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Foreword

One of the most important lessons to be learnt from the story of British public sector
housing since 1945 is that users who have nosay in the way theiraccommodation
is designed or improved are more likely to be dissatisfied with it.

‘Tenant participation’ is a fashionable name for what is often an unglamorous and
always atime-consuming process. However, it has now become an essential
ingredient in achieving satisfaction in public sector rented housing. This guide
aims firstto persuade professional housing designers and managers with little or
no experience of tenant participation in the design process to give it serious
consideration. Its second aim is to give simple, practical advice on the factors and
issues involved.

Achieving tenant participation is a skill which to a large extentis acquired through
experience. Nevertheless, we hope that this short exposition of its benefits and
pitfalls, together with the practical advice offered, will encourage professionals to
work in partnership with tenants, the users of the buildings, in seeking solutions to
existing problems or in providing new buildings.

We fully endorse the message of the Working Party and wish success to all who
initiate and progress tenant participation in design. We hope that this guide will
support and inform their efforts.

L

Rod Hackney, President of the RIBA

Derek Waddington, President of the Institute of Housing
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Why involve tenants
in the design process?

Accountability or paternalism?

Those involved in public sector housing in Britain today are increasingly aware that
tenant participation in the design process cannot be ignored. Is this because
tenants are demanding more control over their housing? Do they, like ail housing
consumers, now have a more sophisticated perception of what constitutes
‘satisfactory’ housing?

The answer may be that this trend is an indication that housing officers and
designers are more aware of their past failures and are becoming more genuinely
interested in meeting people’s needs and aspirations.

An alternative view is that the motivation is political. Progress in this direction
clearly suits the aims and ideologies of some politicians. Housing legislation
increasingly refers to tenant participation, and this inevitably influences public and
professional attitudes.

The switch from investment in new housing to improving existing public stock could
be a contributory factor. There is certainly a keener awareness these days, when
cash s short, that financial resources must be used as effectively as possible.

But perhaps there is no single cause, and the reason for the changing climate of
opinion is a combination of some or all of these factors.

Public sector housing in Britain has provided impressive developments on ahuge
scale in meeting basic housing needs. However, many housing authorities have to
face the fact that the built form, condition and environment of parts of their housing
stock have become increasingly unpopular with tenants.

A common reaction is to blame the traditional tenure of public sector renting.
Although there is a strong and growing demand for other tenures, there is a wide
measure of consensus that public sector renting ought to have animportant place
in the range of choices of tenure available to the British public. Tenant participation
is an essential ingredient in the process of renewing the whole framework and
terms of public sector renting.

However, it would be wrong to promote tenant participation merely as a defensive
reaction to past and presentinadequacies in public sector renting. A more positive
root for its growth can be found in the recognition that in Britain today public sector
housing must meet diverse and increasingly sophisticated personal needs, needs
that cannot be met by a paternalistic approach. Instead, partnerships mustbe
sought where tenants have a decisive say in the design of their housing. This
implies that professionals must offer a service to tenants on the tenants’terms. The
paternalism of the past (and, to be honest, the present) must be surrendered.

Professionals, as well as politicians, justify paternalism in various ways.
Sometimes they simply believe they know best. Sometimes they deploy the
‘accountability’ argument, which contends that, first, elected members have to
account to the electorate for their general performance in providing housing; and
second, that housing managers have to account to their elected members for the
way the housing stock is looked after and developed, and whether it meets the
needs of the community. Their third contention is that architects have to accountto
the elected members and housing managers for the success or otherwise of the
technical, functional and aesthetic qualities of the housing that is built or altered
according to their designs.

This argument omits any direct accountability to the people who actually use the
product. Tenants will only experience genuine satisfaction with their housing when
politicians and professionals perceive that they should be ultimately accountable
to tenants individually and collectively. This concept provides a reference point for
reassessing present practices and procedures based on the ‘we know best’
precept. Not only must current practice be laid opento the scrutiny of tenants but
ways must be found to involve them in decision-making. It is paternalism, not
‘accountability, that politicians and professionals must surrender.



1 Why involve tenants?

Urgent need for action

What is meant by tenant
participationin design?

The trend towards providing more consumer-orientated public sector housing is
already under way. Many local authorities have developed and are continuing to
develop various strategies to involve their tenants as individuals or groups and to
make their services more accessible at local level. Traditional decision-making
practices have also been changed. In parallel with this, alternative forms of public
sector renting have appeared on the scene, with some housing associations and
housing management co-operatives developing more positive landlord and tenant
relationships.

However, progress is patchy and both the RIBA and the IOH believe that more can
and must be done to extend effective tenant participation. Both Institutes are
convinced of the continuing importance of public sector renting. Tenant
participation is a vital part of this.

At present the bulk of housing authority capital spending involves remedying
problems with existing housing as opposed to providing new stock. This presents
an unrivalled opportunity for involving tenants, since most projects affect the
homes of sitting tenants. Even in new build work itis often possible to identify future
tenants atthe start of or during the design process. Tenant participation has thus
become an important element in any forward-looking housing authority’s array of
policies.

Before offering any practical guidance about how to approach the issue, we need
to be clear exactly what tenant participation in design is. This requires the main
shortcoming of the traditional relationship between landiord and tenant to be
understood —namely, the lack of direct involvement by the tenant in decision-
making.

Itis relatively easy to identify the influence of politicians, housing managers,
architects and other professionals on the shape, character and features of the
present housing stock. Itis not so easy to identify the influence of tenants. By and
large this is a limited, secondary influence often only to be perceived where the
preferences of tenants have filtered through into the design of subsequent
projects. To become a primary influence, tenants would have the right to decide on
allmatters affecting the design of dwellings and estates. There are clearly
technical, financial and administrative constraints which prevent this occurring
fully; however, between the two situations there lies a world of possibilities in the
way design decisions are made through a partnership between tenant and public
sectorlandlord.

One may speculate on how far this process can ultimately be taken. However, it is
more important for housing authorities to assess where they stand now and begin
to take steps toincrease tenant involvement.

‘ have attended many public meetings where the intention has been to brief the
tenants about proposed schemes of rehabilitation to their dwellings. Generally
speaking these meetings have been fairly disastrous, degenerating into a tirade
of complaints about council house repairs, most of which have been fielded by
the Officers while the Chairman and Councillors have panicked. As exercises in
communication and consultation they have mostly been complete failures.’

You may or may not identify with the experience of this frustrated Borough

Architect. Tenants who attended that meeting (and who were probably equally

frustrated) are unlikely to have felt that they were contributing to any decision-

making process. At best the aim of the meeting was to provide information to

tenants. What was missing from the process was an information seeking exercise.

Forexample:

- Whatdid both tenants and landlord see as the shortcomings of the existing
dwellings?

- Whatdid tenants perceive as their problems?

- Which problems should be given priority?

Tenants’ preferences, technical feasibility, cost constraints, future maintenance —

5



1 Why involve tenants?

To what extent should tenants
becomeinvolved?

[2] Arnstein, Sherry R.
‘A Ladder of Citizen Participation’
American Institute of Planners Journal
(July 1969)

these are the kind of issues which can form the basis of a profitable dialogue
between tenant and landlord. For it to succeed, housing officers and architects
must want to hear the tenants’ point of view. They must listen more and talk less, be
flexible rather than dogmatic, persuasive rather than dictatorial.

it can be seen from this, and should be clearly understood, that unlike tenant
consultation — still a variant of the ‘we know what’s best for you’ approach —tenant
participation in designis a process. Fully implemented, it willinvolve tenants from
the briefing stage right through to contract completion and beyond. As well as
being involved in making design decisions and determining priorities, tenants will
need to be kept updated about progress or any problems hinderingit.

It will often be essential to include the participation of tenants in management and
maintenance issues before or during the design process for the design effort to
maintain its credibility.

Tenants can be involved as individuals or in small or large groups depending on
the design matters atissue and who has to live with the results of the decisions
being taken. Whatever the approach taken, tenants will need to commita
considerable amount of their time and effort and must feel that itis all worth doing.
Although existing tenant/landlord relationships often exhibit mistrust and apathy,
enthusiastic commitment on the part of tenants cannot be assumed and may need
to be worked for. Therefore to survive and prosper, tenants’ groups mustbe
resourced, particularly in deprived areas.

Tenant participation in design will also require the landiord’s representatives to put
in more time and effort. Participation will almost certainly involve greater initial cost
than traditional approaches to design and contract preparation. As with most
services to consumers, value for money must be the goal. Tackled with care,
tenant participation will yield good value for money, with any increase in overall
costs being offset by the greater satisfaction experienced by the tenants.

If a consensus can be reached on solutions, so much the better. Butwho hasthe
formal authority to decide? In the case of most housing authorities embarking on
tenant participation, authority will lie with the landlord’s representatives. However
as experience is gained, itis essential to move towards giving tenants the right to
make decisions.

Aladder showing various levels of tenant involvement in decision making might
look like this [2]:

tenants have the authority to make all decisions

tenants have the authority to make some decisions
tenants have genuine opportunities to influence decisions
landlord seeks tenants’ views, then makes decision

landlord explains decisions to tenants before acting

landlord tells tenants what decisions have been made

It will assist the development of tenant participation to appreciate just where on this
ladder the housing authority stands and how high up it aspires to climb. This
exercise should be undertaken for each type of project in the investment
programme. Only the top three of the six points on the ladder can be described as
genuine forms of tenant participation.
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[3] Priority Estates Project

Working Paper No. 1

‘Management Agreement between the
Wenlock Tenants Board and the Council’
(London Borough of Hackney)

Working Paper No.2

‘Agreement between Cloverhall Management
Cooperative and the Council’

(Rochdale Metropolitan Borough Council)

Department of the Environment (1985)

Pitfalls to be avoided

Housing authorities with little experience of tenant participation may decide to start
by giving tenants opportunities to influence decisions rather than formal authority
totake them. This can be done in a fairly superficial way or comprehensively and
thoroughly. The comprehensive approach can be very successful, the crucial
elementbeing a readiness to take the time and trouble to reach a shared
understanding with tenants of the problems to be tackled and which of them should
be given priority. If this can be attained, differences of view about the proposals,
which ought to relate clearly to the problems defined, will occur less frequently and
be reconciled more easily.

The higher steps on the ladder where tenants have a stronger degree of control
over the design process will inevitably put tenants’ perceptions of problems and
priorities into sharper focus. In this context the views of architects and housing
officers on design options tend to be perceived as advice which tenants may or
may not wish to take. The virtues or otherwise of these professional views are thus
scrutinised and tested directly by the consumers.

Housing cooperatives most readily exemplify the topmost steps on the ladder of
participation and control by tenants. Whentenants in the cooperatives make
decisions on the design issues they themselves bear the financial consequences
of those decisions and carry responsibility for future maintenance.

Itwould be unrealistic to give tenants full decision-making rights without giving
them complementary responsibilities for costs and future maintenance. For large
local authorities who wish to attain the highest position on the participation ladder
this willbe a complex issue because of the large number of dwellings they own, the
limited finance likely to be available forimprovement, and the way in which
management and maintenance may be organised. However, two approaches

‘might be considered where action on a particular group of dwellings is being

contemplated.

Thefirstis that it may be possible to negotiate an agreement with the tenants’
association tightly defining the extent of the devolved decision-making with regard
to design, cost and future maintenance, taking care to maintain consistency
between them. The alternative is to aim for formal devolution of full responsibility
for the dwellings on agreed terms in the form of a management cooperative. In
either approach great demands will be made on the tenants’ association. [3]

The different relationships between professionals and tenantsin the design
process are sometimes described as ‘the top-down approach’ or ‘the bottom-up’
approach. The latter reflects a fuller degree of tenant control and requires a
community to have developed a strong identity, self-confidence and organisational
capacity. It holds out the best prospects of ultimate success from the point of view
of tenant satisfaction. However, the degree to which tenants want formal decision-
making authority rather than a right to influence design issues is likely to vary. The
landlord should try to be sensitive to such variation of attitude.

Needless to say, there are a number of problem areas. These include:
landlords sidestepping management/maintenance responsibilities;

- difficulties arising in resolving conflicts, which tend to bring into question how
much decision-making authority tenants are actually being allowed;

- long delays occurring because the design process becomes more involved or
variations take a long time to work through;

- raised expectations which are later dashed;

- considerable extra cost and effort required to develop alternative proposals.

With care, problems such as these can be anticipated. Where they do arise, they
can be overcome if faced squarely and worked through systematically.
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Judging success Itis not easy to quantify success in tenant participation. Officers may observe that:

- they have had to work harder, but have experienced greater job satisfaction;

- given some initial success, tenants’ aspirations have risen even farther;

- financial resources have been better deployed;

- anend product has been achieved which responds better to the needs and
preferences of users;

- tenants now take more pride in and better care of their housing and environment;

- relationships between tenant and landlord have improved;

- tenants are generally better informed and likely to seek further involvement in
housing matters affecting them.

Results like these are not easily achieved and may only be partially successful. But
in any case they do not constitute the ‘acid test’, which is the degree of satisfaction
with which tenants regard their housing. Therefore landlords must seek and
assimilate feedback on tenant satisfaction, learn from experience and steadily
develop the art of participation.

Tenant participation in design can achieve more than practical success. It can
mark the beginning of a more positive relationship between tenant and landlord,
boost tenants’ self-confidence individually and collectively, and can even
transform the social life of the community involved. Where the investmentin an
estate is a result of tenants pressing for action, the very act of defining and voicing
the collective view enhances community identity and spirit, increases the sense of
responsibility and may even develop an appetite for further challenges. Even
where the process is landlord-led with a community development component,
tenants will still be sharing in the common objective of achieving community
benefits and well-being.



The scope for tenants to participate
in the design process

Influences and constraints

[4] TenantParticipation Advisory Service
Housing Cooperatives in Scotland (1983)
Briefing Note No.2(1986)

Cooperative Development Services,
Liverpool

Annual Report

(1987)

Virtually every issue that relates to housing policy and its implementation can be
subject to participation by tenants. However, housing authorities will be at different
stages in considering participation as the type and condition of the housing stock
will raise varying issues and priorities from authority to authority and even from
estate to estate. The people involved —tenants, members and officers —will also
have different perceptions of the contribution that participation can make.

Tenant participation can occur in general areas such as:
the overall housing authority budget and its allocation;
- issues affecting the whole of the housing authority stock;
- issues affecting only a portion of the stock, such as a specific neighbourhood;
- issues affecting a particular estate or group of dwellings;
- individual dwellings.

For participation to occur effectively over this whole range, active groups are
needed to represent the views of tenants. Some housing authorities, particularly
local authorities, may already have an active tenants’ federation covering the
whole of their area. In other areas there may be tenants’ associations for individual
communities or estates and these may already be involved in consultation or
decision-making procedures. Tenants may have been co-opted on to committees
or sub-committees or they may be full members with voting rights. On the other
hand, in some authorities there may be few or even no tenants’ organisationsin
operation. Whenever tenants’ groups are being formed itis important to ensure
that people who are often under-represented, such as ethnic minorities and people
with disabilities, become involved.

This guide is concerned with issues where tenants can contribute to the design

process. The scope for this will be influenced by:

(a) the characteristics of the existing housing and whether these are causing
specific problems for tenants or the authority;

(b) the degree to which tenants wish to be involved in design decisions;

(c) the housing authority’s policy on the amount of decision-making power which
should be given to tenants;

(d) the resources which the housing authority is prepared to make available to fund
the staffing, offices and tenants’ groups required for tenant participation;

(e) the practical arrangements made during design and contract preparation.

Each of these influences is now considered in more detail.

(a) Housing characteristics

The overall size and condition of an authority’s housing stock will affect the scope
for participation. Some authorities may have significant problems with system-built
housing or with unpopular estates and low environmental standards, whilst others
may simply have an ageing housing stock. Some tenant activity aimed at
persuading the authority toimprove conditions may have already occurred.
Whatever the situation, itis the tenants’ perception of these problems which
provides the focus for their involvement.

(b) Desire to participate

The desire to participate in design issues will also vary from project to project.
Tenants who are sceptical about an authority’s sincerity in seeking their views will
need to be persuaded that the effort in getting involved will be worthwhile.

(c) Policy of housing authority

The housing authority’s policy on giving decision-making power to tenantsis a
crucial influence on the degree of participation and influence on design and can be
related to the ladder of participation shown in Section 1. At one extreme, all
decisions will be made by the housing authority as if little or no tenant participation
had occurred, whilst at the other extreme virtually all decisions will be taken by the
tenants as a group, as is the case with a housing cooperative. Between these two
extremes are housing authorities who have given power to tenants to make some
decisions, usually as individuals, but in some cases aiso as a group [4].
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Scenarios for participation

10

(d) The need for additional resources

Itis essential that additional resources in terms of manpower and finance are made
available to allow proper participation to occur. A considerable amount of out-of-
hours working by professionals will be involved, and tenants will be required to
contribute a significant amount of their time and may need to be financed or given
assistance inkind.

(e) Practical considerations

Sections 3 and 4 deal with practical ways to enable tenants to participate in design
issues, and it is important to note that pre-contract procedures will differ
considerably if tenants are to make a real contribution to the design process.

The effect of tenant participation in existing estates and new build work are
described separately in this Section and in Section 4, as the respective processes
have many differing aspects. Existing estates will usually include a number of
tenants in residence, and the options mainly relate to existing structures, whereas
in new build projects potential tenants have to be identified and a wider range of
options is possible. The two situations offer distinctly different potentials for
participation.

A: Existing estates

On existing estates the scope for tenant input into the design process is likely to
include the following issues:

1 Whatare the housing problems of the area and what action can be taken
toimprove them?
A shared definition of the problems in physical, social and management terms
is needed to enable full participation to occur between tenants and the housing
authority. Only then will it be possible to consider basic options such as total or
partial clearance and redevelopment, changes to the structure or housing mix,
whole or partial modernisation, environmental improvements, or
considerations of a different form of tenure.

2 Whatcan be done toimprove the external environment?
Solutions could include:
- better designed and equipped public open spaces and play areas;
- improvements to private open space and boundary treatment;
- more adequate parking provision;
- better access roads.

3 Whatcommunity facilities exist or are proposed? Are they adequate?
For example: schools, shops, recreational facilities, community halis.

4 Whatworkis needed to improve the basic arrangement of dwellings and
groups of dwellings?

5 Whatamount ofimprovementis needed inindividual dwellings?
Alternatives might be:
- afullmodernisation scheme with a 30-year life;
- apartialimprovement package;
- renovation of a limited number of elements.

6 Whatchoices can be provided for individual tenants? What are the
financial implications?
- Is the housing authority’s policy to upgrade dwellings without increasing
rents?
- Ortoincrease rentsin line with the standards of modernisation achieved?
- Isthere a specific cost limit for the scheme?
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- Isthere any procedure for a higher specification to be financed by a tenant
through a capital or rental contribution?
- What additional allowances for disturbance and decoration costs would be
payable?
7 Whatarrangements can be made to carry out the work?
The answer will depend on the length of time needed to complete workiin
individual dwellings and in the whole area, whether tenants would need to be
rehoused during the work or what degree of disruption they would suffer if
remainingin the dwelling.
8 Duringthe design and contract process what services should be
[5] Priority Estates Project: Estate Action provided by officers? By tenants? And what liaison service with tenants
The PEP Guide to Local Housing should the contractor provide?
Management
Vol.1 ‘The PEP Model’
xo:g ‘ghedPlEP Eﬁpeéie;_ce’ New Proiect 9 Whatoptions can be considered for future involvement by tenants in
'0i.3 ‘Guidelines for Setting up New Projects’
Department of the Environment (1987) : management [5]?
B: New build housing
In new build projects the following issues could be the subject of participation by
tenants:
1 Siteselection

Local authority structures may seem like a maze at
times. Changes to the structures and training
programmes may be needed to encourage tenant
involvement.

This will apply only if the housing programme includes a variety of sites or large
areas available for development. A group of tenants identified for tenant
participation could then express their views about alternatives. This commonly
occurs with housing cooperatives but can also apply, althoughrarely, inthe
context of local authority housing. However it should be appreciated that
involvement in site selection will significantly extend the period of time between
the group being formed and the dwellings being completed.

What layout can be adopted for the individuai site?
Factors totake into accountinclude:

- thelocation of dwellings;

- parking and/or garage provision;

- links to other housing areas and community facilities;
- openspaces and play areas;

- any highway authority requirements.

HOUSING
COMMITIEE
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[6] Cooperative Development Services, Liverpool

12

Building Democracy: Housing Cooperatives
inLiverpool
(1987)

3

What standards can be adopted for the dwellings and what choice of
specification can be available for individual households?

The housing authority should state its policy of providing dwellings to particular
space standards and specifications so that tenants can make representations
if they consider any of the provisions inappropriate. Where there is a choice of
specifications, tenants should be allowed to state their individual preferences.

The following factors should be listed, with the authority’s minimum
requirements noted and the area of choice for individual households defined:
- General space standards

- Standards for internal room layouts

- Internal storage provision

- External storage provision

- Kitchen storage and appliances

- Insulation levels

- Ventilation requirements

- Heating system

- Electrical provision

- Bathroom equipment

- Roof construction, access, possibilities for future expansion

- Requirements by statutory undertakers (gas, water, electricity)

- Drying facilities

- Refuse storage

- External materials and finishes

- Gardensize

- Car parking/garage provision

What financial options are available?

Over the years, different methods of cost control have been imposed by central
government which have affected the degree of flexibility available to housing
authorities in terms of the provision and standard of new dwellings. The basic
cost of a dwelling normally relates to building to a particular specification, but
there may be parts of it for which higher standards could be financed directly by
the tenant. In considering such a proposal the housing authority needs to bear
in mind the possibility of a future change in tenancy and whether a capital
contribution or a rental contribution is the appropriate method of financing
higher standards.

What criteria should determine the range of basic dwelling types?.

What involvement by tenants is possible in the future management of the
group of dwellings {6]?

What roles should tenants and officers respectively play in the design
process?



3 How tenants can participate
in the design process

Sections 3 and 4 focus on the various ways in which tenants can become involved
in the design and construction process of specific projects and indicate some
approaches which show the many ways this can happen. In practice, each housing
authority, tenants’ group and the professionals involved in a project will need to
reach ajoint conclusion based on the particular circumstances.

Establishing the context of the The starting point should be to agree and understand the context within which the
project project is to be undertaken, namely:

(a) the objectives;

(b) the framework within which the project will be prepared;

(c) thelevel of participation;

(d) the resources that will be available for participation.
These issues of principle will usually be considered initially by the housing
authority, in which case they should then be discussed and agreed with the people
involved in the project in question, and the tenants given the opportunity to
challenge any of the points. Alternatively, the issues may be considered first by a
tenants’ group seeking action on a particular group of dwellings.

(a) Objectives

Itisimportant to define the key objectives for a project. These might be to upgrade
aparticular group of dwellings 1o resolve complaints by residents or to involve
users directly in the design of new dwellings to meet their requirements in a better
way.

(b) The framework

Each project, whether itinvolves new or existing dwellings, will need to operate
within some housing authority framework. This will relate to statutory
requirements, to procedures, to the financial programme and to the authority’s
policies on housing standards and cost levels.

All participants must understand the framework within which a projectis being
undertaken and be clear about the extent of any flexibility in procedures.

Statutory requirements and approvals

Building Regulations approval will be required for all projects; normally planning
approval will be required, depending on the scale of the work. Highway authority
standards and fire officers’ requirements will affect most schemes.

Procedures

Each authority will have formal procedures for submitting schemes and obtaining
approval, and these must be understood by all parties. The authority should
consider whether current practices need to be amended to take account of tenant
participation.

Financial programme

A housing authority reviews budget commitments and future programmes each
year, and establishes as a matter of policy the priorities for modernisation,
improvement and new build projects. It then usually commits itself in principleto a
project for which preparations can start. A tenants’ group may have already had an
opportunity to comment on the overall programme.

e CAnt AT T LITiE Ot Standards, policies and cost levels
NHY CAN'T WE CHANGE ALL THE ! The housing authority will already have used certain space standards, internal
eITs Too 2 kiR specifications and a range of materials in both refurbishment and new build
L/ projects and may have defined a list of policies and standards. ltis also likely to
have adopted cost limits for particular categories of work which may directly relate
to some central government or housing corporation standard. As a starting point
for any project, the authority should provide a statement of these policies. At the
same time it should recognise that the broader process of participation should
allow these issues to be discussed and challenged, and that this could lead to
reconsideration by the housing authority of its policy in that area.

13
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Hunt Thompson Associates’ site office at Lea
View, Hackney.

Preparing for the project
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(c) The level of participation

In Section 2 the potential for tenant participation in design issues and the factors
which affect the scope of that participation were explored. The degree of tenants’
power to make decisions as a group or as individuals needs to be established as
well as the point at which participation will begin. The earlier tenants are involved in
the design process the more likely they are to be able to influence the form of the
eventual proposal. However, this means that participation needs to begin as far
ahead of work starting on site as practicable, which may involve a longer period for
completing the project.

There are three main stages when participation can begin:

- before any decision has been made about what action should be takenon an
existing estate or what site is to be selected for a new build project; or

- when a decision has already been made about what general action should be
taken with an existing estate or what site is to be used for a new build project; or

- when basic options for modernisation have already been prepared for an
existing estate or when options for a range of house plans have been produced
for a new build project.

These stages in the process provide differing opportunities for participation and
need to be considered by all participants, so that an understanding of what can be
achieved is established.

(d) Resources

Allthe parties involved should recognise that the stage at which participation
begins will directly affect the amount of time tenants or their representatives will
need to spend in discussions and the amount of professional resources needed to
allow effective participation. Thus the amount of resources made available will
have a direct effect on the level of participation that can be achieved. The authority
needs to consider whether a project can be staffed wholly from in-house resources
or whether consultants need to be employed (such as architects, researchers or
advisers) and if so whether the tenants’ group is to have any role in making such
appointments. If new people are to be appointed to work on a project it is important
that they should all be available at its inception so that a group commitment to the
objectives can develop at an early stage. Community development staff may also
need to be recruited.

Adecision will need to be made whether an office base is to be provided within the
site area and if so during which stages of the project. This may be easier to achieve
in refurbishment work where empty dwellings may be available. A show dwelling
provides further opportunities for participation and can also be used as an on-site
base and enquiry office.

Tenants also will need resources to cover the hire of convenient meeting spaces,
the cost of administrative support, transport, and other associated costs such as
créche and translation facilities. In some areas tenant groups already receive
direct funding which enables them to act independently of the local authority and
includes support for tenant participation projects. In other areas tenants’ groups
have preferred to stay totally independent of an authority and have undertaken
their own fund-raising activities.

One way to resource a community group is to aliow it to employ people directly with
the cost covered by the housing authority. Such persons will be answerable to the
group and it needs to be recognised that the proposals of the housing authority and
its attitude towards tenant participation may be openly criticised.

Whether the project concerns an existing estate or some new build development,

successful tenant participation is more likely to occur in the following

circumstances:

- where atruly representative tenants’ group has been or can be formed;

- iftraining for all participants can be arranged;

- if good lines of communication are established between individual tenants, any
tenants’ group, the professionals and the housing authority.
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Typical newsletters circulated by tenants or the
architects.

An active and representative tenants’ group will be a forum where everyone
affected by a project can discuss matters of common interest. If such a group does
not exist, people with special skills in community development can work with
tenants to help them form and develop one. The group would meet to discuss the
issues which affect all tenants and would be asked formally to support the basic
brief and the project proposals. It will however take time for a new tenants’ group to
build up their self-confidence.

A small committee, elected by the main tenants’ group to represent tenants’ views,
could meet more frequently. lts meetings should be properly chaired and minuted.
It would be responsible for arranging the general meetings, preparing agendas
and considering which events would benefit from pre-publicity. The times and
venues of meetings should take account of people’s life styles —for example, the
special needs of single parents and shift workers.

ltis particularly desirable that any committee reflects a broad cross-section of
tenants’ interests including the needs of ethnic minorities and people with
disabilities. If it does not, then those interests could be met by involving separate
organisations to represent their interests.

Tenants, members and officers may need to acquire particular skills or develop
certain awarenesses. Training for these purposes should be considered at the
beginning of the project, and this is described in more detail in Section 6. Changes
tothe organisational structure of some departments of an authority should also be
considered to enable participation to be more effective.

Itis important that information about the progress of a project is distributed
regularly. This is often done by a newsletter which can be prepared by the tenants
or the housing authority or jointly. Otherwise information can be exchanged by
means of regular meetings with small groups of tenants. A local base can be setup
as an advice centre to enable individual tenants or households to ask questions
and discuss problems.

W A L K & 12th Sept 1986
TERRACE NEWS ..

WHAT IMPROVEMENTS ARE NEEDED?

During the last few weeks, comments have been made which suggest that
some tenants are either unsure or unaware of the need for major
improvements to be carried out on Walk and Terrace.

The main problems are heating and insulation (Areas some tenants say

have been prcblems since the maisonettes were built!) Since the feasibility
study began several other problems have been found that will require
attention, however, especially concerning brickwork and mortar,
deterioration on the panels forming the side to the roof ducts have

caused brickwork to collapse in places. Poor quality mortar on both light
and dark coloured brickwork is sllowipg water to get through which is
affecting wall ties. The structural engineers have given a maximum ten

DEVELOPMENT TEAM INFO. SHEET

G 3

NEWS FROM No 8 STONEBRIDGE HOUSE
(the Arohitect's in case you've forgotten)

PHEWI! ~ GASPI! — Well we've just finished aepring cleaning No. 8 (yes,
architects can use vacuum cleaners!)., Now back to the drawing board. You may
be wandering how your new family at No. 8 Stonebridge Houme, are coping, some
of you may have visited us, on 13th May, when we had an Open Evening, and we
think that those of you who came will agree that it was a auccess.

Wo bave recently agreed with your tenant representatives, to work on the
development option which includes Stean House as the first phage - in other words
Stean House is to be pulled down firet.

15




Tenant participation in action

Defining the problems

Advance notification of residents’ meetings.
(Norley Hall Project, Wigan Metropolitan Borough
Council)
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A: Existing estates

The involvement of tenants in design issues concerned with existing estates is
more extensive than with new build projects; there is therefore a greater fund of
experience on which to call. Even so, the type and extent of participation varies
according to the type of dwelling under consideration, the extent of work that is
needed, the willingness of people to take part, and any history of previous
participation.

Ingeneral, tenants can be expected to want a greater degree of communal
participation in flatted complexes than in estates of two-storey houses with front
andrear gardens. Inthe latter scenario, a greater degree of participation can be
anticipated on an individual basis.

The housing authority may already have a rolling programme of refurbishment on
existing estates which responds to perceived housing needs, political priorities or
tenant action. If tenants have not been previously involved in assessing the overall
priorities of the housing budget this can be done by involving a body suchas a
tenants’ federation which represents the interests of all tenants.

When an area is being considered for inclusion in a future housing programme it is
best for all those involved —tenants, members and professionals —toreach a
common definition of the problems involved. If this can be achieved, thereisa
much better chance of agreeing a range of solutions. It should be seen as an
exchange of views in an effort to reach a consensus on what needs to be done to
improve an area. In some cases tenant action may lead to a particular estate or
group of dwellings being considered forimprovement, but a consensus is still
needed if all participants are to understand the needs of an area. Allits residents,
not just tenants, need to be involved, since all are affected by plans for improving
buildings and their environment.

The problem-defining exercise should include:

(a) socialinformation, including the needs, expectations, problems and priorities
of tenants;

(b) housing management data, including popularity of the estate and voids;

(c) technical information, to identify elements that are failing and components that
require replacement as part of a maintenance programme.

NORLEY HALL PROJECT

A D

Residents’ Consultation

Meeting

A series of 15 small area meetings are being organised throughout the Norley Hall
Estate to find out from YOU:

. What YOU see as the main problems of the estate (if any)
. What action YOU feel is needed to put things right

. Of the many Council services affecting the estate which ones need looking
at most closely for improvement

. What residents themselves can do to improve things.

This is not just a public relations exercise. The Norley Hall Project has been set
up with the support of your local Councillors to enable Council Officers and
residents to work together to improve the estate. Without YOUR views, ideas and
interest we cannot hope to succeed. Its YOUR home, its YOUR estate, YOU know where
things are right and wrong. -
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7] Departmentof the Environment
Housing Appraisal Kit2
(1983)
See alsop.32refs.

[8] National Association forthe Care and
Resettiement of Offenders (NACRO)
Neighbourhood Consultation: A Practical
Guide
(1984)

3 /l-*

Extract from social survey used by Hunt Thompson
Associates. Normally only a sample of tenants is
interviewed.

One way to discover the views of tenants and residents about the problems of the

area and priorities for action is to carry out a survey, preferably by interview [7].
This could make people begin to think about the potential for improving their home
or area. Another way is to hold a series of meetings of, ideally, no more than twelve

households [8]. (People are far more inclined to express their views at this size of

gathering.) This group might need to meet on a number of occasions, in which case
minutes could be distributed in the community and more people given the
opportunity to comment on the views expressed. Itis useful to involve residents of
all agesin this exercise, including school children, so as to obtain the widest

possible range of attitudes.

Inamore developed form of participation tenants could organise their own survey
of views or there could be a series of meetings chaired by someone independent of
the housing authority. Alternatively the housing authority could arrange these
meetings or surveys in partnership with the tenants’ group.

In some cases a social survey will cover all tenants, in others a sample survey only
will be undertaken. The surveys should aim to assess the following points in
relation to the individual dwelling or group of dwellings:

Household composition

Ages of members

Length of residence

Particular cultural requirements

Views on what needs to be done

Whether tenants wish to remain on
estate

Any special design requirements

Structural condition

Suitability of layout

Access

Conversion or adaptability for
disabled persons

Heating provision and running costs

Condensation

Thermal insulation

Ventilation provision

Sound insulation

Electrical and services installations
Windows and doors

Kitchen layout and units
Bathroom layout and fittings
Storage space

Decoration

Waste disposal

Clothes drying

Security of the unit and group
Private external spaces
Public external spaces

Car parking

Children’s play facilities

12 We have a list of problems we have found in other estates. I will read
it out, and please can you tell me for each one, how much of a problem
it is {n your flat. Please turn to Card 5. You can answer a bdig
problem; a small problem; not & problem. READ OUT ONE
AT A TIME AND RECORD eg Condensation. Is this a big problem,a small
problem or no, not a prodblem?
Small No, not a
problem problem problem
(i) Condensation y x 0 (28)
(ii) Dampness 1 2 3
(i1i11) Draughts 4 5 6
(iv) Rotten or ill fitting
windows 7 8 9
(v) Difficult to open and
close windows y x 0 (29)
(vi) Difficult to clean
wvindows 1 2 3
(vii) Not enough daylight or
sunlight 4 5 6
(viii) Not enough space generally
in flat 7 8 9
(ix) Not enough storage space
generally y x 1] (30)
(x) Flat layout and planning
is unsatisfactory 1 2 3
(x1) Difficult to keep warm
enough 4 5 6
" (x11) Method of heating water
is unsatisfactory ? 8 9
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Options for individual tenants

A points system can be used to allow tenants to
choose improvements.
(London Borough of Hammersmith and Fulham)

officers to present most of the proposals, it should be natural for themto be
involved in this if they are part of a genuine partnership.

The agreed proposals can then be presented to tenants individually or to groups
who live in similar dwellings. It can be useful if the housing officer and a
representative of the tenants’ group see individual tenants together. The housing
officer will be able to deal with the housing managementissues and the architect
can present the overall proposals, explaining what options are available for the
dwelling and how it will look when completed. The architect can also make a survey
of the property, if this has not already been done. (This is often the case on estates
of individual houses where there have been problems in gaining access for
surveys.) Some issues may be better explained by the tenants’ representative
than by an officer.

There are likely to be various options available from which tenants can choose to
meet their specific requirements. The scope and limitations on choice must be fully
explained to tenants, and whether there will be opportunities later on for them to
change their minds.

The options may be presented as a shopping list of items which require decisions
fromtenants. The housing authority may require certainimprovements, such as
installing central heating, but allow tenants other decisions. A points system could
be adopted, where tenants are given an overall number of points to be allocated
against specificitems. The financial implications of choices must be made clear in
any presentation of information. In some cases there may be noincrease in rent
and in others an overall increase will be applied to dwellings of similar size. Some
authorities allow tenants to fund certain improvements themselves.

What Are ‘Points’?

Each tenant is allowed to ‘spend’ a total of 100 ‘points’ on the improvements to their fiat.

Each of the elements in the scheme costs a certain number of points. These points ranges are listed below:-

Central Heating
Gas
Electric

Kitchen

‘Langley’ kitchenrange
‘Drayton’ kitchenrange
‘Merton’ kitchenrange

Bathroom
Level 1 — without shower attachment
Level 2 — with shower attachment

Other Improvements

25 points 1. Decorations
25points Livingroom 7 points
Double bedroom 7 points
Single bedroom 5points
36 points Hall 5points
36 points Repainting whole flat on existing surfaces 12 points
36 points 2. Fuelstoreremoval 1point
3. Fuel store conversion to cupboard 1point
4. Bathroom accessories 2points
21 points 5. Replacementofinternal doors + furniture 2 points perdoor
23 points 6. Replacement ofdoorhandles 1 point perdoor
7. Firesurround removal 4points
8. Blocking-in of fireplace 2points
9. Built-in wardrobes 4 points per metre run
10. Security Package 3points

You will be able to choose any combination of improvements
from the above list up to a maximum of 100 points. For instance,
you might choose to have central heating installed, your kitchen

improved and your bathroom improved (level 1 — without shower).

The points total spent would therefore be 82, consisting of 25 for
the central heating, 36 for the kitchen and 21 for the bathroom.
This would leave you with a balance of 18 points still to spend.
You might therefore decide to spend this by choosing the
bathroom accessories (two points), having two internal doors
replaced (two points per door = four points altogether), having
the living-room redecorated (seven points) and having a single
bedroom redecorated (five points), making a total of 18 points.

The choice is yours! However, because the Housing
Department consider central heating to be the most important
improvement to your home, it has decided that should you choose
not to have central heating, you will lose the 25 points it would
have cost you. This means that tenants choosing not to have
central heating installed will have 75 points instead of 100 points
to spend on other items. However, you will be able to have central
heating installed at some point in the future if you change your
mind.
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The plansillustrate some of the choices which
have been offered to tenants during the
modernisation of semi-detached houses. Internal
partitions were due to be replaced and tenants
were given the opportunity to have differentroom
layouts. Inthe event tenants wanted room sizes to
remain the same but many wished to change door
positions and have additional storage.

Options available:
A. Existing first floor layout replaced
B. Back bedroom door positions altered
C. Frontbedroom door position altered
D. Landing storage space provided and internal
partition relocated
E. Bedroomwardrobe provided
F. Watertanklocation
G. New kitchen layout
H. Alternative kitchen layout
J.  Vestibule door provided

20
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A ‘shopping list’

Approval by individual tenants

Preparing contract documentation

Atypical list of items for tenants to choose from and which can be recorded on a
questionnaire could be as follows:

Access options Position and number of radiators
Floor plan options Heating control methods
Kitchen: layout options, types of Heating for living room

existing appliances Colour of kitchen units
Storage provision Material and colour for kitchen
Bathroom equipment worktops
Heating options: whole house, partial Internal drying facilities
Type of fuel Colour of external decoration
Location of hot water cylinder Options for external spaces

The degree of detail will depend on what options tenants indicate they want to
influence, how much time is available for dialogue between tenant and officer,
what items are to be covered at any subsequent visit and the degree of variation
that has been agreed. An additional questionnaire should cover any special
requirements such as mobility aids, and identify physical difficulties and
disabilities. A visit by the occupational therapist could then be arranged.

Once the tenantis happy with the proposals, the relevant information should be
written into a simple, comprehensive document. This should be signed by the
tenant and the housing officer or the architect with copies for each party. However,
some tenants may be unhappy about certain aspects of the proposals, despite
earlier participation, whilst others may for various reasons not wish to have any
improvements undertaken. There should be further discussions with these tenants
to see if their objections can be overcome in the light of the more general decisions
that have already been taken by other tenants and the authority.

Participation should also include the ways in which the contract work will be
undertaken, which means that tenants will need to be informed about the nature of
the contractual process and site organisation. Sitting tenants in particular may be
asked to face considerable disruption of their normal daily life. A crucial element of
the information given to tenderers will be to define whether tenants are to remainin
occupation or vacate their dwellings during the work. If they are to remain, the
contractor needs information about the issues listed below, all of which should
have been discussed and agreed with tenants:

- the maximum number of properties to be available at any one time;

- the timescale for completing the work;

- what services are to be provided at all times, such as WC, hot and cold services
tokitchen wash handbasin and bath, electrical services to specified areas,
washing machines, cooking services and heating;

- provision of secure storage for tenants’ furniture and belongings where working
space is required by the contractor.

If a property is to be vacated, it isimportant to consider the safety and security of
external fixtures, including garden sheds and special garden arrangements or
planting.

The contract documents should contain all the requirements which the housing
authority and the tenants consider are needed to maintain reasonable living
conditions. An advisory document suggesting a sequence of work can also be
prepared, but remember to ensure that tenants understand that responsibility
under the contract for programming the work lies with the contractor.

Incommunities where unemploymentis high, tenants may feel aggrieved if
opportunities for paid employmentin the construction stage have been missed
because the wider issues of community and tenant involvement were not fully
considered. Therefore itis important for tenants to be aware of the type of
contracting organisation that is being proposed and whether or not the terms of the
contract could take account of employment needs locally. in some cases it might
be possible to include ‘local employment preference’ clauses in contract
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Choice of planting and boundary treatment
available fortenants.
(Wilkinson Hindle Halsall Lioyd Partnership)

;jj;;% landscape questionnaire
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Immediate pre-contract period

Contract period

Future phases

documents, or acommunity employment scheme covering specific areas of work
might be set up in conjunction with the Manpower Services Commission.

Itis usual to arrange further public meetings covering all tenants in the scheme
about six weeks before work is due to start. Atthese meetings, tenants canbe
given information about the proposed start date and programme, meet the
contractor and his key employees and also the officers who will be responsible for
liaising with the tenants and the contractor. Tenants can also be reminded about
the arrangements they need to make in preparation for the work.

As the start date for the work approaches, itis good practice to send an information
leaflet to all tenants giving details of the work. A housing officer should call round to
discuss matters such as:

- any choices of specification detail that still need to be made;

- details of work programme;

- arrangements to allow the contractor access to the property and for liaison with
housing officers and architects;

- arrangements for removal if the tenant has to move out whilst work is being
done, or information about methods of working if major internal improvements or
repairs are to be carried out with tenants in occupation;

- any special arrangements needed in the case of tenants who are sick or
disabled,;

- details of any financial allowances that may be payable.

Tenant participation need not end with the signing of the contract. The contractor
can contribute significantly to it by identifying all the tenant clients and supplying a
personal service to each within the context of the overall contract. This should
include notifying each tenant directly of each job stage reached and adapting
working arrangements to suit tenants’ lifestyles (for example, by taking account of
any disabilities or shift working patterns).

Many tenants will find it difficult to resist the temptation to inspect the work. They
should be reminded that any changes they propose during the contract mustbe
channelled through the architect to ensure that proper control of the contractis
maintained. Therefore whilst it will be necessary for the contractor to develop
informal relationships with the tenants, they must all understand that the formal
contractual relationship is between the contractor and the housing authority.

Tenants naturally have a direct interest in matters such as contract delays, the
methods used by the contractor to execute the works, the amount of disruption
they are expected to put up with, changes in specification which inevitably arise as
work proceeds, and problems with arranging access.

The contractor may be expected to attend tenants’ meetings or tenants’ committee
meetings to discuss progress. Tenants could also be represented at site meetings.
During the contract stage tenants may wish to raise various queries and they
should have the opportunity to discuss them properly. However, responsibility
must remain with the architect for issuing instructions to the contractor for
overcoming or mitigating problems.

On a phased project, tenants who are to be included in second and subsequent
phases will compare the results of the phase one work with their pre-contract
expectations and may ask for modifications to their requirements as a result. This
is just as valid as an architect changing a detail of specification in the light of
experience and should be anticipated by providing tenants with an opportunity to
review the design between phases.
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Selecting the tenants’ group

Design panels

24

B: New build

The housing authority will need to consider:

(a) the scale of the project;

(b) what categories of tenants should be represented;

(c) what percentage of potential tenants should be involved.

If atenants’ federation already exists or if new build tenant participation schemes
have previously been carried out, these groups could be asked to give their views
on the overall participation process including the above points.

(a) Scale of the project

Experience generally suggests that participation in new build schemes is best
limited to about 40 households as this is the maximum that can naturally operate as
agroup. A smaller size of group of not more than 25 households may be
preferable, because itis more difficult to find venues for larger meetings, anditis
easier to visit other schemes in that size of group.

(b) Nominating tenants

The nomination of tenants will normally depend on the housing authority’s existing
policies defining who is eligible for new housing and could include the following
categories:

(a) existing tenants needing rehousing from a specific site;

(b) existing residents with priority for new housing;

(c) waiting list applicants of a particular type;

(d) people with special needs.

There may be benefits in nominating people who already have experience of living
in the authority’s housing as their comments on the design of dwellings may be
more relevant.

Whichever type of tenant or applicant is to be nominated, remember that the
dwelling will probably not be completed for a considerable time. This could create a
dilemma for households in urgent need of housing, and many regard this as a
stumbling block for successful tenant participation in new build work.

Itis useful if the group to be housed requires a range of dwellings, including
accommodation for elderly people and the disabled. However, there will be some
projects where only special needs housing is included.

(c) Percentage of potential tenants

The maximum form of participation will involve potential tenants for all the
dwellings included in the project, although care should be taken not to attract so
many people to a prospective group that it exceeds the capacity of a particular site.
If the number of dwellings possible for a site has not been defined, it would be
prudent to limit participation in the early stages until the site’s capacity is known.

Remember that during a long project period some households may drop out. A
policy is needed about whether they should be replaced at that stage or not. In
developed forms of participation such as cooperatives, the existing group would
decide who could join the project.

Another way of avoiding over-commitment on a particular site is to selecta limited
number of tenants representing the different sizes of households that are to be
accommodated on that site. A Scottish Special Housing Association projectin
Glasgow has, for example, used about a third of the final number of households to
actasthe tenant client group.

Afurther approach would be to form design panels of existing tenants to advise on
the internal layout of new dwellings. However, as these tenants would not be
intended as occupants, this might be considered a rather limited form of
participation. With design panels it is important that housing authority
representatives should not outnumber tenants to the extent that the tenants’
contribution is stifled.



4 Tenant participation in action

Establishing the brief

[9] Seep.18.

Extract from questionnaire used to obtain tenants’
views to establish the brief.

(Scottish Special Housing Association, Kirkiand
Street scheme, Glasgow)

Inanew build scheme it is particularly important to arrange visits to developments
undertaken by the same housing authority or local agencies and also to tenant
participation projects that will usually be farther afield. This will enable potential
tenantsto see what can be achieved and illustrate qualities they may wish to see in
their own project and meet other tenants who have been or are involvedin a
participation scheme. This may be regarded as part of the essential training for
new build projects [9]. The initial visits should be made as soon as possible after
the group is established and subsequent visits to look at specific points such as
internal layouts and external materials should be made at appropriate stages
during the design process.

The design brief will need to cover:
tenants’ needs, expectations and priorities;
space standards, cost levels and layout principles;
maintenance requirements in relation to materials specification.

The tenants will need to organise themselves so that parts of the design process
affecting all people can be discussed by the full group of tenants; some matters can
be delegated to smaller groups with action to be confirmed subsequently at a full
group meeting. Some design discussions will involve an individual household, and
others those who need similar sizes of dwellings. Questionnaires can be devised
forindividual households to record the size of their existing accommodation and its
use, the household’s likes and dislikes about the dwelling and its surroundings and
their general aspirations. This work could be undertaken by the tenants’ group
itself or coordinated by a specialist agency or carried out by the professionals
involved.

The implications of any financial constraints on a project should be introduced at
this stage and the general cost background for housing described. This will enable
tenants to understand the relative costs affecting site layout, external materials
and internal planning.

Itis important to agree a policy for determining the size of dwelling for a particular
household. Existing policies governing the size of accommodation that would
normally be provided may notbe appropriate for a new build project where a long
timescale may be involved and where individual expectations about the size of
family need to be taken into account.

PART ONE - YOUR HOME

Would you prefer:

Tick one only. 1) Large living-room and standard kitchen.
2> Smaller living-room, but with separate dining room.
3) Dining area and living-room combined.
4) Kitchen and dining area combined.
5) Does not matter.

Do you use the living room for:

1)  Watching T.V.

2) Listening to radio/record player.
3) Eating.

4) Children to play in.

Do you prefer in the living room:

Tick one only 1) Radiant (e.g. bar fires) fires only.
(Consider cost of running and safety of young
children.)

2) Radiators only.
3) Radiant fire and radiator.
4) Does not matter.

Considering your existing living room:

Answer All 1) How many electrical sockets do you prefer.
2) Is a cupboard preferable.
3) How many ceiling lights do you prefer.
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4 Tenant participation in action

Site layout

Dwelling design

Series of house plans illustrating a tenants’
‘draw-in’ to develop ideas
(Weller Streets Cooperative, Liverpool)

The site layout, basic design of dwellings and external treatment need to be
progressed in parallel. Models can help to demonstrate possible options and
illustrate layout alternatives in three dimensions at an early stage. A model of the
site layout at not less than 1:200 scale is recommended. A demountable block
model can be used to allow individual groups of houses to be rearranged around
alternative road patterns.

Tenants can be directly involved in the design process if rough models are-used to
encourage them to experiment with layout options. Alternatively the architect can
suggestlayout ideas which tenants can accept or modify at the meeting, after
which the ideas raised can be investigated in more detail. It is useful to photograph
the different layouts suggested in the discussions as a means of recording what
has been considered.

Itisimportantto involve the planning authority at an early stage and a planning
officer should be invited to one of these meetings. Similarly, if there is akey
discussion about a specialist issue, the relevant person should be asked to come
along to a meeting and discuss the issue directly with the tenants.

Intermediate stage demountable model. Rough model of final scheme.

Whilst individual households may express quite different requirements, there is
likely to be a limited range of dwellings that will meet the needs of most
households. The characteristics of the site will affect the type of road access
possible and this will influence the frontage width of dwellings on the site in
question.

One approach is to discuss with tenants individually and as a group a range of
internal layouts of dwellings with specific characteristics to try to agree a limited
number of basic dwelling types that will meet most needs. The number of dwellings
eventually proposed should allow considerable variation both within the shell of
any dwelling and in external ‘add on’ elements.
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Tenants draw their own ideas on squared paper.
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Architects madify tenants’ ideas to meet Final layout for one of a series of house types
requirements. Furniture layouts included. agreed with tenants.



4 Tenant participation in action

[11] Woolley, Tom
'1:1 and Faceto Face'
The Architects'Journal19.4.87

1:20 scale model of internal layout.
(Scottish Special Housing Association,
Dalmarnock. Glasgow)

Questionnaire to determine tenants’ preferences
for house types.

Information produced for the tenants should indicate in a simple and direct way
what variations are possible within the dwellings together with the cost implications
of each option. The best way to demonstrate internal layouts is to use a simple card
model at 1:20 scale with movable walls and equipment. Areas such as kitchens
can be modelled at 1:10 scale so that movable equipment and fittings can be used.
Fullscale layouts are also helpfulin demonstrating in advance the size of spaces
and how equipment can be arranged. On the continent of Europe there are
examples where mock-ups of complete dwellings are constructed to a full size as
an aid to understanding proposed arrangements [11].

HOUSE DESIGN QUESTIONNAIRE

DEAR CO-OP MEMBER,

The at | questionnaire is for all members of the big-site project on the Hopwood/
Ashfield Site.

The qu: aire is to find ocut your preferred house type.

There ar al houses or bHungalows being offered. They are the same house designs
that are to be built in the four small sites, although there are also some additicnal
cesigns.

e plans and description beside each house type,

¥ Decide which plan you like best.,

¥ Mrite in each box your preference etc,, ie, for the plan you
like best tc the plan you like least (See example questionnaire below),
¥ Rerurr your questionnaire.

pedrooTi, s,

5P4vson& "‘""--.. merr\be"s

name
F‘,_a-fuv.cs

e, jcal
‘I‘:‘jP{;‘; hov £

-..'-Qﬂd ohofce.

WHAT WE WILL DO WITH YOUR ANSWERS

We shall use your answers to prepare the overall layout and to see how the house
types [it together, It is possible that the position on site of some houses may have
to be changed, but we cannot tell until we have your preferences.

BILL HALSALL WILKINSON, HINDLE & PARTNERS
ROBERT MACDONALD ARCHITECTS
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4 Tenant participation in action

KITCHEN EQUIPMENT QUESTIONNAIRE
A

TIIIIIIAIllhll|||‘|||||4|||||‘l...llllllll'lllll.‘li RN R R R R BB
SITE i HUSETRE
DEAR CO-0P METBER,

THIS QUESTIONMAIRE 1S TO FIND OUT THE SIZE OF YOUR KITCHEN EQUIPMENT THAT YOU WILL BE
FITTING INTO YOUR NEW HOUSE OR BUNGALOW,

WHAT TO DO

TICK EACH ITEM THAT vou Have [
MEASLRE EACH 1TEM OF KITCHEN EQUIPMENT,
WRITE DOWN THE SIZE IN THE BOX BESIDE THE DRAWING

IF YOU WANT US TO LEAVE A SPACE FOR EQUIPMENT THAT YOU PLAN TO BUY IN THE FUTURE,
THEN JUST TICK THE BOX

1:10 scale kitchen model.
(Scottish Special Housing Association,
Dalmarnock, Glasgow)
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WE SHALL USE THE ANSWERS TO DESIGN YOUR KITCHEN LAYOUT. ONCE THE KITCHEN V,WIJ:,“.CTUQZFJS’
ARE KiER34, WE WILL BE ABLE TO NFFER A CHOICE OF COLOUR OF WORKTDPS AMD DOOR SROMTS

Questionnaire to determine existing kitchen
equipment and tenants’ future intentions.
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Ground floor layouts at Hesketh Street = [ S
Cooperative, Liverpool indicating internal options

developed by tenants and architects.

(Innes Wilkin Ainsley Gommon) — ™~ — B L S
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4 Tenant participation in action

External treatment

Elevation options for Portland Gardens
Cooperative, Liverpool.

The external treatment and the selection of materials will need to be discussed by
the whole group so that the overall principles and options for individual dwellings
can be agreed. An overlay technique thatillustrates options for different external
finishes and details can be particularly helpful. Samples of materials and
perspectives of the group of dwellings and of individual dwellings are also useful
ways of making this information available. A more detailed model at not less than
1:200 scale will also assistin communicating the overall form of the scheme.
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Tenant participation in action

Plan of dwelling drawn out in car park to show
tenants actual sizes of rooms.

(Scottish Special Housing Association,
Dalmarnock, Glasgow)

Optional porch and canopy details.
(Dingle Mount Cooperative, Liverpool)
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DINGLE MOUNT HOUSING CO-OPERATIVE

L,

%NCLEGED PORCHBRICK AND GLASS)
SPECIAL UNITS)

SQUARE BAY WINDOW

CANCPY - (ON POSTS

T

| :

AR DINGLE MOUNT CO-OPERATIVE MEMBER,

THE CHOICE FOR PEOPLE IN SPECIAL WNITS Is ‘A" ok 'B'
THE CHOICE FOR PEOPLE IN HOUSES OR BUNGALOWS 15 ‘A" TO 'F

15 QUESTIONNAIRE 1S BEING CIRCULATED TO ESTABLISH PEOPLES PREFERENCES  Tf ©[NAL DESIGH Wl

S8 SUBJECT TO THE OVERALL DESIGN AND COST LIMITS
CLEASE PUT A NUMBER [N THE BOX IN ORDER OF PRIORITY, [.E.
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4 Tenant participation in action

Agreeing proposals

Selecting individual dwellings

Allocation plan used at Southern Crescent
Cooperative, Liverpool for a total of 40 dwellings.
Each household moved a card plan of their
dwelling type around the layout until everyone was
satisfied with the position selected or negotiated.

Preparing contract documentation

Contract period

When the general agreement of the tenants has been obtained to the layout, the
individual dwellings and the external treatment, it may be useful for a preliminary
meeting to be held with key members of the housing authority. The scheme could
then be presented by tenants’ representatives to the committee that has to give
formal approval to the proposal. The architect would then submit it for planning
approval and compliance with Building Regulations.

As the layout developsiitis likely that certain parts of the site will be identified as
being more suitable for people with special needs such as the elderly or disabled.
Otherwise there will usually be a number of possible sites which would meet the
needs of the other households. Therefore itis necessary to decide how to select
the individual dwelling.

In practice this is usually done in one of two ways:

Direct choice

Households are asked to identify on the agreed layout the dwelling they would like
to occupy. This willindicate the amount of competition for particular dwellings. Itis
usually possible for the tenants’ group to resolve any competing interests.

Drawing lots
This is usually done to allocate specific dwellings, not to determine the order of
selection. Households can change dwellings subsequently by mutual agreement.

Inthe case of new build work there will be few special clauses requiredin the
contract documentation compared with refurbishment work. Tenderers should be
informed that tenants have been involved in the design process and told of any
requirements for site access and attendance at meetings so that arrangements
can be made and appropriate insurance taken out to cover those situations. The
sequence of handovers needs to be agreed with tenants and included in the
contractdocuments. Itis likely that tenants will ask for the handover of small
groups of dwellings. The prior conditions for handover, such as a tidy site and
proper access, need to be made clear to tenderers.

After having contributed so much time during the design development, tenants will
expect participation to continue during the work on site. Where 100% of tenants
have been nominated in advance the group would normally expect to be
represented at site meetings, for site visits to be arranged, and for individual
tenants to be involved at the handover stage and agree outstanding work before
the defects liability period expires. Site visits by groups of tenants should be
arranged to meet the requirements of the group, and a representative of the
contractor should be present. These visits can take place in the evening or at
weekends and a site walkabout can be organised each month during the contract
period. In more limited forms of participation informal arrangements can be made
to allow access to the site with fewer formal visits.
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4 Tenant participation in action

[12] Departmentofthe Environment
Housing Appraisal Kit 1
(1975)

[13] Department of the Environment
Housing Appraisal Kit 2
(1983)

Part of an analysis of tenants’ satisfaction with
improvement scheme.
(London Borough of Hammersmith and Fulham)

C: Assessment and feedback

Work on both existing estates and new build should be assessed at an appropriate
stage to determine:

(a) the impact of the participation process;

(b) the extent of satisfaction with the design;

{c) the performance of materials.

The impact of the process can be assessed at various stages to enable this
feedback to influence future projects. This should be done rigorously by means of
regular assessment and recording of events. Sometimes an outside agency may
undertake a research study and give a detailed report supported by video
recordings.

Itis usually recommended that a period of a year should elapse before asking
people how satisfied they are with their modernised or new dwelling and its
environment. The Department of the Environment has developed a Housing
Appraisal Kit, originally devised for new build schemes [12]. An updated version of
the kit, which is normally applied to a sample of typical dwellings, is available for
assessing improvement projects [13]. A computer programme is available for
analysing the survey results. Feedback should also be available from
management about reletting or from tenants’ groups.

Some tenants’ groups have carried out their own surveys of completed schemes. It
is useful if liaison occurs with the housing authority prior to this so that the
questions included can be formulated to identify specific issues to assistin future
development.

Feedback on the performance of materials will normally be gathered from the
experience of housing officers, who have to remedy various problems and provide
maintenance, and from the direct experience of tenants. Such information should
be builtinto any future briefing.

YOUR KITCHEN

YES NO

1. Did you have your kitchen improved?
If not, please go on to the next o
section, page 3. e 2%

2. After the improvements, do you think
the following were better or worse
or the same?

Please tick one box per line.

(a) Layout? 974

{b) Amount of cupboard space p A /7 7- 7: %

(c) Ssafety? (less risk of kitchen 3sk|30n |33% 0 |27
accidents)

(d) Ventilation? 482 {36% |64 | O | ©

{e) Lighting? sey {382l (2|0

(f) Ease of cleaning? Sop, {320 1 13%] 37| 2%







5 Roles and relationships

Changingroles
continued
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view may arise between tenants and professionals on certain issues which cannot
be easily resolved and on which members would need to reach a decision.

To avoid conflict at committee approval stages, the extent of tenant participation,
design flexibility and cost constraints must be made clear to all parties at the outset
of the project. Members have a crucial role in defining these, but shoulddo soina
way that is sympathetic to a participation scheme. A policy document outlining how
tenants can participate at various levels in housing policy and design issues, which
is periodically reviewed, would be a suitable means for promoting the clear
understanding required.

Inthe case of local authorities, members normally seek to represent the interests
of individual electors in their ward. A similar process can also evolve with tenants’
groups or attenants’ meetings where a participation scheme is involved. This
gives the members an opportunity to be seen publicly in a more policy-making/
strategic role than their relatively high profile role as advocates of the needs of
individuals. In the current economic climate, investment decisions to optimise
scarce housing capital resources are crucial, and members’ roles are likely to
develop in this direction.

Akey aspect of the member’s role is that of enabler. By establishing the political
framework and associated resources, the member will enable genuine tenant
participation to occur, with the staff and project planning needed to implementit.

Clearly the role of members will vary depending on whether they belong to the
majority or minority group of the authority. Opposition members are more likely to
find themselves advocating changes to existing policy on tenant participation.
individual ward members can legitimately act as advocates for projects in theirown
wards and how these should be approached.

(c) The housing officer
Three distinct aspects of the role of the housing officer are defined below. These
may sometimes be taken on by different officers or be combined in some way.

Housing development

Traditionally the officer’s role in housing development involves preparing the initial

bnef for the project. The main sources for this are usually:
the housing authority’s strategic housing policies;

- the housing authority’s basic housing standards;

- feedback of housing management experience on matters such as shortfalls in
the mix and/or type of housing, repair and maintenance problems, the extent of
letting demand;

- thefinancial framework and the timing of projects in the investment programme.

The opinions of tenants may be fed into the initial brief itself, or the brief may state
the need to provide opportunities for tenant participation and specify its extent and
even the methods envisaged.

As well as this central function, this role may include gathering input fromtenants,
although it may be more appropriate for the architect to do this as an integral part of
developing the design. Whichever approach is adopted, the housing development
role is to ensure that tenants’ requirements have been met along with the other
central requirements of the brief.

The housing development role should also include the responsibility for managing
the resources for tenant liaison during the design and contract periods. Continuing
involvement during the execution of the contract will ensure that tenants are
involved in resolving any problems that arise. When the contract has been
completed, the officer should be responsible for coordinating the collection of
feedback about tenants’ satisfaction with the completed project and using this to
inform future work.

It will vary from authority to authority whether the housing development functionis
undertaken by specialist staff or is made part of a wider remit for housing staff.
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Changingrolés
continued

Liaison with tenants

The tenant liaison role complements that of the housing development function.
Where existing housing is involved, liaison includes helping tenants to prepare for
contract work, in some cases making temporary rehousing arrangements, and
arranging access for the contractor. Regular liaison is also needed on site to help
resolve problems as they arise. Many tenants find the upheaval while the work s in
progress very stressful. As well as providing practical support, officers may find
themselves having to keep up tenants’ morale during this difficult time. They must
also keep in mind the particular needs of sick or disabled people and shift workers.

When the work has been completed, tenants may need advice and assistance
aboutthe use and care of new fittings and systems. The opportunity can also be
taken to obtain the reaction of tenants to the completed dwelling. It may be sensible
and profitable for housing authorities to use their regular housing estate
management officers to take on the responsibility for tenant liaison in capital
projects. As well as being likely to know the tenants, the local officer would share
the credit for what may be perceived by tenants as a commendable action on the
part of their landiord.

Onthe other hand, it may be that the relationship of the housing estate
management officers with tenants may be strained because of a history of poor
service, mistrust and conflict. This could seriously inhibit the development of a
proper dialogue with tenants on design and contract issues, and this staffing
arrangement can only be decided in relation to a specific situation and the
personalities involved.

If housing estate management officers become involved in tenant liaison work,
they may need assistance to provide cover for their routine estate management
duties.

Community development

In developed forms of tenant participation tenants may be able to contribute as
individuals or in groups in ways which are totally new to them. In such situations a
community development officer can make a valuable contribution.

Essentially, the task is to work with tenants as individuals or in groups to develop
their ability to take a full partin the participation process. This abiiity will not
normally emerge spontaneously; it requires careful nurturing.

To help create a cohesive group it may be necessary to encourage tenants to take
partin social activities not directly related to the project. Such group activities are
likely to continue and prosper long after the conclusion of tenants’ participation in
some capital project.

Itis important that the officer concerned with community development does not
become a negotiator between the tenants and their landlord or a spokesperson for
either party. ltis an enabling role, one that enables tenants to speak and negotiate
forthemselves. For this reason it wili be handled more effectively by a separate
specialist officer, whom tenants perceive to have a degree of independence from
the housing authority.

Community workers employed by social services or education departments may
already be active in the neighbourhood and could be approached to make some
contribution to the project. However resourced, the achievement or otherwise of
the community development role in some estates will have a major bearing on the
success or failure of the projectas awhole.

(d) The architect

The architect’s role in tenant participation schemes will include:
- developing the brief with the tenants;

- analysingthe brief;

- exploring design possibilities with them and drawing out the tenants’ views about
them:;

- agreeing design proposals with the tenants;
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- involving them in presenting final proposals to the housing authority;

- co-ordinating the work of the design team and ensuring that all consultants,
including structural and service engineers, landscape architects and quantity
surveyors, involve the tenants in their areas of work;

- involving tenants in matters of detailed design and specification;

- setting up a dialogue with tenants and the housing authority about alternative
ways of executing the contract;

- involving tenants, both as individuals and as a co-ordinating group, in monitoring
the progress of work on site;

- ensuring that tenants give their approval at handover stage;

- providing information to tenants on operating their dwellings.

The architect must be clear about whose requirements need to be metduring the
various parts of the project. Those of the housing authority, tenants collectively or
eachindividual tenant? Each has a contribution to make. The initial brief must
define clear terms of reference.

However, it must not be forgotten that the process of tenant participation may
require some re-thinking of aspects of the brief. Tenants’ definitions of problems
and priorities may differ considerably from those envisaged at the outset. Where
such differences of view arise, negotiation with tenants and the officer concerned
with housing development will be needed. Itis important that either a housing
officer or the architect is given the authority to take decisions to reconcile design
problems to the satisfaction of both the tenants and the housing authority, or much
of the value of tenant participation may be lost. In the most developed forms of
participation, the frame of reference for resolving differences will flow fromthe
extent of formal decision-making authority devolved to tenants.

The architect’s role should remain essentially the same whether itis anin-house
service or private consultancy. In-house architects will generally have the
advantage of more detailed knowledge of housing authority policies and
procedures. Consultants, on the other hand, are more likely to be perceived as
‘neutral’, especially if there is a history of landlord/tenant conflict. Where
consultants are employed, the authority’s chief architect may have some
responsibility for liaison with the consultants and informing them of procedures to
be followed.

(e) Other professionals

Various other professionals such as town planners, landscape architects,
structural engineers, quantity surveyors, building surveyors and services
engineers will be involved in some aspects of rehabilitation or new build work. They
should be prepared to discuss directly with the tenants issues that would normally
only be discussed with other professionals, and to do so at times that will suit the
tenants’ group concerned.

Landscape design will be an important element of most projects and will usually be
coordinated by alandscape architect, who should become aware of tenants’ views
about how their surroundings couid be improved. Tenants’ ideas about the
treatment of open spaces and planting preferences should be discussed together
before any plans or options are produced. Tenants could also do some of the
planting themselves.

(f) Theclerkofworks

The architect s responsible for ensuring that the contractor executes the contract
in accordance with the approved designs and specifications. The clerk of works will
perform much of this function and will be on site on aregular basis to resolve on-
site problems, and will usually have some delegated authority to agree minor
variations to specifications.

In rehabilitation work particularly, the clerk of works may become a natural contact
on site for tenants who wish to check progress, point out faults in work carried out
or even change their minds about design details. This liaison with tenants, which
should notin theory be a principal concern of the clerk of works, in practice
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Changing relationships

contributes significantly to the smooth running of a rehabilitation contract and
maximum satisfaction on the part of tenants.

(g) The contractor

The contractor’s duty is to execute the work in accordance with the terms of the
contract. The participation of tenants in the design process requires a special
approach and service on the part of the contractor, particularly where the work
concerns existing dwellings and estates. The contractor’s site agent is responsible
for managing the site and coordinating the activities of all the sub-contractors
involved. In work on existing estates the contractor may employ someone who is
specifically responsible for liaising directly with tenants and for making detailed
arrangements for access to the dwellings. Clear areas of responsibility need to be
agreed on behalf of the contractor, the housing authority and the tenants.

As well as requiring a change of role, the participation of tenants in the design
process will also cause the relationships between the participants to change.
Because there is a clearer focus upon tenants’ needs and preferences, officers
and members of the housing authority have the opportunity to build a new unity of
purpose. This has often proved elusive in the traditional design process, where
professional isolation, departmentalism and bureaucracy have conspired to dilute
and dissipate such effort.

When tenants become partners in a process which was previously the exclusive
domain of members and professionals, that process is liable to become even more
complex. Genuine participation requires tenants to have proper access to the
decision-making processes of the authority. This, of course, is likely to conflict with
the usual hierarchical procedures for making decisions. Therefore once the terms
of reference for a project are formulated it is best that decision-making authority is
delegated as far as possible to the members of a task-centred project team, which
includes tenants’ representatives as well as architects and housing officers. The
establishment of this team should help each party understand better the roles and
concerns of the others. Clashes of attitude and perspective may sometimes
remain, but the aim of serving and satisfying tenants offers sufficient common
purpose to begin to work through such differences.

Although both housing officers and architects can effectively lead the project team,
in developed schemes of participation the team will be led by the tenants. The
resulting change of relationship needed between officer and tenant is even more
profound than that between the professionals. The concept of professionals being
‘ontap’ rather than ‘on top’ crystallises the desired relationship. It means that the
professionals should view themselves as facilitators whose expertise and
experience are put atthe disposal of tenants.

Many professionals may find this change in perspective difficult to take on board.
Years of working in an environment steeped in paternalism, where the authority is
seen as the provider and the tenant the receiver tend to bring about an ingrained
attitude. But participation schemes offer opportunities for tenants to contribute
more, rather than just take more. Then the division between provider and receiver
starts to break down.

Participation in design could give many tenants a deeper insight into how their
housing authority operates, particularly with regard to the strategic aspects of
housing policy and financial constraints. This better understanding of the role of
the authority’s elected members combined with their direct experience of
participation in decision-making should form a sound basis for a local authority to
improve its relationship with its tenants.
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Training for participation

in the design process

The need for new skills

[14] Scottish Consumer Council
Telling the Tenants
(1986)

[15] Thorpe, Stephen
Reading Plans: A Layman'’s Guide to the
Interpretation of Architect’s Drawings
Access Committee for England
(1986)

{16] Wong, Jannith
‘Matrix Cooperative’
Bulletin of Environmental Education (BEE)
(March 1987)
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For successful participation tenants, members and professionals will need skills
and awarenesses not necessarily required in the traditional design process. These
include skills in communication, group work, decision-making and negotiation,
together with an awareness of the policy on tenant participation, the financial
framework, the design/development process and the roles of other participants. All
these are required in the very early stages of the participation process. The need
for training should therefore be considered right at the outset.

The skills of professionals and members will increase with experience, but
participation in design may be a one-off exercise for tenants. Therefore in any
project considerable emphasis must be placed on developing and optimising the
ability of tenants and their representatives to contribute to the process. This area of
training should be tackled quite separately from that for professionals and
members involved in participation.

This Section will focus briefly on the skills and awareness mentioned above and
then discuss how appropriate training activity can be developed.

(a) Skills incommunicating

The principal subjects being communicated in tenant participation in design are:
- the preferences and priorities of users;

- designissues, problems and options;

- the development process including related housing authority procedures;

- financial considerations;

- contract arrangements.

Skilful communication shouid enable the effective exchange of information

between the various participants, namely:

- housing officers: their specialist knowledge of housing development and
management;

- professionals:their specialist knowledge of design, construction and contract
procedures;

- tenants:where alterations are proposed, their first hand experience of and
problems with their dwellings and environment; or for new build schemes, any
experience of previous housing which may help to condition their aspirations
about the new housing proposed.

Each group has its own ‘angle’ or way of understanding, and each has its own
jargon. These may constitute barriers which need to be broken down.

The methods of communication adopted should be those which best suitthe

circumstances. Optionsinclude:

- written communication: letters, leaflets, questionnaires, forms, posters, news-
sheets. All will need to be available in various languages appropriate to the
tenantsinvolved[14];

- visual:models (with a modelscope to view small-scale models), rough sketches,
drawings, flipcharts, films, videos, slides, perspectives, samples of material,
photographs and information about examples elsewhere;

- oral:one-to-one discussions, small group discussions, workshops on specific
issues and public meetings. Itisimportant to remember that being able to listen
is as essential as being able to talk.

Because itis often difficult to phrase a questionnaire or survey in easily understood
terms, itis recommended that a pilot survey is carried out in advance to ensure that
the questions and procedures finally adopted are satisfactory.

Since drawings will be the main means of defining the design proposals, designers
need to consider what formats are most suitable for non-technical people [15].
Tenants may need training in reading technical drawings {16]. Questions can be
included in any survey to test tenants’ capabilities in this respect so as to avoid
misunderstandings and ambiguities.



6 Training for participation

[17] Plain English Campaign
Writing Plain English
(1984)

Sketches showing how the form of technical
drawings can be communicated to tenants.
(Matrix Cooperative)

Some basic rules for effective communication are:

- Define objectives
Be clear about what you are trying to achieve
- Avoid ambiguities
Express points simply and clearly
- Befriendly
Personalise letters; use plain English and avoid technical jargon [17]
- Presentinformation clearly and attractively
Use short sentences and paragraphs with diagrams and illustrations; add
explanations where necessary
- Beaccessible
Make it convenient for information to be exchanged

(b) Skills for group work

The range of skills needed for group work include:

- establishing agroup

- building up confidence and cohesion

- establishing acommon bond

- leading a group (spokesperson, office bearer, motivator)
- representing a group

- achieving a consensus, resolving conflicts

- managing a group

Newly formed tenants’ groups will need to learn skills associated with conducting
and organising meetings, such as chairing, taking minutes and following
procedures for making decisions, public speaking and handling finance. These
skills will greatly enhance their confidence and cohesion.

(c) Skills in decision-making

The decision-making process involves defining problems, identifying options for
solving them and collecting views and information about them, assessing and
analysing the options and selecting the most appropriate. In tenant participation
this process is often carried out in group situations instead of by individuals. Group
participants should be no less aware of the limitations on their decision-making
authority than are individuals in more conventional situations.

(d) Negotiating skills

The need for negotiation implies that decision-making will be shared and that those
sharing this power hold differences of view. To reconcile such differences, varying
proportions of persuasion and compromise will be needed.

NORTH- SOUTH
SEcCTION

0] e

EAST-WEST SECTION
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6 Training for participation

The need for anew awareness

[18] Tenant Participation Advisory Service
An Evaluation of Tenant Participation in
Clydebank (1986)
Tenant Involvement in the Capital
Programme in Castlemilk, Glasgow (1987)

[19] Bishop, Jeff
Building Design for Non-Designers
School of Advanced Urban Studies,
University of Bristol
(1987)

Action plan for tenant participation.
(Stirling District Council)

(a) Policy about tenant participation

Unless an authority is clear about the degree of tenant involvement it aspires to
achieve, any training for tenant participation could prove ineffective. This clarity will
also help to define the objectives for training.

Ahousing authority should have a written policy on tenant participation which wil
provide a frame of reference for participation in housing issues and certain types of
capital projects. Unless there has been some previous experience of tenant
participation it may prove difficult initially to establish an overall policy, but advice
can be obtained from other authorities with experience in this area and from tenant
participation organisations [18]; a statement of existing practice can be made,
together with a summary of the general direction of the intended new policy.

(b) Financial framework

All participants should have a broad understanding of the authority’s financial
structures, whatfinance is available for the project and what flexibility on this is
likely to be allowed by the housing authority. Tenants may want to challenge
financial decisions taken by the housing authority — all the more reason for themto
understand the context of such a challenge.

(c) Design/development process

This process is inevitably complex in technical and organisational terms. Many lay
people find it bewildering. But it is important for tenants to understand which are the
key design stages, what are the main inputs by the users, the professionals and
members and at what stages these occur and, very important, the timescale
anticipated [19].

The more aware of technical design issues tenants become, the more fully can
they contribute to the design process. On the principle that a little learningis a
dangerous thing, professionals often instinctively draw back from sharing some of
their expert knowledge with other participants. This temptation must be resisted.
Without abdicating any responsibility for technical design, the designer’s role must
be to open the process to scrutiny by other participants so that the pros and cons of
the design options can be assessed from the point of view of the consumer. A
designer whao is genuinely interested in satisfying the consumer willneed to go to
considerable lengths to communicate design problems, constraints and options.

ACTION PLAN

To carry out the following:

1. Consult with all properly constituted tenant or community

6. Set up a Housing Working Group made up from the local
community to consult with them in advance on major capital

groups in all major housing policy issues which are planned
and take due cognisance of their views.

proposals and meet regularly during the course of the
project to monitor progress.

works, for example New Build Projects.

2. Identify areas where there is no properly constituted 7.  Identify potential groups for a Tenant Management
community group and encourage the formation of a Tenants Co-operative and endeavour to obtain a commitment from one
Association by public meetings and any other areas group to form such a co-operative before the end of the
considered appropriate. current financial year.

3. Prepare jointly with properly constituted community groups, 8. Examine the potential for a Tenants Design Co-operative,

a local newsheet on local housing issues which will contain that is identify in advance a proportion of the tenants for

contributions from local people and which will, in the long a new build project and invite them to work with the

term be produced entirely by the local community. Council's Project Team on the design and layout, at the
drawing board stage, of the houses they will eventually

4. Provide a "starter” grant of £50 to Tenants Associations to occupy and may manage themselves as a Tenant Management
help them with general running expenses. This will be Co-operative.
reviewed after one year, with a view to making an annual
grant available to Tenants Associations. 9. Provide regular training for officers in the form of a

series of one day Seminars, on tenant participation and its

5. Set up Tenants Representative Committees at modernisation relation to the provision of an effective housing service.
projects. These Committees will meet regularly with the
modernisation project team to formulate modernisation 10. Prepare a Seminar for elected Members of the Council on

tenant participation and its significance in an effective
housing service.
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Developing appropriate training
activities

[20] Advice on training:

Community Architecture Resource Centre,

RIBA, London

Cooperative Development Services,
Liverpool

Institute of Housing, London

School of Advanced Urban Studies,
University of Bristol

Tenant Participation Advisory Service,
Glasgow

Changing attitudes

(d) Roles of other participants

Given the apparent complexity and sophistication of the various key roles in tenant
participation in design, an appreciation of the part of the various project team
members will help optimise the team effort. In successful participation schemes
where achieving the goal is more important than preserving professional
demarcation lines, itis common for some duties to overlap.

Successful training depends primarily on the need for training being accepted and
understood by those to be trained. A climate must be fostered in which this can
take place.

This need must then be systematically defined before any training activity is
contemplated. To do this the breadth of knowledge and skills required for a
function must be clearly understood and stated. Any individuals or groups asked to
fulfil the function canthen be assessed, or assess themselves, against the stated
knowledge or skills that are required. The difference represents the need for
training. If this step is omitted there is a risk that any training given will be inefficient
oreven awaste of time and effort. This process is complex and should be done by
or with guidance from specialist training officers or other sources of training
expertise [20].

Similarly, when a training course is being designed, its aim must be the acquisition
of the new skill, not just its description. This usually means that the course must
consist predominantly of activities for the trainees to undertake rather than passive
listening and viewing.

The idea of learning through activity can be taken farther, particularly in group
training. Here, developing a programme of learning based on the tasks needed for
the group to become established, develop and function will yield better results than
training using only a formal series of lectures.

With established tenants’ groups and advanced forms of participation, it may be
more appropriate to resource these groups and give them direct access to
independent training. Tenants would have better control with such an approach.

Because the degree of development of tenant participation in design varies so
much nationally, learning directly from the experience of others could shortcut the
process of acquiring some of the necessary skills and knowledge. As has already
been mentioned, visits to other projects can do more thanillustrate design issues;
they can show how the participation process is being carried outin practice. There
is also scope for learning from the failures as well as the successes of others.

Professionals engaged in tenant participation in design must be well motivated
and committed to the service of tenants. Their attitude in this respect will
profoundly affect the way many of the practical tasks are approached and carried
out.

Those professionals who are enthusiastic about tenant participation may bemoan
the ‘poor attitude’ of staff or colleagues who are less committed. But ‘attitude’ is not
askillorawareness in the same sense as the others listed in this Section. It cannot
therefore be defined and trained for in the normal way.

The poor attitude complained of is a problem whose root cause should be
diagnosed, the diagnosis giving the clue as to how to overcome it. For example, it
may be found that something is missing in the understanding of such people’s role
inthe broader picture. If this is so, training activity to improve this could well
generate achange in attitude.

Other causes of poor attitude may have more to do with how an office is managed.

Inthis event a change in management methods is called for which might in itself
reveal a different form of training need or changes in people’s responsibilities.
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Recommendations

10

Evolve aformal policy
Evolve aformal policy on tenant participation which includes overall strategy,
design and managementissues.

Define the aims of participation
Establish that the overall aim is to involve tenants in the design process as part
of their experience of using and living in their dwellings.

Provide support for tenants’ groups
Assist and encourage tenants to establish and maintain their own
organisations; offer practical support and resources.

Provide resources

Resource tenant participation in design properly. Remember that;

- tenants may require resources to enable them to make their full contribution;
- professionals may require more time to prepare proposals;

- the proposals themselves may cost a little more.

Evaluate each project

Consider the approach to each project carefully. Study the advice in this guide
as well as examples of existing practice. Then adapt the approach to suit the
particular circumstances of each project.

Redefineroles

Redefine the roles of elected members, tenants and professionals. This
exercise affects the content of the role and the attitude toit. Professionals must
regard themselves as being ‘ontap’ rather than ‘ontop’.

Adoptateamwork approach
Toachieve best results, adopt a task-orientated teamwork method of
organising the design process.

Initiate training for new skills

Recognise the new skills and awareness required for tenant participation in
design on the part of members, tenants and professionals and ensure that
appropriate trainingis carried out.

Respond to management issues
Be responsive to management issues raised by tenants during their
participation in designissues.

Monitor and evaluate techniques
Monitor and evaluate the techniques and results of tenant participationin
design to help inform its future development.

Postscript

Tenant participation in design may at first be viewed with some trepidation. The
working party are convinced that once the first hurdles are overcome, the
professionals involved will find the experience extremely rewarding and worthy of
further development. We wish all success to those who attempt it.
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Summary of ways in which tenants can be involved in

the design process

Stage Support activities

Completing questionnaires Making decisions

Door-to-door canvassing
Individual interviews
Group meetings
General meetings

Local ‘surgeries’
Newsletters

1 000000000000pP00000OO0COOCOOPOOOOOOOOON

Slide shows, videos

Talks by invited speakers
Exploring site options, using
models

Visits to see housing projects,
gardens

Social events

9 000000000000)P0O0O0OOOOOOOOCPOOOOOOOOONE®

House type visits
House type meetings
House type models
Elevation overlays
Individual discussions

3 000000000000 P0O0OOOOOOOOOPOOOOOOOOOD)

Kitchen plans, models
Visits to showrooms
Studying manufacturers’

information, slides of examples

Bathroom fittings
Approaches to colour and
landscaping

4 00000000000 OPO0OOOOOOOOOPOOOOOOOOOD)

Based on original material by the Wilkinson Hindle
Halsall Lloyd Partnership.
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Bathroom layouts
Special colour schemes
Types of doors

General information
Household size, mix
Occupants’ ages, disabilities
Car ownership

General atittudes, preferences

Mix of dwellings
Special dwelling types
Communal facilities
Car parking

1:500 site layout

External design options
Site layouts

House types and grouping
Front and back spaces

Site layout
Range of house types

Provision for storage, refuse Materials
Landscaping, gardens, play
areas 1:100 site layout

Internal design options
Through-lounge
Separate living/dining rooms

Internal layout
Heating system

Diner/kitchen Type of staircase
Heating systems Internal finishes
Porches

1:50 house types

Optional extras
Kitchen layouts Kitchen plan, colours
Internal partitions

Preferred trees, plants
Landscaping

1:20 details

Fences, boundary walls

Bathroom plan, colours

Type of front/back door
General colour scheme

Outline
design

o
o
O
0]
O
O
O
0o
O
O

w Detailed

design
o)
o)
o)
o)
o)
o)
o
o)
0
¥ Working
® drawings
o)
o)
o
o)
o)
o)
o)
o)
o)
A 4
® Contract




Case studies

Page 46
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Whitfield Estate, Dundee

Weller Streets Housing Cooperative, Liverpool
Newquay House, Kennington, London
Dalmarnock Road B, Glasgow

Bentinck Street Estate, Newcastle upon Tyne
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Tenant participation projects

Selected published information

Existing housing

Bolton

The Willows Estate
Priority Estates Project
Improving Council Estates
DoE 1981

Dundee

Dunbar Park, Whitfield Estate
(Architect: lan M. Dunsire, Dundee
District Council)

Concrete Quarterly Oct/Nov 1987

Glasgow

ASSIST Improvement Case Study

The Architects’ Journal 10.11.76, 8.12.76,
9.2.77

Knowsley

Tower Hili Estate, Knowsley

Public Service and Local Government
(PSLG) January 1988

Leicester

North Evington

(Architect: Rod Hackney)

The Architects’ Journal 20.2.85

London

Lea View House, Springfield, Hackney
(Architects: Hunt Thompson Associates)
The Architects’ Journal 20.7.83

RIBA Journal June 1985

RIBA Transactions Vol.5 1986

Martlett Court, Westminster
(Architects: Lazenby and Smith)
The Architects’ Journal 29.4.87

Tulse Hill Estate, Brixton
Priority Estates Project
Improving Council Estates
DoE 1981

Wenlock Barn Estate, Hackney
Priority Estates Project
Improving Council Estates
DoE 1981

Rochdale
Cloverhall Tenants Cooperative
Housing Review No.4 1985

Wigan

Norley Hall Project

Community Refurbishment Scheme
Housing Review No.4 1985

New build projects

56

Glasgow

Dalmarnock B

(Architects: Scottish Special Housing
Association)

The Architects’ Journal 3.12.86

Kirkland Street, Maryhill

(Architects: Scottish Special Housing
Association)

Building 26.7.85 (supplement)

Leeds
Hunslet Housing Cooperative
The Architects’ Journal 11.6.86

Liverpool

Building Democracy: Housing
Cooperatives on Merseyside
Cooperative Development Services
(1987)

Cooperative Development and Design
Bill Halsall

Builletin of Environmental Education
(BEE)

June 1986

Hesketh Street Housing Cooperative
(Architects: Innes Wilkin Ainsley
Gommon)

The Architects’ Journal 18.7.84

The Liverpool Breakthrough
(Cooperatives)
The Architects’ Journal 8.9.82

Weller Streets Cooperative
The Architects’ Journal 11.6.86

Weller Streets Cooperative
The Weller Way

Alan McDonald

Faber & Faber 1986

London

Adelaide Road, Camden, London
(Architects: Greater London Council)
The Architects’ Journal 12.10.77, 27.2.80

Bramley Housing Cooperative, Freston
Road, W11

(Architects: Pollard Thomas Edwards &
Associates)

The Architects’ Journal 29.4.87

Pelham Court, Haringey
(Architects: London Borough of Haringey)
The Architects’ Journal 19.10.77, 11.6.86

Newcastle upon Tyne

Byker Redevelopment

(Architect: Ralph Erskine)

The Architects’ Journal 14.4.76, 19.10.77,
9.5.79, 16.5.79

The Architectural Review Dec. 1974, Dec.
1981



Useful addresses

Association of Community Technical Aid
Centres (ACTAC), Unit 68B,

The Royal Institution, Colquitt Street,
Liverpool L1 4DE

(Tel:051-708 7607)

Building Communities Bookshop,
P.O. Box 28, Dumfries,

Galloway DG2 ONS

(Tel: 0387 720755)

Royal Institute of British Architects,
Community Architecture Resource
Centre,

66 Portland Place, London W1N4AD
(Tel:01-5805533)

Cooperative Development Services
(Liverpool) Ltd.,

39-41 Bold Street, Liverpool L1 4EV
(Tel:051-708 0674)

Department of the Environment,
Housing Appraisal, Room N8/02,

2 Marsham Street, London SW1P 3EB
(Tel:01-2124430)

Department of the Environment,
Estate Action, Room N9/01,

2 Marsham Street, London SW1P 3EB
(Tel:01-2123285)

Education for Neighbourhood Change,
School of Education,

Nottingham University

c/o Tony Gibson, TCPA, Hilton Terrace,
St. Georges, Telford TF2 9AG

(Tel: 0952 613999)

Housing Centre Trust,
33 Alfred Street, London WC1E 7JV
(Tel:01-637 4202)

Institute of Housing,

9 White Lion Street, Islington,
London N1 9XJ

(Tel:01-837 4280)

National Association for the Care and
Resettlement of Offenders (NACRO),
169 Clapham Road, London SW9 0PU
(Tel:01-5826500)

Plain English Campaign,
Vernon House, Whaley Bridge,
Stockport SK12 7HP

(Tel: 06633 4541)

Priority Estates Project,
62 Eden Grove, London N7 8EN
(Tel:01-607 8186)

Scottish Consumer Council,
314 St Vincent Street, Glasgow G3 8XW
(Tel:041-226 5261)

School for Advanced Urban Studies,
University of Bristol, Rodney Lodge,
Grange Road, Bristol BS8 4EA
(Tel:0272741117)

Sheffield Federation of Tenants and
Residents Associations,

69 Division Street, Sheffield S1
(Tel:0742751740)

Tenant Participation Advisory Service,
20/24 St. Andrews Street,

Glasgow G15PD

(Tel:041-552 3633)

Tenants Participation Advisory Service
(Northern Ireland),

Northern Ireland Council for Voluntary
Action,

22 Annandale Avenue, Belfast BT7 3JH
(Tel:0232640011)

For additional list of information sources
refer to:

Wates, Nick and Knevitt, Charles
Community Architecture

Penguin (1987)
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