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FUTURE ROLE & FUNDING OF COMMUNITY ORIENTATED HOUSING

The Primary Importance of Community

For many years, the housing co-operatives and other forms of community controlled housing the CCH represents have played an important role in generating community to provide its own self-help approach to provide good quality and cost effective services. Research that 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 then
.

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. 

Changing the culture - Together We Can
The CCH fully supports the work being done through the Government’s Together We Can programme to emphasise the important role that community empowerment should play in service delivery. Together We Can is a bold and imaginative programme that highlights the need for cultural change. Cultural change is needed in the social housing sector, where, with some exceptions, staff are seen as active decision-makers, and tenants as passive recipients. This culture lacks the imagination to generate coherent community fabric
. 

The role of social housing needs redefining. 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.

An accreditation scheme

A community accreditation scheme for housing providers, where a scale would identify which organisations were genuinely pursuing community related objectives, might encourage best practice. A community accreditation scheme would be based on tightly defined community 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.

The tenant management sector shows how change may not happen without legislative backing. The legal Right to Manage and its associated funding programme has generated over 250 successful Tenant Management Organisations, some of which feature in Together We Can’s Guide Neighbourhoods programme. There is no funding for tenants to set up TMOs in the housing association sector, no framework or promotion of the option and no legislation. Consequently there are very few TMOs in the housing association sector (and most of those were set up in the local authority sector). 

Ultimately stronger legally based approaches may be needed to encourage the poorer performers to support a community empowerment agenda, such as a Right to Neighbourhood Management, with a framework and funding to enable it to happen, for communities to take over management of local services.

Community Gateway

Set up through the Co-operative Movement, Community Gateway uses the strength of a large scale 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 successful Community Gateway Association (CGA):

· generates community pride and vision through providing opportunities for local activity at a pace right for the community and on issues that matter to them

· establishes a community democracy by enabling tenants and residents to become CGA members and get involved in decision-making

· tackles the us and them mentality, with communities becoming leading partners working in partnership with staff to deliver the quality homes and neighbourhoods they want

· builds all this into the CGA’s fabric, rules and structure 

In Preston, where tenants and Councillors previously hostile to stock transfer united to support a Gateway transfer (with an 81% tenant vote for transfer), the Council’s 6,500 homes were transferred in November 2005 to their CGA. 

It will take several years to fully develop the Preston CGA’s community empowerment objectives. However, 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. 

Watford, Tamworth, Brighton, Lewisham and Braintree Councils and their tenants are looking at Community Gateway as a means of establishing tenant democracies to steward their homes and neighbourhoods. A recent meeting of the partners who developed the Community Gateway model, attended by ODPM and Housing Corporation representatives, identified that Community Gateway could also potentially be used to develop community in:

· new communities being developed in growth areas in the South

· 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

· neighbourhood organisations set up to deliver Local Area Agreements.

Membership

Preston’s early buy-in to membership has shown that membership of a large organisation can be a strong motivating force. Community membership is about identifying that the community is an important part of the governance structure, and encouraging the community to become the legal guardians and stewards of the organisation. Membership is a means of developing community fabric, responsibility, ownership, identity and participatory democracy. 

Tenant and community membership models, such as Community Gateway, 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 provision

A wider focus on community and community membership calls into question the narrow focus of social housing. Social housing providers restricted to providing housing for the most vulnerable become trapped in a social housing bunker, and losing some of the potentially most able members of communities as they step up the housing ladder does nothing to help build socially cohesive communities.

Community ownership models are needed that unite the following features:

1. community membership 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.

The CCH and various others have explored potential applications for Community Land Trusts (CLTs), a model developed in the USA as a community membership organisation that owns land and uses it in relation to various housing tenures and other community orientated objectives. In this country, the CLT model has been explored as the basis for rural community solutions and for low income home ownership, a particular model having been developed by CDS Co-operatives and the New Economics Foundation
. The Mutual Home Ownership model combines a CLT, which holds the land outside the market in perpetuity for the provision of affordable housing, and a mutual home ownership trust which gives its low income members an equity stake in the value of their home. 

Housing associations, funded by generations of public funding, ought to be the best placed vehicles to develop community ownership models. However housing associations are currently legally restricted to their social housing role, and, whilst some housing associations might behave as socially responsibly community enterprises if unfettered, it would be dangerous to relax these restrictions without developing legal community accountability in the housing association model through community membership. 

A further opportunity to lever in funding to support a wider approach to community housing may come from the Government’s Real Estate Investment Trust (REIT) legislation in the Finance Bill. The CCH is currently exploring with the wider co-operative movement whether a co-operative REIT could be established to harness co-operative and other community assets to generate community based approaches to the funding of housing (potentially including social housing, but not exclusively so). 

Ownership co-ops & tenant management

Ownership housing co-ops and tenant management organisations, by virtue of their good quality cost effective services and community resilience, ought to be at the forefront of community housing debates. However, the potential of this sector is now severely restricted. Discussions initiated by some housing co-ops to merge into larger group structures to better meet the challenges posed by the Barker Report have been limited by a lack of resources. Imaginative schemes to develop housing co-ops through housing associations, such as Redditch         Co-operative Homes, have not been promoted widely. Reductions in the funding to promote tenant management and the lack of a framework and support in the housing association sector (particularly hit by punitive VAT costs for independent community organisations) has led to the lowest TMO growth levels for many years. 

A consideration of social housing’s role and future ought to include consideration of the small scale community controlled housing initiatives from which many current larger community empowerment initiatives originated.

Summary of key proposals

1 Introduce community generation into the definition of social housing

2 Develop a community accreditation scheme for housing providers

3 Introduce a legal right for communities to take responsibility for neighbourhood management (similar to the Right to Manage)

4 Increase support for Community Gateway and investigate Community Gateway as a vehicle for community empowerment in wider programmes

5 Explore community membership of local authority housing trusts, housing associations and neighbourhood management vehicles as a means of developing accountability

6 Develop community ownership models that bring together community membership with local community housing asset ownership and a seamless transition from social housing to owner occupation

7 Explore the Community Land Trust and Mutual Home Ownership models

8 Consider community based REITs as a vehicle for generating funding for community housing provision

9 Consider the role and future of housing co-ops and TMOs

10 Consider ways to make small scale independent community organisations VAT exempt

For further information on this submission, please contact the Confederation of Co-operative Housing at Fairgate House, 205 Kings Road, Tyseley, Birmingham B11 2AA nic@cch.coop 07947 019287

� 	There are many pieces of research that have demonstrated the success of community controlled housing, 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-ops and other tenant controlled organisations to local authority and housing association counterparts. It concluded that housing co-ops 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





� 	ESRC: British Household Panel Study 2002 – quoted in Regional Futures & Neighbourhood Realities – Professor Richard Scase & Dr Jonathan Scales – published by the National Housing Federation 2003





� 	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 to think that this kind of discrimination might be endemic throughout the sector.





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