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ReUrbA2 theme meeting:

Social landlords and urban regeneration

Held in Rotterdam on Monday the 29th and Tuesday the 30th of November 2004 

Minutes of the proceedings

MONDAY EVENING
The purpose of the diner pensant on the Monday evening was to acquaint those present with their fellow delegates and with the their colleagues’ background.

During the diner pensant three presentations were given by:

· Alexander Luijten of Aedes, the Dutch federation of social landlords

· Vincent McCabe of the National Housing Federation

· Hans Jörg Duvigneau of GDW, the German federation

The presentations covered social landlords and their history, the national context, the relationship to the government and various facts and figures.

Aedes, the Dutch federation of social landlords

Alexander Luijten gave a presentation about Aedes, the 
history of Dutch social housing, the current situation and developments.

Aedes

Aedes is a federation with approximately 600 members and serves as a platform for members. It safeguards the members’ interests by lobbying in Den Haag (the Hague, the city were the government resides). Aedes is an employers’ organization for contract negotiations and also provide members with advice and information. Complicated issues are sourced out.

Concise history of Dutch social housing
Traditionally the Dutch society was segmented into four segments (called ‘zuilen’): catholic, protestant, socialistic and liberal. Each group had his own organisations. They had, for example, their own schools, soccer clubs, churches and housing associations. The first housing associations developed between 1850-1900. After the Housing Act in 1901 the number of housing associations increased (around 1,500). The associations were small scale with a lot of volunteers. Between 1916 and 1925 they produced many houses. A nice example is the city architecture of the “Amsterdamse school”
After World War II there was a need to realise a large quantity of houses. The National Government played a central role with a top down approach. The government, both central and local, determined where and how dwellings were built and housing associations and local government housing organisations took them over and into management. In the late 1980’s virtually all of the local government housing organisations became independent housing associations.

In the early 1990’s the central government started with the brutering (balancing-out). This was an operation in which the government balanced out their committed future subsidies to housing associations with the loans that had to be paid back by the associations. This occurred at macro level. In 1995 the brutering was completed. The government had two reasons to do this:

1. Ideological: stepping back of government (liberal);

2. Budgetary: the subsidy system was too expensive.

Tabel 1: Housing stock by sectors 

	Sector of the housing market
	1993
	1997
	2001

	Home ownership
	47%
	50%
	53%

	Private rental
	15%
	13%
	11%

	Social rental
	35%
	37%
	35%

	Total housing stock (x 1.000)
	6,044
	6,366
	6,649


Tabel 1 shows the percentage of dwellings per sector of the housing market. The sectors are home ownership, private rental and social rental. At the moment there are 2,4 million social dwelling in the Netherlands housing approximately 6 million people.

Tabel 2: Scale of housing organisations

	Scale (number of dwellings
	Number of associations
	Percentage of the associations

	0 - 600
	80
	15.9%

	600 – 1,800
	121
	24.1%

	1,800 – 4,000
	132
	26.2%

	4,000 – 10,000
	122
	24,3%

	Larger than 10,000
	47
	9,3%


Social housing today 
In the 1970’s government policy promoted growth by the creation of satellite towns like Zoetermeer and Almere. This lead to more car usage, traffic congestion and environmental problems. The policy of the central government no longer favours satellite cities. Instead the government promotes expansion on the periphery of existing towns and cities and the restructuring of run down intercity areas. The new neighbourhoods encircling and extending the existing cities are referred to as VINEX neighbourhoods. In short present government policy is aimed at building in and around existing cities. 

It is becoming more common for associations to sell parts of their housing stock. This is a way to generate capital for new developments or for the restructuring of neighbourhoods. It is also seen as a way to achieve differentiation in ownership and creating more choice.

The central government programme for urban regeneration is concentrated in 
56 areas in 30 cities. At the local level 
agreements are made between social landlords, local and central government. The costs of the programme are primarily born by the housing associations and their partners (local authorities and private investors). Central government has made 
€ 90 million available spread over a period of 5 years, primarily for process costs and pump priming.

At this moment there is an increasing demand for social housing. The main reasons are the demographic development: immigration, an aging population and more and smaller households.

Rules governing social rented sector: BBSH
The rules for the public housing sector are described in the BBSH. Important rules are:

· Assure good quality of dwellings;

· Guarantee financial continuity;

· Priority to special needs groups;

· Involve tenants in policy and management;

· Quality of life; 
· Housing of those in need of care (elderly, disabled)
.

Financing and guarantee structure
The financing and guarantee structure for social landlords in the Netherlands consists of three security structures:

1. First security: Central Fund (CFV) 

Associations report their financial situation to the CFV. The CFV analyses their figures and undertakes action when necessary.

2. Secondary security (WSW)

Social housing guarantee fund (WSW). Social housing associations can get cheap loans through the WSW. The WSW has also a role to back them up in case of emergency.

3. Tertiary security (state backup). 

The government backs up when the first two structures fail. This has never happened,
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Current developments 

· The future rent policy 

Market action versus consumer protection. The level of rent that a landlord may charge is determined using a system of points which take into account aspects of quality such as the number and size of rooms, heating, etc.. The location of the dwelling plays no part in this system. The market value of a dwelling in the centre of Amsterdam is far greater than that of a dwelling of the same quality in a village in East Groningen. Housing associations are not allowed to raise the rent in Amsterdam, because of the social status of the dwelling. A rent related to the market value would become too expensive for tenants with a low income. One way to tackle the problem for low income people is subsidy.

· Allocation of housing associations’ financial reserves.

There is discussion about the wealth of the social landlords. If one looks at their property (the bricks and mortar) they are rich. On the other hand urban renewal costs a lot of money. Realisation of the intrinsic wealth would mean selling the property.

· Production

Housing associations (and the private sector) are not building enough new dwellings to meet the growing need for housing and the government targets. There are many reasons why but this is a bone of contention between the sector and government.

However according to the present prognoses they will be producing significantly more dwellings in the near future.

National Housing Federation, the English federation of social landlords
Vincent McCabe of the National Housing Federation gave a presentation on the changing public housing sector in England. He talked about the background of the National Housing Federation (NHF), a little bit of history, some numbers, policy context & issues and the NHF’s iN business for neighbourhoods campaign. 

The National Housing Federation (NHF)
In 1935 the NHF was set up. It is a voice for the providers of affordable housing and has approximately 1,400 members with 1,8 million properties providing homes for 3 million people. The NHF is the strategic voice of her members. She represents the strategic interests of the sector through negotiation with government & other bodies, promotion, practical advice & support and conferences, training & publications.

A little bit of history

As in the Netherlands there were social housing organisations and trusts in the 19th century. After the housing act of 1885 it was primarily the local authorities who were responsible for providing social housing.

The housing association movement goes back to the beginning of the 20th century. Housing associations were primarily small, philanthropic, charitable institutions aimed at providing for the needs of communities or specific groups such as the elderly. In the post war period between 1946 and 1965 the slogan was “turning hopes into homes”. This was the period of slum clearance, large scale housing and increasing immigration. By 1964 there were about 1,000 housing associations owning approximately 100,000 homes. 

From 1966 till 1973 the “Voluntary Housing Sector”, so called because the members of the management committees are volunteers, got into gear with major campaigns around homelessness and the reaction against high rise housing. There was a lot of public support, because of various scandals. An example of a scandal was the gas explosion in 1968 in a high tower block of flats called Ronan Point that killed 5 people. This effectively meant the end of high rise construction. 

From 1974 onwards the Housing Act made mainstream funding available to housing associations which lead to increased expansion. 

In the 1980’s government legislated to change the social housing market. Tenants of local authorities and non charitable housing associations were given the right to buy and the tenants’ charter made it possible to demand a change of landlord. Local authorities were prohibited to invest in social housing whereas housing associations could receive government support if they took over housing from a local authority. 

As a result many local authority homes were bought by sitting tenants and many local authorities have chosen to transfer all or part of their housing stock to housing associations or “arms length” housing organisations. The generic term for these two types of social landlord is a Registered Social Landlord (RSL).

In 1988 the act Private Borrowing to fund developers became the norm with associations exposed to the risk of borrowing on the capital market. In the mid 90’s one million homes were in management. The last 12 years housing associations delivered 500,000 new and improved houses. They spent £15 billion of tax payers money and drew another £9 billion of private funding from banks and building societies.

Tabel 3: Percentage of dwellings per sector
	Sector of the housing market
	1993
	1997
	2001
	2003

	Home ownership
	67.2%
	68.1%
	69.8%
	70.8%

	Private rental
	10.4%
	10.6%
	10.2%
	10.3%

	Rented - Registered Social Landlords 
	3.6%
	4.8%
	6.7%
	7.6%

	Rented from Local Authorities
	18.8%
	16.5%
	13.3%
	11.4%

	Total housing stock (x 1.000)
	19,987
	20,622
	21,207
	21,464


The percentage of owner occupied dwellings grew. This is partly fuelled by the right to buy. The segment “Rented Privately” stayed static. The growth of the housing associations correspond with the reduction in local authorities (minus the right to buy).

Tabel 4: The size of RSL’s

	Scale related to homes in management
	Number
	Total stock

	Under 500
	954
	87,213

	500 – 2,499
	174
	213,608

	2,500 – 4,999
	122
	428,459

	5,000 – 9,999
	85
	574,529

	10,000 +
	36
	575,984


Tabel 4 shows the size of RSL’s. The associations with less than 500 dwellings are by far in the majority. The minority of larger associations manage the majority of stock. The various legal structures – registered charities, industrial provider society – are not for profit organisations. The Voluntary Management Boards are independent. Some have non paid tenant members on the management board. Their activities are general needs housing, supported housing, sheltered housing, student housing, leaseholders, regeneration activities, shared ownership and housing for sale. They have a wide range of activities. This is not an exclusive list.

Policy Context 

Recently the government put housing on top of the political agenda. The government objective is to achieve affordable and decent homes standard to be met by 2010. RSL’s want to be a driver behind neighbourhood renewal – not just bricks and mortar – and create quality places to live. The competition increases for RSL’s. The private sector will also be eligible for grants for development under the new legislation. 

England has a national agenda: Sustainable Communities Plan. This is a major policy document. Central government has also designates 88 areas which are prioritised. These areas are in the 10% most deprived wards / neighbourhoods in England.

Regional Framework - The strategy is to invest power in the Regional Housing Boards whilst to some extent marginalizing the local government. In the end the Regional Housing Boards determine where funding will be allocated. 

The market differs through out England. There is a lack of demand generally in the North (abandonment), but not everywhere. In some areas there is a shortage of suitable housing whilst other housing may have to be demolished due to a lack of demand.

The city regions and the South East of England have an overheated housing market with demand far exceeding supply. 

Within the housing sector the drive to increase the efficiency is relentless.

Policy Issues
Partnerships are necessary to receive major funding. The Investment Partnerships signals fewer RSL’s. Government promotes larger associations. Another reason is the economies of scale. Short term funding for urban regeneration such as the Single Regeneration Budget (SRB) and some European funding such as the European Social Fund are coming to an end. 

There is a contradiction between local agenda’s and the vision of big is best. It’s important to bring the subjects Housing, Planning and Economy closer together. The subjects are related to each other. RSL’s are in favour op a holistic approach. An issue is the lack of skilled construction workers. Housing associations can’t get people to do the job. 

Demografics

Like most western European countries the population of England is aging. One third of the population is over 50, 1 in 7 of the population is between 50 and 65.  In 2001 there were more people over 60 (21% of the population) than under 16 (20%). The number of people above 65+ is projected to grow 10 times the overall rate of population growth in the next 40 years. The number of one person households grew from 18% in 1971 to 29% in 2003. The question is if it will grow more and if England needs more and different types of accommodation? 

Inspection 

The housing inspectorate of the Audit Commission (2002) is responsible for the inspection of housing associations. 

They assess how good the organization provides the service. They do that for: 

Customers: Is it accessible to tenants? Is it responsive?
Quality: Non discriminatory, safe and secure? Does the housing association work with local authorities to meet local need. Maintenance, planning etc.
Resources: Does housing association review performance. Review resources/people.

They assess if the organisation works for continuous improvement. They do that for:

Tenant involvement: Does it use the results of consultation with tenants to improve services?

Target achievement: Were targets set?
Process: Does it use best value principles, compete, compare, challenge and consult to improve services?
They assess if the organisation is moving towards key lines of enquiry and self assessment

Regulation 
Housing Corporation (a semi governmental body charged with funding and monitoring the housing association movement) has to focus on viability, governance, management and development.

· Viability: 

The housing association must operate in a framework that effectively identifies and manages risk. 

· Governance

The housing association needs an effective board, sufficient expertise – leadership and control.
· Management

The association must provide good quality housing for tenants and perspective tenants.
· Development

They need to deliver the ADP – Traffic lights
Moving Towards Risk Based Regulation
iN business for neighbourhoods

iN business for neighbourhoods is a campaign initiated by the NHF to promote a wider perspective in the field of housing and urban regeneration. The NHF is of the opinion that the Sector is about more than just bricks and mortar. Social investment is not only a question of social justice. There is a business case also. Transformation is concerned with lifestyles, aspirations, neighbourhood renewal – requires addressing the whole picture, not just part of it. Housing is a major part but cannot stand alone. It is also necessary to work with partners such as local schools and on all relevant issues such as Energy Efficiency, Health, Crime, Strategic Regeneration, Customer Satisfaction etc. 

The vision for neighbourhoods contains the subjects addressing social housing’s stigma, tackling stakeholders perception, explaining what the Sector is about, signalling & supporting sector transformation and securing reputation, profile & influence.

GdW Bundesverband deutscher Wohnungsunternehmen, the German federation of social landlords
Hans Jörg Duvigneau representing the GdW-Federation of Housing Enterprises gave a presentation on the history, the importance of the housing sector in the German economy, the legal framework, Basic elements of Social Housing in Germany, financing of social housing, how to manage affordable housing in Germany, Number of Social Housing units (1st incentive scheme), public and private urban renewal programmes and present day challenges for public housing companies in Germany   
A little bit of history

The highlights of the history of social housing in Germany:

The Cooperatives Act of 1890 introduced a waiver of joint debtor's liability for the members of cooperatives. This meant that individual members were now only liable up to the value of their individual share. After the Act housing cooperatives were founded all over Germany. They constructed 5,000 housing units per annum between 1890 and 1915. This was an exemplary solutions for low-cost and high quality housing. It was a proof of the efficiency of the obligatory "public utility"- rules: limitation of dividends on shares; limitation of rents; obligation to reinvest surplus profits to low-cost housing.

In 1919 post-war Germany accepted the public duty to support decent housing for everyone. Between 1919-1924 municipalities, States, churches, trade-unions, industrial employers etc : founded "public utility"-housing-companies. They realised more than 2 million housing units between 1919 and 1932. In 1930 the Government defined "public utility" regulations for housing. In 1934 the "Hauptverband deutscher Wohnungsunternehmen", national federation of public utility housing enterprises, was established. 

After World War II in 1949 the foundation was laid for the "Gesamtverband gemeinnütziger Wohnungsunternehmen" (GGW) in West-Germany. After the reunion of West-Germany and East-Germany the East-German regional housing federations were integrated into the GGW (1990). In 1996 the "GdW Bundesverband deutscher Wohnungsunternehmen" integrated 14 regional housing federations with  3,200 housing associations and cooperatives, running 7,6 million housing units, of which 6,8 million are rental - 30 % of the national rental stock.  

Importance of the housing sector in German economy

The German housing sector represents 3.212,6 billion Euro of net invested capital. 40 % of the gross capital of private households has been invested into housing. The investment in housing is a vital part of the total investments in the building sector. In 2002 55 % of the total investments in buildings was invested in housing, 65 % of this was invested in improving the existing housing stock.                             
Legal framework:

Important legal acts were:

- 1st  Housing Act (FRG) in 1950

- 2nd Housing Act (FRG) in 1956

- Social Housing Promotion Act in 2002

For the vast majority of the existing Social Housing stock the regulations of the 2nd Housing Act remain in force. The main objectives of the new Social Housing Promotion Act are more flexibility, less detailed regulations, more powers to the local and regional authorities;

Basic elements of Social Housing in Germany

Germany has a conventional system for the rental sector. The investor has to agree with the regional State institution about the contracts. The public subsidies for Social Housing are open to everyone. The investor has to accept the social housing standards, the rent regulations and the access criteria for letting social homes to entitled applicants. When the term of the public loan expires the social housing regulations also expire. This happens at minimum after about 40 years. Other agreements last much longer.

There has to be a direct agreements for home-ownership between the entitled private person and regional State institution, concerning standards, financing and public loans. Criteria for access to social homes are the income of applicants and testified urgent need (municipal register).
Financing social housing

In Germany there are 3 incentive schemes

· 1st incentive scheme ("Social" Housing)

Public low interest loans and revenue subsidies. A fixed rent at a low level.

· 2nd incentive scheme 

Encourages home ownership by public low interest loans and grants.

· 3rd incentive scheme

Tapered revenue subsidy for up to 15 years. This accounts for higher income groups.

How to manage Affordable Housing in Germany 




Expenses for housing

In 2002 the average expenditure on housing for German households was approximately 22,7% of their net income. This is about "one week's wage".

General situation on housing markets:

In the most parts of Germany the markets are balanced. There is oversupply in stagnant or even shrinking regions and stagnant or even falling rents. Those are good terms for tenants. The legal reference system of rents moderates their increase. This happens even in regions with housing markets where demand exceeds supply. Nevertheless, there is a growing shortage in low cost homes.

Tabel 5: Percentage of dwellings per sector
	Sector of the housing market
	2002

	Home ownership
	39,1%

	Rented from small individual Landlords 
	35,6%

	GdW organizations
	17,7%

	Other private companies
	3,4%

	Private Housing Funds
	4,2%

	Total housing stock (x 1.000)
	38.690


Number of Social Housing units (1st incentive scheme):

The social housing stock under the first incentive scheme is approximately 1,900.000 rental units, almost 8 % of all rented homes (23.560 million). The number of new-built social housing units in 1999 are 2,060 rental units and 35.600 home-ownership homes. Table 5 uses the number 15.130 million (39,1%) as the number for home ownership. Other sources claim that the number of home ownership is 16.300 million (42,2%).

The continuous decrease of new build social housing units is due to the reduction of public subsidies. Nevertheless, the public housing budget is the 2nd largest public subsidy budget, 6.4 billion euro in 2004. There is a continual decrease of stock because at the end of the subsidy period the status expires. The owners are then free to sell the dwelling. The decrease of social housing units is greater than the production of new social housing units. The importance of municipal housing companies for the provision of dwellings for deprived households is growing.

Public and Private Urban Renewal Programs 

In Germany they have 3 programs of public intervention in urban areas: Classical Urban Renewal, Soziale Stadt und Stadtumbau Ost / West.

"Classical" Urban Renewal programs since 1971

The target is the improvement of defined urban areas with structural and functional defects: e.g. decayed historical downtown areas, dilapidated high density districts of the 19th century etc.  

Program "Soziale Stadt" - Social neighbourhoods - since 1999:

The target is the intervention in areas with structural / functional deficits, social problems, ethnic conflicts, e.g. "overcharged" post-war neighbourhoods, downtown areas with high proportion of poor people and multi-ethnic population.

Programs "Stadtumbau Ost / West": Transformation of cities in East- and West-Germany

The target is transformation of neighbourhoods in shrinking towns, concerned with high numbers of vacant homes: demolition of superfluous and useless structures; renewal of urban areas.  

Besides public intervention, housing associations are continuously active to modernise their stocks and to improve their neighbourhoods. This is part of their day-to-day work.

In all these public and private programmes active cooperation of housing associations is vital. In many urban renewal projects housing companies are commissioned by the municipality to act as a chief manager in fiduciary function. In all these public and private programs intensive participation of the residents, concerned by urban renewal, is to be encouraged and maintained.

Present day challenges for public housing companies in Germany   

· The shortage of housing in the booming South-western regions of Germany.

· Oversupply of housing and vacancies in most of the East-German regions (former GDR).

· Decreasing number of "social housing" units.

· "Overdone neighbourhoods" in many German cities (unbalanced social structures).

· Engagements in urban renewal processes:

· "classical" urban regeneration procedures, effective since 1971 ("Städtebauförderung")

· "new" types of urban restructuring. Programs of social intervention: 

· e.g. program "Soziale Stadt", 

· EU-co financed URBAN-projects, 

· Urban transformation projects in decreasing regions, e.g. programs "Stadtumbau Ost / West"

· Privatisation: sell out of whole public housing companies by their proprietors (State or municipality) to private investors, e.g. real-estate funds, for budgetary reasons.

THE THEME MEETING ON SOCIAL LANDLORDS AN URBAN REGENERATION

TUESDAY the 30th of November, 2004 

Tuesday morning Mark Reede, the ReUrbA² project manager on behalf of the Province of South Holland, gave a presentation about ReUrbA2 and the restructuring of urban areas. 

Mark Reede - Restructuring Urbanised Areas
A method for creative urban renewal

ReUrbA2 concentrates on the problem of Neighbourhoods that are threatened by impoverishment and the exodus of people with opportunities. This has a detrimental impact on the economy and the living and working climate. Europe wants to help cities to tackle these threats. It is the general opinion that most cities are reinventing the wheel in their search for solutions. There is too little awareness of the practice in other cities and countries. Europe encourages cities to exchange experiences (with ReUrbA2). 
ReUrbA2 is a platform with five partners and five projects:

1. South Holland - Province - Public transport:

Backbone for urban growth and renewal.

2. Newcastle - City Council - Together with residents:

Regeneration of the West End together with residents.

3. Saarbrücken - GIU GmbH - Quality renewal:

City centre area development to stop migration.

4. London - English Heritage - New functions: 

New functions for a church to influence the social economic factors.

5. Rotterdam - City Development - Model industrial park: 

This is a cluster approach to be less dependent on transport & logistics.

For the ReUrbA2 method Mark Reede and his team are developing three instruments: demand orientated planning, Lifestyles & lifecycles and intensification and differentiation on a more creative way. The ReUrbA2 project uses 4 tools:

1. Flying experts

ReUrbA2 arranges five master classes. They call it ‘stadslabs’ (city laboratories). Each master class is about a one topic. A topic could be the housing association and urban renewal. The participants analyse a certain problem and asks experts to help them with a (creative) solution.

2. Resource centre

The resource centre can be used for three goals: information gathering & structuring, asking question and getting answers and links to other resource centres.

3. Building an exhibition

The exhibition consists of best practices in urban renewal. The goals is to learn from these practices. The exhibition can be real or virtual.

4. Theme meetings

The goals is to exchange experiences, knowledge and information, like this meeting.

ReUrbA2 asks participants to share their knowledge and expertise, indicate their position in urban renewal, identify the most important topics and specify their demands. ReUrbA2 offers a platform to exchange ideas, an opening to new forms of collaboration and information about the ReUrbA2 method.

Ester Agricola - KEI

KEI is an expert centre for urban renewal. It’s a public-private foundation and is paid for by 200 partners (public and private): government departments, cities & provinces, housing associations, real estate developers, designers, consultants, research and education institutes.

The objective of Kei is “to improve the quality and output of urban renewal in the Netherlands”. They do that by:

· Building and activating a network of professionals 

There is a lot to gain by exchanging knowledge and different types of working.

· Collecting and translating information, knowledge and experiences

There is a big demand for bundled information. KEI bundles the information on their website www.kei-centrum.nl (and is presently working on an English language site - www.urbanrenewal.nl).

· From selective and exclusive to accessible and public. 

In the end all knowledge has to be open for everyone.

· Smart formulas: stadslab, kei-salon, kei-atelier, kei-files

Professionals use these formulas to exchange their information, knowledge and experiences.

Important urban renewal issues in the Netherlands are 
policy, cooperation public-private, public space, communication, finance, process, participation, post-war heritage and YURPS. YURPS are Young Urban Renewal ProfessionalS. KEI works with them in various ways

KEI described four important topic for 2005 :

What’s the problem?

The agenda for urban renewal became broader in the last five years. Social issues play a bigger part in Urban Renewal. For example, professionals ask themselves the question what to do with neighbourhoods in big cities. They are looking for a sense of direction, because it’s too much. It’s difficult to learn from the early days. Every generation reinvents the wheel again. We need specialised skills to identify the problem: social, physical or identity. 

Private parties for a public affair

The role of social landlords is changing and shifting from a public organisation towards a hybrid organisation with public and private tasks - selling dwellings, developing areas/real estate for the private market. This is a period of transition in which the different parties have to work. 

The economic base: value management

We cannot make clear what our social investment is. It is not a plea for checks and balances.

The cultural challenge
We have a fascination for post-war neighbourhoods. It’s important to realise that our interventions have a material (houses) and immaterial (people, ideas and culture) influence.

Workshops
There were two workshops. The first discussion was about “An integrated approach to urban regeneration”. The second group discussed “Social investment, the challenge for social landlords”.

An integrated approach to urban regeneration – bottom up or top down

The agenda for urban renewal has become broader. Physical urban renewal doesn’t always solve the problem. Urban renewal is more than bricks and mortar. There is also a big and complex social component to be taken care of. Professionals recognize this. Nowadays, housing associations are not just building houses. They increasingly adopt an holistic approach and work together with other agencies such as schools, police and health services. Housing associations are seen as the key to an holistic approach. 

However such an approach is not without problems and pitfalls. If too many factors and parties are involved it can be a very complex operation. There is a real danger that organisations loose focus, that processes become bureaucratic and that the weakest link determines the tempo.

Houses are not the problem, integration and antisocial behaviour are. Housing associations have to address the people that cause problems and tell them that they have crossed the line of what is acceptable. Generally no more than 10 to 15% of the households cause the problems. 

Displacement of the indigenous population and the negative effect it can have on social structures is not seen as a problem. That urban regeneration can result in antisocial or criminal households being displaced and causing problems in their new neighbourhood is more a question for law and order enforcement and social and welfare work than for urban regeneration. It is possible to take adequate measures to tackle this problem. In areas where the population is in decline displacement is not a problem.

Housing associations want and need to know the problems and their clients. Increasingly housing associations are reaching out and talking with the tenants. In some cases tenants have the feeling that they are always being surveyed. They just want the problems to be taken care of. Housing association have to build up trust.

The approach to city renewal shifted from top down towards bottom up. However, both approaches are necessary and are being used. Bottom up is needed to discuss with tenants. This is necessary because tenants know more and want more influence. The legislation and subsidies of the government are top down. Housing associations stand between the government and the people. For housing associations it is important to find a way of working with these two contradictory forces.

To tackle the social problems in Berlin they work with smaller programmes. The reason is that there is little money and social problems are more complex. In a couple of neighbourhoods in the Netherlands Vestia started small. They worked on two or three streets and showed the tenants the results. They used the streets as small exhibitions. After the street renewal they talked with the rest of the neighbourhood about their wishes. In all the three countries housing association sometimes rent a bus and show tenants the possibilities by visiting successful examples of regeneration in other neighbourhoods. Sometimes they bring them in contact with other communities. After the tour the atmosphere changes. The tenants believe that their neighbourhood can become better.

Social investment, the challenge for social landlords

In England the government is encouraging social landlords to be agencies working for social inclusion: employment issues, crime, poverty and the specific needs of minorities are the issues being addressed. It is no longer sufficient to let and maintain houses. This broader role requires a culture shift within the movement and individual organisations.

The Dutch associations recognise the need to have a broader role. However the Dutch government does not. The central government is primarily concerned that social landlords invest in the regeneration of the post war housing estates. They are discouraged from doing more than their core business of maintaining and letting houses. 

In the Dutch context the associations present support the need for associations to be more active in social investment but think that their role should be limited. Other agencies such as the local authority and care and welfare organisations should be responsible for social investment. The social landlord should use her knowledge of the residents and the neighbourhood to bring other organisation in touch with tenants and to help identify problems. They should however not take action themselves.

The English associations do want to  take action themselves. They work closely with their tenants and know the residents and the situation in neighbourhoods where they have  a presence. The question they are facing is not “should we be social investment agencies?” but “how do we achieve this?” The skills required to get someone who has never worked employed are totally different to those needed for collecting the rent. At the same time there is an awareness that working with partner organisations who have the necessary skills does not always work.

There is consensus on the unique position of social landlords. Their knowledge of their tenants and the neighbourhoods where they work. There is also a general agreement that much more must be done to combat social exclusion, poverty and crime and to promote inclusion, safety and prospects for the residents. That these should be priorities for government in all three countries.

The German and Dutch delegates are more reticent than their English colleagues when it comes to the role they should play by social investment. They are concerned that government does not take responsibility and that the social landlords are left to pick up the pieces. That is a task for which they are ill equipped and the costs are born by the residents who’s rent  is the prime source of income for the association. 

The English colleagues agree that social investment should be paid for by government and, or the appropriate agencies, but see a broader role for themselves. Where feasible they take on responsibility for some forms of social investment. Where not they can play a role in channelling resources and the work of other agencies. The fact that in the English experience the social landlords have been more or less forced to pick up services which local government has failed to deliver is no doubt an influence.

All agree that they do not have the expertise to tackle all of the problems relating to social exclusion such as education, employment and safety issues. Working with other agencies is often made difficult due to the different cultures, systems and languages the professionals use.

Although social landlords expect government and other agencies to invest social inclusion, they do admit to having a vested interest. If the residents and the neighbourhood prosper then that is reflected in less costs due to turnover in lettings, repairs and vandalism. Also in a flourishing neighbourhood the value of property increases. However the gains are not sufficient to cover the costs of social investment.

All agree that it is important to address the neighbourhood as a whole and not only to their own stock. Examples of involvement with community projects such as neighbourhood wardens en community centres are exchanged. If a social landlord works in the interests of the neighbourhood as a whole it often means that other parties who do not invest in the neighbourhood also benefit. For example owner occupiers benefit from an increase in value of their property if the neighbourhood is improved.

In many cities German social landlords are confronted with declining neighbourhoods where the population is moving away. The costs of maintaining stock and demolishing surplus stock are such that social investment is not possible.

Changing the social climate and providing social inclusion requires long term investment and programmes. In all three countries the experience is that government usually chooses short term programmes and short term goals. Quite often this results in projects which do not  achieve lasting results. The social landlords are not necessarily adverse to short term funding of projects if these are placed in the  context of long term goals and long term commitment. We live in democratic societies and it is therefore right that political changes result in changes in priorities. However it is the interests of social inclusion and the success of urban regeneration to develop long term strategies to which all are committed. Regular monitoring and evaluation should ensure that money is well spent and that the ambitions and goals are still relevant.

In Germany the long term commitment of municipal housing organisations is threatened by the desire of some municipalities to capitalise and sell the housing stock.

Summing up the debate we concluded that social landlords are in a unique position to acquire local knowledge, identify problems and coordinate or at least help to coordinate social investment and measures aimed at providing social inclusion. However there is a difference between those wishing to take responsibility and those willing to work with other agencies without being the prime leader.

The problems are skills and funding. Social investment requires other skills than those traditionally present within the housing association movement. It is important to know the limits of your organisation, of others you work with (partners) and of the projects. For example, when a tenant has a lack of trust it has consequences for the process of the project.  and who is paying for them.  

Social landlords benefit from social investments. Management costs go down and property values go up in a well functioning neighbourhood. However this potential financial gain is not sufficient to cover the costs of the social investment needed. They is a need for the government to fund social investment. 

Government commitment has to be for the long term (not only funding) in order to regenerate sustainable communities. Long term commitment can be matched with short term goals allowing flexibility based on ongoing evaluation.  

First group discussion
The results of the two discussion groups formed the basis for the group discussion. The group discussion was about the role and the type of organisation housing associations should adopt to meet the challenges of urban regeneration in North West Europe in the 21ste century.

Urban renewal has a physical component, but also needs a social approach. Talking and listening to tenants is important: “What does the market want?” The tenants are the clients and should implicitly influence the long term strategy. This awareness has an effect on the organisation of housing associations. The approach of listening more to tenants differs from telling them what is good for them. This is one of the reasons that organisations and their employees need other skills. 

Germany has a lot of cooperatives. The tenants are a member of the cooperative. Some are seated on the board. The average number of members is 400. There are also many small cooperatives in Germany with 25 to 30 members. They limit themselves to one project and manage it themselves. In the Netherlands the most housing associations were begun as cooperatives but have stopped having members and became a corporation. The reasons were that:

1. the annual meeting could decide to sell dwellings under 50% of the market value. That was a too big risk for the government.

2. housing associations became large organizations. Especially in big cities. This lead to different type of organisation. Having members was seen as a burden.

In England cooperatives were formed primarily in the late nineteen seventies and early eighties. But they were a relatively small part of the voluntary housing movement. There are also many small scale community based associations serving one community or neighbourhood.

The English government believes in bigger social landlords. Their opinion is that bigger associations are more effective. Smaller associations are no longer eligible for funding and many are merging or working closely with larger associations. In the Netherlands in recent years we have experienced an ongoing series of mergers creating larger associations.

In Germany and the Netherlands there is also a trend that housing associations help each other or merge. In the Netherlands rich associations help poor ones with money. They call it matching. In Germany West-Berlin based associations merge with East-Berlin based associations.

The new and bigger housing association will need to adopt the client based approach. Some do this by incorporating neighbourhood based units within their organisation.

Client relations and how social landlords can best serve their tenants and the changing housing market is a relevant topic for further exchange. In particular the consequences of a client orientated approach for the organisation and the skills required. 

The relevance and influence of the European Union for housing association

In the European Union the boundaries between the countries have less effect then before the European Union came into existence. The question that is asked is what the implication for housing association are. The participants discussed the role of Europe and the sharing of knowledge, skills and expertise.

Sharing and exchanging of knowledge, skills and expertise

Housing associations within the different countries learn from each other by exchanging information and experiences. The national bodies, Aedes, NHF and Gdw, help to structure these processes. Associations themselves also undertake initiatives. With the borders becoming less important trans-national networks are a good possibility to exchange experiences with housing associations in other countries. This is already happening. Vestia in the Netherlands has an alliance with a housing association in Bulgaria.  The same is true for housing associations in England and Germany who have developed relationships with associations in other countries. The William Sutton Housing Association is, for example, developing a relationship with a Dutch association. During the discussion one of the ideas was that associations from the elderly states of the EU could give internships for training and skills to housing associations in the younger states of the EU. In this way we can help them to achieve their public goals. There is consensus that housing associations from different countries can learn from each other or help each other by exchanging information and experiences. 

The EU makes the transfer of knowledge, expertise and skills easier. The ReUrbA2 theme meeting is an example of the many forms of exchange taking place. The participants think that these meetings are valuable and deserve a structural system to allow exchanges of good practice. A good example of sharing experiences and good practices is ICT. ICT (-solutions) develop in a global economy. Housing associations can share information on ICT developments that are relevant for their type of work, like the Customer Investment System or the Housing Investment System.

The delegates are concerned to develop mechanisms to share skills. This can entail the hiring of workers from another country with the appropriate skills or the buying in of skills from another organisation. In England they have a desperate lack of skills of plumbers and construction workers. In the building industry it is not uncommon that tradesmen move from country to country. In the ICT it is common practice to share skills. There is definitely a possibility that ICT solutions could be developed and shared on a European or North West European scale.

The experiences of the social landlords and the need for long term commitment to achieve sustainable regeneration can be promoted by the ReUrbA² project. The theme meeting has been instrumental in identifying the need to provide a forum and, or a system to enable exchanges of knowledge, expertise and skills on a structural basis. The ReUrbA2 project offers 4 tools to share and exchange knowledge, skills and expertise: flying experts, resource centre, building an exhibition and theme meetings. The 4 tools are explained below.

Flying experts

With a flying expert participants can work on one or two problems. The flying expert is more of an advisor than a problem solver. The participant can come up with their own topics and ask the ReUrbA2 project to provide flying experts with relevant experience. 
Resource centre

In the resource centre knowledge and expertise are made available to practitioners. For example experts can answer questions, examples of good practice can be found and practitioners can provide the centre with their own experience.

Building exhibition

Whether the Building Exhibition is a actual or a virtual exhibition has yet to be decided. The idea is that practitioners can visit examples of good practice. 

The participants debated what is good practice. It is important not only to exhibit successes, we can also learn from failure. The delegates advised the ReUrbA2 project to develop a set of criteria for good practice. They can then provide examples of good practice. Although all are modest, not daring to call their experiences best practice.

Theme meetings

During this meeting the participants scratched the surface. The advice is to describe one or two common issues and work on them during the next meeting. The participants think it is a good idea to visit a neighbourhood to see the physical context: types of dwellings, renewal and development.

The role of Europe

Increasingly borders within the EU are becoming less important. However for social landlords it would appear that this is not entirely true. If the housing market within which a social landlord works straddles a border between two EU states the national government may prohibit him working across the border. This is a matter that needs to be addressed.

At this moment the market for housing associations is not common. The participants don’t believe in a common market. It’s not always a good idea to liberate certain markets. In this case the public housing market. The reason is that some people need protection. Besides that, every country has his own rules and national traditions. Each country has a system which has evolved historically. Changes to the various systems endanger the role of the social landlord: the provision of good housing for those who are not able to house themselves. If the EU wants to make the markets common they have to change these rules. The EU is therefore advised to be sensitive to national traditions. 

The movement of money is an issue. Within the EU the transfer of money and the acquirement of loans is not a problem provided the social landlord is not using his “national” capital to finance schemes elsewhere. For example, Dutch housing associations are not allowed to invest their capital, which is seen as being the fruits of past investment of taxpayers money, in other countries. They are also not allowed to invest across the border using the cheap loans the national system makes available. On the other hand, money streams are more liberated. In England a housing association developed a project with loans from Canada. The social landlords are concerned about EU intentions to harmonise the fiscal and financial systems governing the operation of social landlords in the various EU states. The participants advise the EU to tread carefully in this area

In conclusion

The delegates found the theme meeting both useful and inspirational. All hope that there will be a follow up. 

Mark Reede and Trevor James thanked the delegates for their input, enthusiasm and time and promised that they would receive the minutes and the recommendations before Christmas.
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