New Housing:  Mixed Tenure, Cohesion, Planning and Design A good practice guide
Introduction 
New housing developments, in the way that they are planned and designed, can affect the nature and extent of opportunities for social interaction both within the new development and between new residents and the host community.  This has particular resonance where new developments consist of mixed tenure housing.  This short guide is intended to offer some initial advice based on both a review of existing national research and the experiences of RSL partners operating in Oldham and Rochdale.  Over time, it is intended to identify and share emerging good practice and use this to develop our thinking. 
Background
There is a significant amount of literature devoted to the rationale for the creation of so called mixed communities; it is not the intention of this case study to replicate this work.  However it is important to recognise the following:

· Reducing exclusion and concentrations of poverty has been a key driver behind the push for the development of sustainable and cohesive communities for many years.  Within this context mixed tenure is often seen as a proxy for mixed income.
· Research indicates that housing design similarities between different tenures can serve to blur tenure distinction - by concealing tenure differences, housing design helped to emphasise similarities rather than differences between residents and therefore countered the potential emergence of tenure prejudice.

· Much resident satisfaction can be gained from the development of a high quality physical environment.  Mixed tenure in itself is only part of a larger package designed to achieve a sustainable and cohesive community.

· The link between cohesion, planning and design is not just confined to issues of tenure mix.  It also matters that new developments, and the residents that move into them, are welcomed by the host community. In areas where there has been large scale demolition and disruption, it is important that the remaining host community and the new residents over time become a successful community, however that is defined.
· Finally, matters of cohesion and design cannot be divorced from the development of as broader “Inclusive Design” approach.  As stated in CABE’s publication, “Inclusion By Design” (2008), 
“The quality of buildings and spaces has a strong influence on the quality of peoples lives……They can remove real or imagined barriers between communities and foster understanding and generosity of spirit”.

Housing Market Renewal
The overarching aim of the HMR programme in Oldham and Rochdale is to transform neighbourhoods to improve people’s lives.  Since the inception of the programme, the creation of new developments that embody high quality development and high levels of community cohesion has been a key aspect of delivering this transformation.   It is recognised that cohesion cannot be forced; it has to happen organically.  However we also recognise that through our work we can create opportunities that make a successful and cohesive community more likely than not.  This guidance, and the learning it embodies, is part of our continuing development of policies and practices designed to identify and create opportunities to develop cohesive communities.
The Role of RSLs 
RSL’s will have a long term investment and management interest in any development that includes their stock whether mixed tenure or single tenure. They therefore have a vested interest in ensuring that communities are designed from the outset to be sustainable and cohesive and become places people want to live. 
This interest should not only be focused on the new housing – as demonstrated by Regenda’s South Windle scheme in St Helens shows, RSLs also have an important role to play by ensuring early and positive engagement with surrounding communities (case study 1).  
Mixed Tenure Development: Cohesion, Planning and Design – Some Lessons Learnt
Basic Principles

1. Be clear about what you are trying to achieve by promoting mixed tenure developments – what is the rationale?

2. Be clear about short, medium and long-term aspirations for the development and understand how these will be achieved.

3. Be clear about the risks involved and have a clear plan to mitigate these risks.

Organisational Relationships
· Where a mixed tenure development is private sector led, RSL partners should be identified as early as possible, ideally at or before the pre-application stage.

· Early decisions need to be made between the local authority, the private developer and RSL about roles and responsibilities in the planning, development and post development phases.

· Within this context, the developer should agree with the RSL the structure and organisation of its management function, its terms of reference, and its powers to manage internal and external spaces.
· A strong RSL - developer relationship is pivotal to the success of a scheme in terms of:

· Generating strong local ties in the early periods of the scheme

· Maintaining these relationships throughout.

· Building relationships with new residents
Mixed Tenure - Location of RSL Properties
· Proposals should incorporate clear statements of the property mix by type, size and tenure.  
· It is important that all parties involved understand what is meant by “mixed” – segmentation and pepperpotting are means of mixing tenures within a scheme but may have differ in their impact on planning, design, housing and cohesion objectives.  
· Tenure is not the only element of mix – house size, type and price will also impact on the future “success” of a scheme.

Housing Design and Layout 
· Developers and RSLs should work closely together, and with the local authority, on scheme development and design standards to ensure a consistent approach across the scheme.

· As a matter of general principle, developments should be of a consistently high quality across the scheme.   The provision of high quality landscaping, open space and ecological features should be integral to joint discussions on design and layout; landscaping is an important aspect of the creation of a high quality environment for all occupiers.

· Housing design – both internal and external – should be similar to the extent that there is no materially obvious difference between tenures; developments should be “tenure blind”.

· Through the design and layout of the development, opportunities should be taken to maximise the potential for social interaction to take place, for instance through networks of pathways and cycle paths, all of which should be clearly overlooked.  The location and quality of children’s play facilities is of vital importance in creating strong social ties and helping to foster cross-tenure relationships.
· Where possible, properties should be pre-allocated and tenants should have at least some of the choices of finishes or decoration available to owners. These could be brokered through the sales staff team at the show home where one is set up. 
The Wider Community

· In designing a scheme, partners should consider how the design/layout could affect the relationship between new and existing residents, as well those within the new scheme.  
· Ideally, any host community should have a clear role in the planning and design process that goes beyond the basic consultation required under planning legislation.  Regenda addressed this issue in their South Windle development (add South Windle, St Helens link) by ensuring that residents of the existing community had the fullest possible opportunity to influence the design and layout of the new development.  This ensured that the final scheme was fully integrated into the neighbourhood.
· It has to be recognised at the outset that it will not always be possible to meet all the needs and desires of the existing community.  However, significant engagement with existing residents can ensure that the process of planning and developing a new scheme is supported by the local community.  

· Reducing friction with the local community during the construction phase can also aid the integration of a scheme, and its residents, into the local area.  The experience of Regenda on the Athol street site in Rochdale is a good example of how a positive relationship between the constructor and local community can have positive benefits (add link to Athol Street case study).  
Maintenance and Management

· Future management issues and maintenance liabilities associated with the rented properties will be influenced by site layout, design and the finishes used.  
· The developer and housing association (both development and management arms), along with the local authority, should therefore seek to understand and address management and maintenance issues as part of the design process.
Case Studies

Case Study 1 – Design and Community Cohesion: Engaging the Host Community

Scheme: South Windle, St Helens

RSL: Regenda

Scheme Details

4 x 4 bed 6 person houses

8 x 2 bed 3 person flats

18 x 2 bed 4 person houses

14 x 3 bed 5 person houses

Tenure mix

18 for Shared Ownership

10 for intermediate rent (since sold 7 of these due to demand)

16 socially rented properties
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Original Properties

Cohesion Issues

· This was an infill scheme of terraced housing.  The original old terraced housing was demolished and then replaced with larger units.

· The existing local community had concerns that the area they lived in would be damaged and formed a residents association to influence the proposed development.

· Regenda were aware of the importance of working with the local community to ensure that the development was a success from conception to completion and beyond.
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Final scheme

Measures taken

· Regenda’s neighbourhood and development teams worked closely with the community to ensure that they were fully informed of the process that would be followed and how they could be included.

· The architects appointed then carried out a series of 10 public consultations regarding the design and layout of the redevelopment. This resulted in the final design and brought important principles to the fore around the redevelopment within existing communities;

· The community did not want the configuration of the existing street pattern to be altered

· They wanted the new units to reflect in both external design and configuration the remaining properties and surrounding environment

· They wanted to feel that their opinions counted and where acted upon, or given fully justified reasons if they could not be.

· Appointed contractor was fully briefed on the sensitivities of working within a community and the importance of being neighbourly and working in a positive way with the community.

Impact

· The community were very pleased with the communication from Regenda and have praised us for this, this has resulted in very few niggles during the building and design, and thus reduced the resources required to manage the area. They also understood that the tenure mix and residents that would be moving into the area and has not resulted in some of the comments surrounding social housing we are all aware of.

· The scheme received planning consent with no objections.

· The residents have only given positive feedback on the finished product, as they were integral in the design, and slight variances to the surrounding area they were already aware off.

· The build period resulted in co-operation between the residents and the contractor, this worked both ways. The important lesson is to ensure you have a contractor who is appreciative and prepared to work with the local community.

· The new residents have been welcomed into the area and a few have joined the residents association and there has been no neighbour disputes or minor complaints received.

· The scheme is considered one of Regenda’s most successful and has become sought after as a place to live.

Lessons Learned

· The importance of working closely with residents and local stake holders, being honest and transparent as this will ensure that co-operation is successful

· Involving existing residents in the process encourages cohesion when the new residents move in.

· The importance of having a committed and flexible project team and contractors.

Case Study 2 – Community Cohesion in Derker, Oldham
Scheme: Stoneleigh - Derker

RSL: Guinness Northern Counties

Scheme Details

Leasehold:  53 properties consisting of 38 - 2 bed 3 person flats, 3 – 2 bed 4 person flats, 10 - 3 bed 5 person houses, 2 – 4 bed 6 person houses.

Rented: 13 properties consisting of 7 – 2 bed 3 person flats, 3 – 3 bed 5 person houses, 2 – 4 bed 6 person houses.

Tenure mix

53 Shared Ownership properties

13 rented properties

Guinness Northern Counties purchased the properties off the shelf in 2006. The leasehold schemes are managed by GNC and board members are appointed from residents living on site. 

Cohesion Issues

Lack of cohesion has not been a major issue on this scheme, although initially there were several cases of anti–social behaviour between leaseholders and rented tenants as a result of noise nuisance coming from the rented properties and abandoned furniture outside rented flats.  There is a long standing anti-social behaviour case between a leaseholder and rented tenant due to the appearance at the front and rear of the rented property.

Children from outside the area being given the code to enter the scheme by children living on site are a cause for concern as they are currently causing damage to property and vandalising gates and walls. 

Due to the layout of the buildings and the car parking it is likely that some of this on site anti-social behaviour will continue to be an issue.  The design creates hidden areas where anti-social behaviour occurs. Some bin sheds and car parks are hidden from view and away from the properties as well as hidden corners where children congregate. Fencing on site allows children to climb up onto the walls, allowing children to gain entry to the scheme. Children and adults alike are climbing the walls from the road to gain easy access to the parallel road opposite.

Measures taken

The leasehold team and the Oldham neighbourhood team worked together in the first instance to speak to their respective tenants about living together.  All tenants who had abandoned furniture were given one weeks notice to remove the furniture, all of whom complied.

Noise nuisance was investigated thoroughly, with one tenant receiving a written tenancy warning. 

Guinness Northern Counties’ leasehold department are working closely with the local police and leaseholders / tenants, in order to tackle the issues of vandalism on site. 

Leasehold officers hold regular meetings with the police and write to all leaseholders and tenants’ informing them of what action has been taken. 

Board members have set up a neighbourhood watch programme but at present only leasehold residents sit on this committee, as rented tenants do not feel it is their place to do so.  GNC staff will be speaking to both leaseholders and rented tenants in the new-year to ascertain the reasoning behind this.

Impact

Work undertaken by Guinness Northern Counties to tackle anti-social behaviour in the first instance has proved a success.   Ensuring both leaseholders and rented tenants are kept informed has seen some positive results for in terms of gaining trust from them.

Void turnaround is minimal, which shows us that residents continue to enjoy living in the area despite the issues they are currently facing.  Housing officers visit the scheme on a regular basis to speak to residents about the area and community and advise that the only issues at present are the children coming onto the estate.

Lessons Learned

The Stoneleigh scheme provides valuable lessons in terms of both estate design and stock management.

In terms of design, it is clear that possible opportunities for anti-social behaviour should be identified and discussed at the planning and development stage in order to eradicate the problem at the outset.  Examples could be car parks closer to properties and not hidden from view.  Discussions around blind spots, dark corners and bin sheds should also occur, prior to the development being approved.  Understanding and discussing possible access to the scheme should also be highlighted, and hopefully resolved, prior to development, for example fencing being too close to walls or roofs, allowing anti-social behaviour to ensue.

In terms of management, the following lessons have been identified:

· It is important that the RSL works with both rented and leasehold tenants from the outset to discuss cohesion issues that may arise.

· Good communication is vital.  All residents, both leasehold and rented, should be informed of all actions that are being carried out to address any issues.   Stoneleigh has shown that residents who are aware of issues on site, and are aware of what action is being taken to resolve the problems, feel part of the community.

· A good working relationship between leasehold officers and housing officers is also vital.  If leasehold residents and rented residents are receiving differing information then community issues will ensue.

Case Study 3 – Constructor and Local Community Relationships

Scheme: Athol Street, Rochdale 

RSL: Regenda

Scheme Details

This scheme comprises of 10 x 2 bedroom 3 person bungalows to be built on an infill site. The site is fronted on three sides by Victorian terraced properties, and was previously a council garage site.

Cohesion Issues 

Generally the local community felt that developing the land would be a positive step, however the residents would have to live through this process and also welcome the new residents when they move into the area.

Measures taken 

To achieve this, the relationship between the RSL and the Developer has to be strong and underpinned by trust to ensure that the developer will;

· Act flexibly to meet the ad hoc needs of the residents, this can involve taking out bins, ensuring that roads are not blocked at certain times. 

· Maintain written and verbal contact with the surrounding residents at all times, keeping them informed of loud or dusty works or interruptions to services.

· Behave in a polite an amicable manner.

· Working in partnership with the local college to provide training and observational opportunities.

· Employing local people on the site, this generates a sense of ownership and reducing the chances of vandalism or theft.

Impact

The contractor has built strong links with the local college; this had led to site visits to provide practical experience. There is a structured educational programme that consists of twelve visits by students on construction courses to the site over the course of the construction.
This sort of initiative leads to the improvement of aspirations amongst the young people in the area and has provided invaluable on site experience to students who would not previously receive such opportunities.
This increases the profile of the association within the community and also the Local authority and regeneration initiatives.

The local community’s investment in this scheme has mitigated the risk of any vandalism or theft from the site, and no community complaints regarding the works.
Lessons Learned

To be confirmed after scheme completion and evaluation.
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