have reported to us stories of local authorities deliberately obstructing their operations, and have asked us to set up an arbitration body between TMOs and local authorities.  





10	TMOs urgently need an independent organisation that can mediate between TMOs and local authorities.





Shortlife housing co-ops have provided a particularly valuable service in London and the South-East, where they have brought into temporary use properties that otherwise would have become derelict and subject to vandalism and decay.  However, with several regeneration programmes beginning to demolish and rebuild, and with some of the stock that has been maintained for sometimes as long as 20 years by shortlife co-ops being sold off to raise capital receipts, the stock available to shortlife co-ops is beginning to diminish.  This has the unfortunate consequence of increasing homelessness, particularly for single people who have no access to alternative accommodation.





11	Local authorities should be allowed to sell properties occupied by shortlife co-ops to those co-ops at a discounted rate that take into account the amount of time that the co-op has maintained the property.





5.4	Developing tenant control in housing associations


The emphasis on competition between housing associations has driven grant levels for housing down, and sometimes prevents associations working with each other when that might be in the interests of tenants and communities.  





12	The Housing Corporation should encourage housing associations to develop housing co-operatives and resident control.





13	A criterion for approval of funding bids for RSL development should be their plans for promoting tenant control and the RSL’s previous tenant control record.





That the CCH is proposing that housing co-operatives should be set up in partnership with housing associations will come as something of a shock to many existing housing co-op members, not least because there is very little understanding in housing associations of how to work in partnership with tenants, let alone tenants who wish to exercise control over their homes.  Therefore, for the setting up of housing co-operatives through housing associations, there will be a need for extensive education of housing association staff.





14	There is a need for an education programme for housing association staff about housing co-operatives and resident control.





One of the factors that always creates difficulties in terms of developing a sense of ‘ownership’ for tenants of all RSLs is that tenants are usually only allocated to properties once they have been developed.   We also believe there is scope for the development of best practice standards in how to involve tenants in the development and design process, to ensure, in particular, that environmental issues are taken into consideration. 





15	Wherever possible, new developments should have pre-allocated tenants who have the opportunity to get involved with design and development processes.





Given the recent survey in Housing Today that highlighted the lack of support even for tenant participation from RSL staff, we think it unlikely that the majority of RSLs will make significant moves towards empowering their tenants voluntarily.  Even where housing associations are keen to support their tenants, we do not believe that it is appropriate that building tenant empowerment and control should be paid for through already high RSL rents.





Nowhere is the contrast between local authority and housing association tenants more apparent than in multi-tenure neighbourhoods where local authority tenants wish to exercise their ‘Right to Manage’ in partnership with neighbouring housing association tenants, who have no access to funding and not even access to a framework for setting up a tenant management organisation.  





16	An equivalent of Section 16 funding be made available to all RSL tenants, including tenant options grant and the tenant management grant programme.  Such a programme should include the option of setting up tenant owned (leased) organisations.





5.5	Service provision to housing co-ops


It is important that support and advice is available to housing co-ops, and we believe that support could come from a range of agencies, including dedicated service agencies or housing associations, but there is a need for monitoring of the ways in which services are provided, to ensure that housing co-ops are getting the best possible services, in a way that maximises their potential as housing co-ops.  





17	There is a need for best practice guidelines on how organisations provide services to housing co-ops.





The Housing Corporation’s monitoring regime has created difficulties for some housing co-ops because of it’s bureaucratic nature, and co-ops have found it hard to understand the purpose of performance standard returns.  For example, for a housing co-op that is carrying out all its repairs within 24 hours, extensive record keeping of the kind that the Corporation requires will not affect the repairs service, apart from unduly burdening the co-op’s volunteers.  In reality, the best possible monitors of service provision are the tenants themselves.   





In the meantime, we recognise that all housing co-ops should meet the performance standards criteria as laid down by the Housing Corporation.  However, we believe that in many cases of difficulties, there may have been better solutions than the usual proposal that the housing co-op transfer its engagements.





18	Consideration should be given to monitoring systems for housing co-ops and organisations providing services to them.  The Housing Corporation should work in partnership with other organisations to look at ways to prevent problems.





5.6	Resident controlled housing associations 


We support the setting up of resident controlled housing associations, although we would be keen to see effective guidelines that will ensure that tenant empowerment opportunities within them are maximised and that the structures that ensure that resident control and community ownership is passed down to local neighbourhood areas are clearly identified. 





The governing bodies, particularly of larger housing associations, are barely accountable to the taxpayer, despite their receiving significant public resources, let alone to their tenants.  Therefore all Housing Association board members should be elected and accountable to their tenants.





19	All tenant and other representatives on boards of Housing Associations should be elected and accountable to their tenants.  





The current thinking towards tenant involvement with boards, limiting them to a third, or even to two thirds, assumes that tenants are some sort of ‘faction’ that will en masse behave irresponsibly, will only represent the interests of tenants and not the organisation, which could particularly affect relationships with lenders.  However, it should be the case that the interests of tenants are the same as the organisation, and our experience is that if you give tenants responsibility, they will act responsibly, and they only really experience difficulties if they don't have access to support and advice.  The danger of having boards with several ‘professionals’ on them is that they may not be conducive to bringing tenants into the decision-making process, and if we assume that tenants on boards are only there to give a flavour of tenant opinion, they are unlikely to contribute to wider debates.





We would also suggest that there is no evidence that lenders have difficulties with lending to tenant controlled organisations.  The criteria they go on is whether the organisation has a sound business plan.





20	There should be no upper limits on the percentage of tenants on the boards of Housing Associations.





We would like to see a situation where all social housing tenants are given the option to set up the housing organisation of their choice, which should include the possibility for tenants to set up fully mutual ownership housing co-ops as well as resident controlled housing associations.





21	All RSL tenants, particularly in regeneration & stock transfer programmes, should be given the option to set up a tenant controlled housing co-operative.





5.7	Taxation


Without lessening the importance of a publicly funded social housing system, other means of funding elements of the social housing system need to be found.  This might include looking at offering companies tax incentives to donating resources to social housing, particularly social housing that is resident controlled.





22	Consideration should be given to possible tax incentives for companies investing in social housing, particularly social housing that is resident controlled.





The current taxation system penalises housing organisations that are tenant controlled, because only housing associations registered as charities can avoid paying full Corporation Tax.  Resident controlled housing organisations cannot and it would not be appropriate for them to register as charities.  This has led to some tenant controlled organisations being forced to make painful decisions about whether to relinquish their tenant control or raise their rents to cover the costs of Corporation Tax, which is clearly a disincentive for tenant control.





With the option of establishing a housing co-operative or other tenant controlled organisation with freehold ownership at the outset being currently very difficult to achieve, leasehold ownership may be a more realistic option, with consideration of transfer of freehold at a later date.  Again, such an approach would penalise housing co-operatives through stamp duty on transfer of ownership.





23	Consideration should be given to exempting resident controlled social housing from Corporation Tax, and from stamp duty for transfers of housing.





5.8	Developing tenant control through stock transfer


It is regrettable that council housing has been underfunded and mismanaged, and that some local authorities have put up barriers to tenant management.  These factors and the lack of resources for repairs for council housing is forcing local authorities to consider transferring their stock to either new or existing RSLs.  We recognise that the principle of council housing is important, and that were the resources available publicly to regenerate neighbourhoods, the majority of tenants would prefer not to relinquish their council tenancies.





However, it is probable that transfers of council housing will continue, and if that is to be the case, we would prefer to see tenants in the driving seat of stock transfers.  Regrettably, most transfers have happened without very much active tenant or community involvement, and usually in very complex political environments that tenants will not understand, and consequently the regeneration that follows stock transfer is not sustainable.





24	No regeneration scheme or stock transfer should take place unless there is an established recognised democratic tenants organisation.





‘Tenant’s Friends’ who are brought in as ‘independent’ advisors to tenants in a transfer situation are currently employed by the local authority and are usually not in a position to provide independent advice.  It is usually the case that the ‘independent’ advisors remit is to ensure a ‘yes’ vote.





25	Tenants in a proposed stock transfer area should have access to genuinely independent advice and funding.





The process of stock transfer can be very complex, and can involve the employment of expensive consultants who will probably not be very good at relating to tenants.  The absence of any guidelines about how stock transfer should occur, and what safeguards should be in place means that tenants are not in a position to follow the process.





26	Guidelines should be drawn up about stock transfer, in a similar fashion to the ‘Right to Manage’ procedure, to ensure that tenants understand the process.





27 	Where a local authority stock transfer is proposed which includes a tenant management organisation, consideration should be given to granting the TMO separate status, which should mean an alternative voting system and the provision of funding for a separate stock condition survey of the tenant managed housing stock.





If it is the case that the local authority is to transfer some of it’s housing, we believe that an option available to tenants should be the setting up of a housing co-operative, either through outright ownership, through partnership with another organisation, or through tenant management.  Some local authorities may prefer to see their stock transferred to their tenants, rather than to housing associations.





28	Setting up a housing co-operative or a tenant controlled organisation is an option that is considered by tenants in all stock transfer proposals.





5.9	Developing the tenant movement


With various organisations representing different strands of the tenant movement (TAROE representing local authority tenants, HARTOE representing housing association tenants, the National Federation of TMOs representing TMOs, ATIC representing a mixture of TMO tenants and service agency professionals, and the CCH representing Housing Co-op and tenant management co-operative tenants), it is clear that the tenant movement in this country is uncoordinated and very weak.  This has the effect that housing is barely an election issue, and consequently resources for housing across the board are low.  We think that all tenants should work together on a common agenda to get the maximum resources and the best possible services for tenants and prospective tenants, and to increase tenant influence wherever possible.





29	Representatives of the various tenant representative organisations should meet on a quarterly basis to discuss issues of mutual concern.





5.10	Building the resident control constituency


All current initiatives relating to the voluntary sector suffer from a lack of publicity about them.  The importance of the voluntary sector to all citizens merits as much publicity as the ‘Right to Buy’ and various privatisation initiatives received in the 1980s.  Currently volunteering is only seen as something that the unemployed or disadvantaged do, and perhaps there is even a social stigma against volunteering, particularly in relation to social housing.  





30	There is a need for a major advertising campaign about the importance of volunteering and membership.





It is absurd that the benefits system penalises those who volunteer to be involved in the running of their housing.  We should be looking for ways to encourage volunteers not put them off.  There may be a need for other incentives to volunteering such as encouraging companies to allow time off work for volunteering.  There is also a current debate about the possibility of payments of allowances to volunteers, if only to recompense them for lost hours of work.  We recognise this as a complex issue, but suggest that there is a need for further consideration of the issue. 





31	Benefit regulations should be reviewed to encourage volunteering rather than prevent it.





32 	Companies should be encouraged to allow time off work for individuals to meet volunteering commitments.





Perhaps the most important constituency for all forms of volunteering is younger people, because they will be the people who will take initiatives forward into the future.  It is vital that information about volunteering and the co-operative option is presented now to young people through schools to help them build stronger communities into the future.





33	Information about volunteering and the co-operative option should be disseminated through schools as part of the active citizenship campaigns.





5.11	Home ownership


We also believe that there is scope for developing stronger communities by including people who would not normally get the chance to be part of the traditional social housing environment, such as homeowners.  It may be possible that homeowners, particularly when they do not have resources to maintain their properties, could set up mutual organisations, perhaps in partnership with housing co-operatives, to resource repairs.  





Similarly, with most local authorities looking for ways to ensure that leasehold costs are passed on to leaseholders, the co-operative model may also be appropriate for leasehold homeowners.





34	Consideration should be given to enabling homeowners who cannot maintain their properties to establish mutual organisations.  Housing Co-operatives and the Community Land Trust model may be a means by which this can be done.





35	Consideration should also be given to methods of setting up co-operatives for leasehold home owners.





6	A revolution in Britain’s neighbourhoods





A revolution in public sector housing provision is urgently needed.  the depth of the problems demonstrate how far there is to go.  The proposals that the CCH suggests above are part of that revolution.





It is by achieving balanced communities, built and sustained by members of those communities taking real responsibility and accountable democratically to all local residents, that social exclusion will be beaten.  Real community ownership will be the foundation of active, creative neighbourhoods, with less and less need for investment by the taxpayer.  On this foundation, communities will build social capital at their own pace, in their own style, tailored to address the problems in their own neighbourhoods.





Bricks-and-mortar capital investment together with the strength of local inclusive communities can mirror the 25 year success of housing co-ops.  Communities should be encouraged to develop and own strong community assets in stewardship for future generations.  This revolution will empwoer communities and liberate them from dependence, at the same time as liberating the taxpayer and maximise value for the taxpayer’s money.





This is the time to begin that revolution!








�	‘Models of Resident Controlled Housing’ Gillian Gillanders and Bob Blackaby 1999 - The report concludes amongst other things that  ‘the Corporation should ‘continue to recognise co-ops as one aspect of a spectrum of resident involvement’


�	Hilary Armstrong MP, former Housing Minister speaking to a Tenant Participation Workers Conference in 1997


�	‘Bringing Britain together: a national strategy for neighbourhood renewal’ Report by the Social Exclusion Unit 1998.  The summary identifies that ‘past Government policies have contributed to the problem.  Poor housing design has had a big impact, weakening communities and making neighbourhoods less safe.  And policies on housing allocation, rents and benefits have tended to concentrate the poor and unemployed together in neighbourhoods where hardly anyone has a job.’
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