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Of all the decisions to be made by housing managers,
the most important and often the most controversial
are decisions about who gets to live in the housing.
This is particularly true when the supply of rented
housing is nothing like sufficient to meet the needs
of people needing to be housed.
As you will see in Section 2 of this review, tenant
involvement in decisions about allocations is neither
new nor untried. Some early management co-ops
were allocating homes nearly 50 years ago. An option
for local authority TMOs to take on the allocations
function has existed in the statutory ‘modular
management agreement’ since the mid-1990s. Twenty
years on, however, there is considerable confusion
amongst tenants and landlords about the legality,
practicality and wisdom of delegating allocations
functions to a tenant led organisation.
In this review the NFTMO aims to throw some light
on the topic and thereby enable tenants and
landlords to discuss aspirations and options with
better information about the relevant law and
current practice around the country. We think this

publication is well timed in view of the prevailing
policy drive towards localism and community
involvement in public services and assets.
The research and writing for this publication was led
by Liz Michael who has now worked with us on
several projects and is a very valued part of the
‘NFTMO family’. In thanking Liz we would also like to
acknowledge the contribution of the project steering
group and all those TMO representatives and landlord
officers who have taken the time to share their
experiences and their knowledge, including all the
TMOs who completed and returned the survey. We
would also like to thank Frances Walker at the
Department of Communities and Local Government
for her support and acknowledge the grant funding
for this project received from the Government’s
Tenant Empowerment Programme.
Readers can find out more about other NFTMO
publications and activities at www.nftmo.com.

Nick Reynolds
Chairperson - NFTMO

TMOS AND ALLOCATIONS

This latest publication from the National Federation
of Tenant Management Organisations (NFTMO) deals
with the important but complex issue of TMO
involvement in the allocations of homes in their
management.
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SECTION ONE

ABOUT THIS REVIEW
WHY IS THIS REVIEW NEEDED?

ABOUT THIS REVIEW

Creating a stable, caring and committed community
is one of the key objectives of residents groups who
set out along the TMO road. It is understood to be
one of the essential ingredients of a successful and
sustainable TMO. Residents often believe that
having some involvement in the allocation process
helps them to achieve this end goal. Indeed it could
be said that the Right to Manage acknowledges this
in that TMO involvement in the ‘Selection of Tenants
for Vacant properties’ has always been a specific
option in the modular management agreement, even
in the versions published before the Right to Manage
was introduced in 1994.
So achieving some involvement in the Allocations
process is frequently firmly on the agenda of the
developing TMO. Why then, in recent times, is it that
few TMOs have any significant involvement or real
influence? Many of those TMOs that have previously
had some degree of influence have had this removed
by their landlords over the past decade or so.
Many landlords are reluctant to even discuss the
‘Selection of Tenants’ option in the management
agreement during development negotiations let alone
consider allowing the TMO to have any influence in
choosing new tenants. There are several reasons why
this is the case. Landlords frequently cite significant
changes in guidance and legislation relating to
allocations which they have interpreted to mean that

there is no room for TMO involvement except at an
administrative level. Some cite the increasing
pressures of ever increasing housing waiting lists. We
explore the impact of past and planned changes in
legislation and guidance in Section 2.

WHY NOW?
The NFTMO has always been keen to gather
information and share best practice on the subject of
TMOs and allocations. Not least because developing
and existing TMOs often approach the NFTMO for
guidance and clarification when discussing options
with their landlords. However there has been much
legislation and government guidance over the years
which has resulted in an ever changing picture. Each
time new allocations guidance is issued it is a case of
‘watch this space’ to see how landlords will interpret
it in relation to TMOs. It has been difficult to get an
accurate picture of just how TMOs across the country
have been involved in the allocations process because
practice is so variable and it is not a subject that
TMOs report on in their annual reports.
Policies for the allocation of public housing have been
regularly reviewed by successive governments as
supply and demand conditions change. This
Government’s social housing reform has been
introduced within an overarching agenda for
localism, welfare reform and public expenditure
savings. At the same time the Government wants to

enable more tenants to exercise control of their local
public services, and has initiated a streamlining of
the Right to Manage for council tenants. This
provides the context for a timely review of tenant
involvement in the allocations process, with a
particular focus on the role of TMOs.

WHAT IS THE AIM OF THIS REVIEW?

HOW WAS THE REVIEW CARRIED OUT?
In response to general enquiries and interest in the
TMO sector, the NFTMO arranged for the Head of
Allocations Policy at the Department of Communities
and Local Government (DCLG) to deliver a
presentation and workshop on the Government’s
Social Housing Reform Agenda at its regional TMO
conference in 2011.
Because of the level of interest and the importance of
the issues raised, the NFTMO followed this with a
TMO Training day on Allocations in March 2011 in
London. Again the Head of Allocations, DCLG
attended and discussed the various aspects of the
Government’s proposals and current TMO practice was
also explored. There were presentations from two
TMOs who were involved in allocations but in very
different ways.
Discussions continued at the NFTMO annual

In December 2011 the NFTMO established a steering
group from its executive members to oversee a review
of current TMO practice in allocations across the
country including current and pending changes to
the allocations framework, and to also establish
whether there has been any TMO involvement in
developing councils’ tenancy strategies. The steering
group was keen to find out what TMOs believed they
had achieved through their involvement. A
consultant was appointed to carry out the review
which involved a survey of all TMOs across the
country and follow up research. The survey was
carried out between December 2011 and February
2012.
Workshops were also held at the NFTMO regional
conferences in 2012 to raise awareness of the review,
to exchange ideas and to encourage TMOs to
complete the survey.

HOW IS THE REVIEW ORGANISED?
Section 2 sets out the history of TMO involvement in
allocations and the various pieces of legislation that
have had an impact on this involvement. It also
explores most recent legislation in particular the
Localism Act and Welfare Reform.
Section 3 summarises the response to the
consultation – what’s happening where across the
country. Do TMOs really want to be involved in this
area and if so, how and to what extent? It also
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The Right to Manage is a collective right to manage
the functions set out in the Modular Management
Agreement (MMA) for TMOs provided that (a) a TMO
can demonstrate competence and (b) that no
subsequent legislation overrules any of the options
included in the MMA in any specific area. By
reference to the MMA this review sets out what is
possible within the current framework and examines
the implications of recent and proposed changes in
the policy framework.

SECTION ONE

Within the wide variety of approaches there are
examples of TMO’s exercising a positive influence over
the selection of new tenants for vacant properties.
Some landlords take the view that the arrangement
can work, albeit with the necessary safeguards in
place. One purpose of this review is to share
examples of good practice so as to inform both TMOs
and landlords about what is possible and to dispel
some misunderstandings.

conference in 2011 which included well attended
workshops which explored TMO practice and asked
TMOs to consider if they wanted to influence
allocations to the properties they managed and what
they hoped to achieve. There was an overwhelming
Yes response to the first question. The reasons for
wanting to influence allocations ranged from
sustaining their own organisations and therefore the
current community focused local management, to
wider community sustainability, better matching of
tenants to homes and reducing management
problems. There was a general consensus that Choice
Based lettings was not working well. Many of these
sentiments were echoed at the general plenary
session with concern expressed about the impact on
TMOs of some of the initiatives the Government
planned to introduce such as time limited tenancies
and welfare reform.

examines what TMOs hope to achieve through their
involvement.
Section 4 includes a number of case studies setting
out how different types of TMOs, including small pre
Right to Manage co-operatives through to large
Estate Management Boards, are currently involved in
allocations from the selection process through to
running their own choice based lettings schemes.

SECTION ONE
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Section 5 looks at the requirement for councils to
develop a Tenancy Strategy setting out how they and
private registered providers (housing associations)
intend to address housing need in the authority area
including the use or not of flexible (time limited)
tenancies and how these will be reviewed. The
section particularly explores whether TMOs want to
play a role or indeed have a role to play.

TERMS USED IN THE REVIEW

ABOUT THIS REVIEW

Most of the terminology used in this document is
explained in the text where it occurs. An explanation
of the abbreviations used is set out below:
• ALMO - Arms Length Management Organisation
• CBL - Choice based lettings
• CCH - Confederation of Co-operative Housing
• DCLG - Department of Communities and Local
Government
• DWP - Department for Work and Pensions
• EMB - Estate Management Board
• HA - Housing Association
• LACOG - Local Authorities Co-op Officers Group
• Private Registered Provider Housing Associations
• RP - Registered Provider – local authorities,
housing associations and ALMOs
• TMC - Tenant Management Co-operative
• TMO - Tenant Management Organisation
• MMA - Modular Management Agreement for
TMOs

SECTION TWO
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SETTING THE SCENE TMOs, ALLOCATIONS
AND THE LAW
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The first TMOs were Tenant Management Cooperatives (TMCs) which were developed in the late
70’s in Glasgow, Islington, Wandsworth and some
within the Greater London Council (GLC) housing
stock. They tended to be quite small in terms of
numbers of properties managed and were set up
where councils were supportive and saw cooperatives as a viable model of management.
Tenant Management Co-operatives followed a similar
model to housing ownership co-operatives apart from
the fact that ownership remained with the landlord
which was normally a local authority. Most ownership
co-operatives maintained their own housing waiting
lists. Applicants for housing were often required to
earn points through supporting and participating in
the co-operative prior to being offered
accommodation. Sometimes this involved applicants
using their skills and experience to the benefit of the
co-operative e.g. a tradesperson might agree to
donate a number of hours, applicants might help out
at community events or activities, and/or applicants
would gain points through attendance at meetings or
carrying out general tasks such as newsletter
distribution.
This model was followed by a number of the early
Tenant Management Co-operatives (and indeed some
still use a similar model today – see Section 4 Case

The late 1980’s saw the emergence of Estate
Management Boards (EMBs), another form of TMO
based on a joint management model between the
council and the tenants which proved more popular
for larger estates. EMBs were often developed as part
of regeneration schemes since local tenant
management was one of the criteria that needed to
be met in order to secure Government Estate Action
funding. These larger organisations demonstrated a
significant shift in the provision of services with
more of a split of management responsibilities

SETTING THE SCENE

A BRIEF HISTORY OF TMO INVOLVEMENT
IN ALLOCATIONS.

Studies). TMCs often maintained their own waiting
lists, vetted applicants and required a degree of
participation from those on the waiting list. They
selected applicants from their waiting lists in
accordance with a policy agreed with the landlord
and normally through an interview process carried
out by management committee members. Some
TMCs also required new tenants to sign the co-op’s
own version of a tenancy agreement. Sometimes the
co-op’s registered rules would specifically state who
they could house in their area e.g. people living in
the local area on a low income. Most of these
allocations tasks were carried out by committee
members rather than staff since these were often
small organisations with very limited staffing
resources. The paid staff frequently just fulfilled an
administrative support role. So allocations was very
much a key element of the housing management
functions delegated to these early TMOs.

between the Council and the TMO.

SECTION TWO
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Many of the newer, larger TMOs did not have any
responsibility for allocations other than some
administrative tasks. Perhaps this reflected the EMB
partnership approach or the fact that many were set
up in low demand areas on estates that were seen as
undesirable and carried a high level of vacant
properties. The challenge for these TMOs was to turn
these estates around and make people want to live
there rather than select from a number of applicants
all wanting the same property. Also, this was before
tenants had the Right to Manage a housing function,
so councils set the agenda for the TMO and perhaps
allocations was not a function they were willing to
delegate. Generally speaking these pre RTM TMOs
tended to follow a model dictated by their local
authority. It’s also worth noting that even in the
early TMCs applicants for housing were by the 90’s
required to also register on the council’s waiting list.
By that time few TMCs maintained their own waiting
lists in isolation from the council.
The Housing Right to Manage Regulations 1994
introduced a statutory modular management
agreement and for the first time tenants, by
exercising the Right to Manage, had the right to take
over housing services provided they could
demonstrate they were competent to do so and
subject to a successful ballot. The 1994 management
agreement included three options under the ‘selection
of tenants’ function:
a) Council retains total responsibility for selection
of tenants for vacant dwellings in the Property.
b) TMO considers only applicants nominated by
the Council.
c) TMO considers housing applicants in
accordance with the Priority Allocations
Scheme. (The TMO shall, determine which
persons from the Council's Housing Waiting List
shall be granted tenancies to vacant dwellings
in the Property).
Although the three options existed, it is clear that
some councils more or less insisted on option A i.e.
Council retains total responsibility. Others allowed a
variation of option B and C. These ranged from
practices employed by the early TMCs (although these
had normally been adapted to comply with the
Council’s Priority Allocations scheme) through to
nominations procedures. After 1994, the most

common arrangement was for the council to supply
the TMO with a list of tenants who were registered
on the council’s waiting list in various council priority
bands for each vacant property. These applicants may
or may not have expressed a wish to live in the TMO
but may have listed the area in which the TMO is
located as a preference. The TMO, often through an
Allocations sub committee or Panel, would interview
the nominated applicants and select the tenant for
the property. The TMO had to demonstrate over time
that it was allocating tenants across all of the priority
bands including the homeless. Gradually, the criteria
for selection and the interview process itself became
more prescribed by the council. This development
needs to be set against a backdrop of a rapidly
increasing demand for council housing and against an
ever decreasing supply.

ALLOCATIONS AND THE LAW
Housing Act 1996
The Housing Act 1996 (Part 6) introduced further
changes which would impact upon TMOs. It provided
that councils had to comply with the Act when
making allocations to tenants and when making
nominations to housing associations. They could only
make allocations to persons who qualified to be on
their housing register and they were required to
adopt and publish an allocation scheme for
determining priority between applicants. The
allocations scheme had to give reasonable preference
to certain categories of applicants known as the
‘reasonable preference groups’. Tenants seeking a
transfer were not considered to be ‘part 6’ allocations.
Councils could deal with their own transferring
tenants as they wished.
Some councils took the view that these requirements
prevented TMOs from having any involvement in the
allocations process in terms of choosing applicants,
since applicants priority had to be determined in
accordance with the allocations scheme which, in
turn, had to take account of the reasonable
preference groups. Where housing was under pressure
from high demand, councils believed that there was
little or no scope for any discretion on the part of
TMOs in selecting tenants. Many TMOs who were
already involved in selecting tenants continued to do
so but under an increasingly prescriptive process.
TMOs in areas where there was less demand

Homelessness Act 2002
The Homelessness Act 2002 revised the allocations
legislation with the aim of offering new applicants
for housing and existing tenants a more active role in
choosing their accommodation. It rationalised the
reasonable preference categories as follows:
a) people who are homeless (within the meaning
of Part 7 of the 1996 Act); this includes people
who are intentionally homeless, and those who
do not have a priority need for accommodation;
b) people who are owed a duty by any local
authority under section 190(2), 193(2) or 195(2)
of the 1996 Act (or under section 65(2) or 68(2)
of the Housing Act 1985) or who are occupying
accommodation secured by any local authority
under section 192(3); (homelessness and
threatened homelessness)
c) people occupying insanitary or overcrowded
housing or otherwise living in unsatisfactory
housing conditions;
d) people who need to move on medical or welfare
grounds, including grounds relating to a
disability;
e) people who need to move to a particular
locality in the district of the local authority,
where failure to meet that need would cause
hardship (to themselves or to others).

This paved the way for the choice based lettings
schemes that we have become familiar with. These
schemes further reinforced councils’ position that
there was no role for TMOs in selecting tenants for
vacant properties since ‘choice’ lay with the applicant
not with the council or its agent. Councils also
argued that they could not operate a different
allocations policy for TMO managed properties from
that operated elsewhere in their area since the
Homelessness Act clearly stated that properties can
only be let in accordance with the council’s published
allocation scheme. Some councils used this argument
to effectively ‘close down’ discussions with TMOs on
this subject.

The Act removed the requirement for councils to
maintain a housing register and substituted a
requirement to maintain ‘open waiting lists’, i.e.
anyone could apply to go on any council list (with
limited exceptions). It also included a provision for
the introduction of advertising schemes and a
requirement for local authorities to state in their
allocation scheme how they would offer choice to
tenants about where they were going to live. This
was seen as an important step to enable authorities
to put the applicant for housing at the centre of the
decision making process. In essence, ‘choice’
transferred from the landlord or its agent to the
applicant for housing. The Government believed this
was the best way to ensure sustainable tenancies and
to build settled and stable communities, as tenants
were more likely to meet their tenancy obligations,

1

Housing Act 1996 as amended

The Homelessness Act was followed by the
publication of ‘Allocation of Accommodation: Code of
guidance for local housing authorities’ November
2002 which sought to give guidance to local
authorities on how they should apply the various
statutory criteria in practice. It included some
clarification on local lettings policies:
Local lettings policies
Section 167(2E)1 enables housing authorities to allocate
accommodation to people of a particular description,
whether or not they fall within the reasonable preference
categories. Essential workers such as teachers, nurses and
police officers could be allocated accommodation within a
reasonable travelling distance from their work in areas
where high housing costs might otherwise price them out of
the communities they serve. Similarly the child to adult
ratio could be lowered on an estate where there is high child
density or, conversely, young single people could be
integrated into an estate via this route. Where operating
local lettings policies, housing authorities will need to
ensure that, overall, reasonable preference for allocations is
given to applicants in the reasonable preference categories;
and that their local lettings policies do not discriminate,
directly or indirectly, on racial or other equality grounds.
The key requirements for local authorities were to
ensure (a) that across the local authority area that
preference was given to applicants in the reasonable
preference groups and (b) that the TMO’s allocation
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maintain the property in good condition, and remain
in situ for longer.

SECTION TWO

(although by the late 90’s these areas were few and
far between) were allowed more discretion.

procedure does not discriminate directly or indirectly
on equality grounds.

SECTION TWO
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’Local Lettings’ policies and TMOs
The ability for councils to implement local lettings
policies became an avenue open to councils who
wanted to enable TMOs to be involved in allocations.
Alternatively the council could include the TMO’s
allocations process in its borough wide allocations
policy. The Council just had to ensure that conditions
(a) and (b) above were complied with.
Some councils have used these options to enable
TMOs to be involved in selecting applicants for
housing to a greater or lesser degree. Some include
the detailed allocation process for TMOs in their
published allocations scheme. Other councils make a
general reference to operating local lettings policies
where there is a need to respond to local
circumstances and make it clear that the details and
conditions for bidding and allocation will be made
clear on the advertisement. It does seem reasonable
to interpret TMO allocations policies as local lettings
schemes.

FAIR AND FLEXIBLE STATUTORY
GUIDANCE ON SOCIAL HOUSING
ALLOCATIONS FOR LOCAL AUTHORITIES
IN ENGLAND 2009.
One of the concerns that prompted this statutory
guidance was the Government’s view that ‘the system
for allocating housing is complex and poorly understood.
The demands and pressures on housing in an area are rarely
well explained to local people. This helps give rise to the
perception that the system is inflexible and unfair and the
mistaken view that much public housing goes to those who
have no legitimate right to it’ 2. The intention was for
the guidance to give greater scope for councils to
meet local needs and priorities through their
allocation policies. It strengthened councils’ freedom
to give greater weighting to specific local needs
alongside those households who have ‘reasonable
preference’. Councils were encouraged to review and
revise their existing allocations policies in the light of
the guidance. See extract below:
‘Alongside Choice Based Lettings, making greater use of the
existing flexibilities within the allocation legislation can

2

help to tackle concentrations of deprivation, creating more
mixed and sustainable communities. This might include:
• setting local priorities alongside the reasonable
preference categories, such as promoting job-related
moves
• setting aside a small proportion of lettings to enable
existing tenants to move even where they do not have
reasonable preference
• using local lettings policies to achieve a wide variety
of policy objectives, including dealing with
concentrations of deprivation or creating mixed
communities by setting aside a proportion of
vacancies for applicants who are in employment, or
to enable existing tenants to take up an offer of
employment.
The guidance emphasises the need for authorities to
have some mechanism for determining priorities
between applicants with a similar level of need.
Examples of factors which may be taken into account
are given in the guidance: local connection, financial
resources and behaviour. However, the guidance
states that these examples are not exclusive and
authorities may take into account other factors
instead or as well as these. The guidance gives
examples of waiting time (date of application or
acceptance into band including transfer applications),
behaviour (giving greater priority to applicants who
can demonstrate that they have been model tenants
or whose actions have directly benefited other
residents on their estate or the community). It also
states that some local authorities may wish to give
more priority to ’local connection’, ensuring that,
wherever possible, social housing goes to those
people who live or work in the district, or to those
who have close family associations with it or have
other special circumstances.

TRANSFERS
The Guidance also states that authorities have the
scope to provide within their allocation scheme for
existing tenants to transfer to similar sized
accommodation where they can demonstrate good
reason for seeking a move, for example, where they
want to move to take up an offer of employment. The
extent to which there is scope to allow existing
tenants to move within the stock depends on the

Foreward to Fair and Flexible: statutory guidance on social housing allocations for local authorities in England

particular circumstances in the district, taking into
account the demand from other applicants in greater
housing need and the effect which this could have on
lost revenue from increased void periods.

So the 2009 guidance would seem to have clarified
exactly what is possible under allocations legislation
and encouraged councils to make full use of the
flexibilities available to them. So why do councils
seem to take opposing views on this subject?
Why does one council make every effort to enable the
TMO to have a significant role in selecting tenants
who want to a part of the TMO and another flatly
refuse to contemplate even discussions on the
subject?
Why does one council enable the TMO to allocate the
property solely on the basis of co-operability and

Historically legislation and guidance around
allocations has been complex and difficult to
interpret but where there is a will there is a way. The
law clearly allows councils a fair degree of flexibility.
Some councils have found ways to involve TMOs in
the allocation process in ways that, they believe, stay
within the framework of guidance and legislation. For
example, some councils make it clear in their
published allocations scheme that if the applicant is
bidding for a TMO managed property they may be
required to attend an interview with the TMO
committee. At least one council lists the actual
interview questions in its published policy. Others
are not quite so specific and just state that some
homes have been designated for specific groups of
people who meet certain criteria and this will be
specified in the advert for the property on the choice
based lettings scheme. The advert may also tell
applicants about the requirement for an interview.
Other councils operate a Local Lettings policy which
covers the TMO’s involvement – these may be just
referred to generally in the Council Allocations Policy
with no specifics, sometimes not even a reference to
a TMO. ‘Fair and Flexible’ statutory guidance makes it
clear that these are all lawful and indeed encourages
authorities to use the freedom they have to achieve
policy directives.
If it was cloudy beforehand – it certainly has been
much less so since 2009. If a TMO wants to have a
role in allocations through the Right to Manage (or
otherwise), then there seems to be a sound rationale
for implementing a TMO Tenant Selection procedure
based on involvement and participation and staying
within the national rules. If TMOs are to have a
future they need to ensure that at least some of their
new tenants will play a future part in their
organisation. It is not unreasonable that this should
be one of the factors taken into account in the
arrangements for allocating TMO homes. This is
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In the interests of transparency, local lettings policies
should be published as part of the Council’s
allocations scheme. However the guidance
acknowledges that this may not always be possible
and suggests that a general statement about the
intention to implement local lettings policies is
sufficient provided the detail is set out in a separate
published document. It also states that local lettings
policies should also be monitored as to their
effectiveness and reviewed regularly so that they can
be revised or revoked where they are no longer
appropriate or necessary.

ARE SUCH DIFFERENT INTERPRETATIONS
OF THE RULES JUSTIFIED?

SECTION TWO

Local Lettings Policies
‘Fair and Flexible’ also reiterates the ability of local
authorities to operate local lettings schemes and
suggests that authorities may not be making as much
use as they could of the flexibilities which the
allocation legislation allows them. Section 167(2E) of
the 1996 Act enables local authorities to allocate
particular accommodation to people of a particular
description, whether or not they fall within the
reasonable preference categories, provided that
overall the authority is able to demonstrate
compliance with the requirements of the Act. This is
the statutory basis for ‘local lettings policies’. This
could mean setting aside houses on a particular
estate, or certain types of property across the stock,
for applicants who meet specified criteria. Local
lettings policies may be used to achieve a wide
variety of policy objectives.

participation and another insists the TMO must
allocate the property to the applicant with the
highest priority even if they are not interested in
being a part of the TMO? Why do some councils
frequently cite legislation as a barrier to TMO
involvement?

particularly relevant to localism and the Big Society
agenda. It is also a relevant factor in strategies for
long term community involvement in public services
and creating sustainable communities. It should not
be forgotten that the new Regulatory Framework for
councils and housing associations includes a revised
Tenant Empowerment Standard which states that
tenants are to be given a wide range of opportunities
to influence and be involved in housing management
and that the council should support their tenants to
exercise their Right to Manage or otherwise exercise
housing management functions, where appropriate.

SECTION TWO
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supercedes all previous guidance. The new freedoms
in the Localism Act will allow councils to better
manage their waiting lists and promote mobility for
existing social tenants. On the one hand the Act
wants to give councils far greater flexibility to
determine their own local set of allocation criteria;
while at the same time giving them a strong steer to
prioritise working families and those who have been
active in their local community. It also favours
increased regulation to ensure that former members
of the Armed and Reserve Forces are given greater
priority3. The guidance is intended to assist councils
to make full use of these new freedoms and to use
the existing flexibilities within allocation legislation.

WHAT DOES THE FUTURE HOLD?

SETTING THE SCENE

Localism Act 2011
The Localism Act, which received Royal Assent on 15
November 2011, introduces a number of changes to
housing and specifically to allocations and tenure. It
gives councils greater freedom to set their own
policies about who should qualify to go on the
waiting list for social housing in their area. This
means that councils are now able, if they wish, to
prevent people who have no need of social housing
from joining the waiting list. Councils will also be
able to house people with priority need into the
private rented sector, whereas previously an applicant
could refuse the private rented sector and wait in
temporary accommodation for a social home. The
Localism Act also paves the way for a national home
swap scheme that will enable people who would like
to swap their social home to access details of all
other tenants who may be a suitable match. Existing
tenants wishing to transfer may no longer have to go
through the same allocation process as other
applicants as councils can introduce their own
transfer schemes.

NEW STATUTORY GUIDANCE ALLOCATION OF ACCOMMODATION 2012
In January 2012, the Government issued proposed
new statutory guidance for consultation ‘Allocation of
accommodation: guidance for local housing
authorities in England’. Following consultation the
guidance was published on 29 June 2012 and

3

ALLOCATIONS SCHEME
The statutory reasonable preference criteria remain
unchanged to ensure that the priority for social
housing still goes to those in the greatest need.
Social housing may only be allocated to ‘qualifying
persons’ but housing authorities will determine what
classes of persons are or are not qualified to be
allocated housing but should avoid allocating social
housing to people who already own their own homes
except in exceptional circumstances for example, for
elderly owner occupiers who cannot stay in their own
home and need to move into sheltered
accommodation. To determine priority between
households with a similar need extra factors may be
considered such as financial resources, behaviour and
local connection. The authority will still be required
to include a statement in its allocation policy on how
it will offer applicants a choice of accommodation or
the opportunity to express preferences about their
accommodation. So choice based lettings is likely to
stay. Councils are strongly encouraged to consult with
tenants and residents, partner Private Registered
Providers and relevant statutory agencies and
voluntary and community organisations in developing
their qualification criteria. They must also consider
their duties under the equalities legislation and the
requirement to give overall priority to people in the
reasonable preference categories.

The armed forces qualification regulations come into force on 24 August and will also apply to reservists and bereaved spouses
and to prevent councils applying a local connection, not just residency, requirement.

WAITING LISTS

LOCAL LETTINGS POLICIES

Local authorities will be able to decide who qualifies
for an allocation of social housing within their
district. The reasonable preference groups will remain
unchanged (Part 6 of Housing Act 1996). Waiting lists
should be more focused and better reflect local
circumstances and should be understood more readily
by local people. People who have no real expectation
of being housed can be excluded.

Local lettings policies may be used to achieve a wide
variety of housing management and policy objectives
and no change is proposed to the powers in the HA
Act 1996 that enable local authorities to operate ‘local
lettings policies’. Before adopting a local lettings
policy, authorities should consult with those who are
likely to be affected and in particular with tenants
and residents. Local lettings policies should be
published and should be revised or revoked where
they are no longer appropriate or necessary.

TRANSFERS

The draft guidance encourages authorities to consider
the importance of giving existing social tenants who
are under-occupying their accommodation
appropriate priority for a transfer. This will be
important in the light of measures in the Welfare
Reform Act 2012 which will reduce Housing Benefit
entitlement for working age tenants in the social
rented sector who are under-occupying their property
from April 2013 (see page 16). Ensuring that underoccupiers are given sufficient priority for a transfer
will make it easier for tenants to downsize to more
suitably sized accommodation, and help authorities
to tackle overcrowding in their area. Many councils
already operate incentive schemes for tenants who
are downsizing. The draft guidance encourages
authorities to consider whether their transfer policy
may need to be revised to make it easier for underoccupiers to move, (e.g. removing restrictions on
tenants transferring with minor rent arrears).

The draft guide urges local authorities to consider
how they can use their allocation policies to support
those households who want to work, as well as those
who – while unable to engage in paid employment are contributing to their community in other
ways, for example, through voluntary work. And
it suggests that this might involve, for example,
framing an allocation scheme to give some preference
to these households even where they are not in the
reasonable preference categories. Alternatively, it
might involve using local lettings policies to ensure
that specific properties, or a specified proportion of
properties, are allocated to households in particular
types of employment where, for example, skills are in
short supply.

WILL NEW PROVISIONS ENABLE MORE
TMO INVOLVEMENT IN ALLOCATIONS?
It is very likely that there will continue to be
different interpretations by councils so it will very
much depend on the landlord and its willingness to
work positively with a TMO on developing a Selection
of Tenants policy and procedure. This journey
through TMO and allocations history illustrates that
there have always been mechanisms open to local
authorities to delegate this function to TMOs, if they
were confident and willing enough to pursue them.
There may have been a degree of nervousness on the
part of local authorities not least because case law on
allocations is a minefield. Councils can find
themselves challenged in court about how they have
interpreted the legislation. There may have also been
a lack of trust on the part of local authority officers
and elected members in TMOs’ ability to carry out this
function fairly and in accordance with equalities
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TENANTS UNDER OCCUPYING THEIR
HOMES

HOUSEHOLDS IN WORK OR SEEKING
WORK

SECTION TWO

The guidance enables housing authorities to set their
own transfer policies in relation to existing
tenants who do not fall into the reasonable
preference groups. It states that ‘Providing tenants
with greater opportunities to move within the social
sector can help promote social and economic mobility
and make the best use of social housing stock’.
Transferring tenants with reasonable preference will
continue to receive priority under the housing
authority’s allocation scheme.

requirements, particularly if the function is carried
out by board or committee members as opposed to
TMO staff. It may be that many councils do not
appreciate why TMOs should have the right to ‘select’
a tenant for housing.

SECTION TWO
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In some ways the introduction of the Right to
Manage in 1994 supported this position as councils
were encouraged to see TMOs as managing agents
very much on a business footing. Board/committee
members were discouraged from any operational
involvement in the TMO which was a significant
move away from where our story started with the
early Tenant Management co-ops. In these
organisations, board/committee members frequently
carried out operational tasks on a voluntary basis
such as repairs, painting, gardening and even rent
collection. Indeed this is what the early co-ops were
about.

SETTING THE SCENE

So what’s the incentive for voluntary board members
to give up hours of their time to oversee an
allocations policy, attend the necessary training and
set aside the necessary time to interview tenants.
We explore this in Section 3 – Consultation, but it is
clear that creating sustainable, cohesive communities
is high on the TMO wish list, as is securing a future
for the TMO. TMOs will only survive into the future if
new tenants are willing to participate in some form
so it is reasonable that TMOs might want to select
tenants who are happy to actively support the TMO.
TMOs also believe that they are best placed to match
applicants to homes and minimise friction in the
community and prevent anti social behaviour at the
outset. It can be argued that all of these objectives
should fit in with those of the Council.

WELFARE REFORM4
The Welfare Reform Act received Royal Assent on 8th
March 2012. The Act introduces a new Universal
Credit which will replace most existing benefits and
limits the total amount of benefit a person can claim.
It includes the implementation of social sector size
criteria, which will introduce housing benefit
reductions for working age tenants who are
considered to be under-occupying their homes. The

4
5

welfare reforms will also impact on the way tenants
receive benefit, in many cases, removing the option
of having benefits paid direct to landlords.
Housing Benefit
In April 2013, the Government will introduce a
reduction on housing benefit that can be paid to
social housing tenants who are of working age and
who are under occupying their homes. The reduction
will be a fixed percentage of the housing benefit
eligible rent. This will be set initially at 14% reduction
for one extra bedroom and 25% reduction for two or
more extra bedrooms. Therefore the higher the rent
the higher the amount of money deducted from
housing benefit each week. The same percentage
reduction will be applied to the new ‘affordable’ rents
(housing associations). Someone on partial housing
benefit will have the size criteria applied in the same
way as those on full housing benefit. So, if a tenant
whose rent is £80 per week receives £40 per week
housing benefit and is under-occupying by two
bedrooms, their benefit will be reduced by 25% of the
£80 rent, not 25% of the £40 housing benefit. The
proposal will affect an estimated 670,000 workingage social tenants – 32% of existing working-age
housing benefit claimants in the social sector. The
majority of these people have only one extra
bedroom5.
Size criteria
One bedroom is allowed for:
• each adult couple
• any other person aged 16 or over
• two children of the same sex under the age of
16
• two children regardless of sex under the age of
10
• any other child
• a carer, or one of a team of carers, who has a
home elsewhere, who uses a spare bedroom on
a regular basis to stay overnight because the
claimant or their partner requires overnight
care.
Working Age
Initially, the reductions will apply only to those
claims where both the claimant and their partner are

Source: CIH Making it fit: a guide to preparing for the social sector size criteria, NHF Briefings Welfare Reform Act 2012
DWP Impact assessment size criteria in social housing March 2011

under state pension credit age. However, when
universal credit is introduced in October 2013, it is
likely that, for new claimants, both will be treated as
working age and subject to the size criteria until they
have both reached the qualifying age for state
pension credit. In April 2013 the pension credit age
will be 61 rising to 62 by the following April. The
Government has introduced proposals to raise the
state pension age for everyone to 66 by 2020. It is
likely that the pension credit age will follow this.

and to simplify the process for claimants.

Many social landlords and TMOs have been profiling
their tenants to identify those who are under
occupying their homes and are in receipt of housing
benefit. In some parts of the country, families have
been purposefully allocated larger properties than
they need because of local lettings policies such as
allocating hard to let properties in high rise blocks.
Many councils and housing associations encourage
tenants to downsize from their property to free up
badly needed family size homes. The new size criteria
for benefit will bring a greater financial imperative
into downsizing.

The Universal Credit will start from October 2013 for
new claimants. Existing claimants will then be
migrated across to the new benefit between 2013 and
2017, initially where there is change in circumstances.

Social landlords have raised their concerns with
Government about the likely impact on arrears and
the additional costs of collecting rent and chasing
arrears. For TMOs who currently collect rent from
their tenants, this will also be a matter of concern.
The Overall Benefit Cap
The Welfare Reform Act also introduces a limit to the
total state support available from universal credit
(and the benefits it replaces) and child benefit to
working age households. The cap will be introduced
in April 2013.
The cap will be set at the average net earnings for a
working household, currently projected to be £500
per week (£26k per annum) for lone parent
households and couples with or without children, and
£350 per week for single people without children.
These limits will be reviewed annually with any
uprating being at the Minister’s discretion.
The overall benefit cap will not apply to households
where someone is in receipt of:
• disability living allowance (and its replacement
personal independence payment)
• industrial injuries disablement benefit
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Universal credit
Universal credit is the cornerstone of the Welfare
Reform Act 2012. It is designed to replace a range of
existing means-tested benefits for people of working
age, and comes into effect in October 2013 for all
claims. It will be administered by the DWP
(Department of Work and Pensions) and moves away
from the current system of a number of benefits,
each with its own rules and eligibility criteria,
delivered by different departments. The aims are to
make work pay by reducing the rate at which benefit
is withdrawn when claimants increase their working
hours, to deliver efficiency savings to the taxpayer

Apart from a small number of exceptional cases,
Universal Credit will be paid monthly in arrears as a
single payment to the household. Under these plans
the Government wants to see many more social
housing tenants receiving the money in their hand
rather than opting to have their benefit paid direct
to their landlord because they believe that this will
help ease the transition into work by replicating a
monthly salary.

SECTION TWO

There have been suggestions that tenants can take in
lodgers (i.e. rent out a room) to fill the spare
bedroom. Income from a lodger is taken into account
in assessing entitlement to housing benefit. However,
the current benefit regulations allow claimants to
keep the first £20 of any income from renting out a
room. Secure tenants do not need the permission of
their landlord to take in lodgers but they must inform
their landlord. Assured tenants (housing
associations) can take in lodgers provided their
tenancy agreement allows them to do so and where
necessary the landlord’s permission has been
obtained.

By 2017, universal credit will replace:
• housing benefit
• income-based jobseeker’s allowance
• income support
• income-related employment and support
allowance
• working tax credit
• child tax credit.

(including any additions for constant
attendance)
• support component of employment and support
allowance
• attendance allowance
The overall benefit cap will not apply to those
households who are entitled to working tax credit.
This will increase the incentive for people on out-ofwork benefits to find jobs because once they are in
receipt of working tax credit their benefits will no
longer be capped.

SECTION TWO

The cap will not be applied to war widows and
widowers.
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The Impact of the Benefit Cap
Modelling carried out by the DWP6 has identified a
number of likely impacts. When implemented in April
2013, around 67,000 households will see their
benefits reduced by an average of £83 per week. Of
those affected:
• 52% will be lone parent families
• 35% will be couples
• 13% will be single person households
• 44% will be social housing tenants
• 54% will be in Greater London, 39%in the
English regions and 7% in Wales and Scotland
It will affect in and out of work households who are
also:
• Living in high rent areas and therefore in
receipt of high housing benefit payments
• Larger than average families and therefore in
receipt of higher than average child tax credit
and child benefit payments. Almost all local
authorities will have households affected by the
benefit cap but around two thirds of these will
have less than 100 cases.

DWP (2012) Impact Assessment of the Household Benefit Cap London: DWP
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RESPONSES TO THE
NFTMO
CONSULTATION AND
SURVEY
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Many TMOs reported that applicants who had bid for
a vacant property often complained at the viewing
that the property did not meet their needs. In some
areas, applicants appeared to be block bidding for
properties. This was frustrating for TMOs as it delayed
the letting process and sometimes excluded
applicants who may have been genuinely interested
but were not at the top of the list for viewing
purposes. There was definitely a consensus that
controls needed to be introduced to the bidding
process as is the case in some areas. It was agreed
that properties should be clearly advertised stating it
was in a TMO managed property and that there
should be a limitation to the number of times an

applicant could bid for vacant properties to prevent
erroneous bids.
In November 2011 the NFTMO established a steering
group which consisted of NFTMO Executive members
(TMO members, LACOG representative and CCH
representative) to oversee the review of practice
across the country on TMO involvement in allocations
and also establish whether there has been any TMO
involvement in developing councils’ Tenancy
Strategies (as required by the Localism Act). The
steering group was keen to find out what TMOs had
achieved through their involvement and decided the
review should focus primarily on the actual allocation
process. However knowledge of actual practice was
very sketchy and mostly anecdotal. In order to find
out what is actually happening, the steering group
decided to conduct a survey of operational TMOs
across the country. A consultant was appointed to
carry out the review which involved a survey and
follow up research of practise in TMOs on the NFTMO
database.
By Jan 2012 there was greater clarity on the impact of
Localism and welfare reform and further workshops
were held at the NFTMO regional conferences in
London and Wolverhampton to raise awareness of the
review, to exchange ideas and to encourage TMOs to
complete the survey. Again the same issues arose
with regard to choice based lettings and varying
practice across the country.

RESPONSES TO THE NFTMO CONSULTATION AND SURVEY

The NFTMO regional and national conferences in 2011
included workshops which explored TMO practice and
asked TMOs to consider what they wanted to achieve
through their involvement in allocations. Most of the
TMOs who attended expressed an interest in being
involved in the selection of tenants for their TMO
areas although many reported that their local
authorities refused to consider this option. When
asked why they wanted to be involved, answers
varied from sustaining their own organisations and
therefore the current community focused local
management, to wider community sustainability,
better matching of tenants to homes and reducing
management problems. There was a general
consensus that council choice based lettings schemes
were not working well.

TMOs believed that their involvement could only
improve the process and more importantly the
outcomes for their communities. Some expressed
confusion at how the Government’s stated objectives
of the Big Society and localism were not being
translated to their local authority’s approach towards
TMOs in general and specifically allocations.

SECTION THREE
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those TMOs who were involved;
c) whether TMOs who had no role in allocations
wanted to be involved and what they hoped to
achieve.
d) whether councils had consulted TMOs in the
development of their Tenancy Strategy and
whether TMOs wanted to be involved.

TMO ALLOCATIONS SURVEY

WHO RESPONDED?

The survey was conducted between December 2011
and February 2012. The aim of the survey was:
a) to find out exactly what arrangements were in
place for TMOs to be involved in allocations;
b) what outcomes involvement was delivering for

In total 29 TMOs responded from 20 different local
authority areas. There are currently approximately
200 TMOs across the country located in 46 local
authority areas. So this represents a 15% response
rate in terms of number of TMOs but a 43% response

Number of TMOs per region7

RESPONSES TO THE NFTMO CONSULTATION AND SURVEY

East (1) 1%
Yorkshire (4) 2%
West Midlands (19) 10%

East Midlands (2) 1%

South West (2) 1%
South East
(6) 3%
North West
(23) 12%

North East
(5) 3%
London (127) 67%

7

Source Lessons for Localism Tenant self management Rachel Newton, Urban Forum

rate in terms of the number of local authority areas.
This is important because generally practice in each
authority area tends to be quite uniform so hence it
was more important to obtain responses from a
spread of different local authority areas rather than
from a concentration of TMOs located in a handful of
council areas.

Responses were received from 13 London boroughs
(Brent, Camden Hackney, Havering, Islington,
Lambeth, Lewisham, Redbridge, Southwark, Tower
Hamlets, Waltham Forest, Wandsworth, Westminster)
and from 7 other local authority areas across the
country (Birmingham, Leeds, Liverpool, Salford,
Tipton, Walsall and Wolverhampton). This reflects the
spread of TMOs across the country with a
concentration in London – currently 67%.

SECTION THREE

TMO responses per region
Yorkshire (1) 4%
North West
(3) 10%
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London (21) 72%

RESPONSES TO THE NFTMO CONSULTATION AND SURVEY

West Midlands
(4) 14%

WHAT TYPE OF TMO AND WHAT SIZE?
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are bidding for the property, the TMO arranging the
viewings etc but actually having no influence over
who the property is allocated to. This is essentially a
management function. We were trying to find out if
a TMO board/committee had some direct influence
over who the property is allocated to.

Another variable factor in terms of TMO involvement
in allocations could relate to when the organisation
was developed so we asked TMOs to identify whether
they were pre Right to Manage (RTM) organisations
(Tenant Management Co-operatives and Estate
Management Boards) or RTM TMOs. Again we
received responses from a reasonable cross section
with 18 RTM TMOs and 11 pre RTM organisations.
TMOs varied in size from managing 26 homes through
to the largest at just under 2000 homes. 14 managed
up to 200 homes, 8 managed 200 to 500 homes, 4
managed 500 to 1000 homes and 3 TMOs managed
over 1000 homes. In total the responding TMOs
managed 11,700 homes (15% of all TMO managed
properties). TMOs across the country manage
approximately 80,000 homes.

Of the 29 TMOs responding, 18 TMOs stated that they
have some involvement in allocations.
12 of the 18 TMOs were from London boroughs
(Islington, Lewisham, Southwark, Tower Hamlets
Wandsworth and Westminster|) and 6 from other
cities (Leeds, Liverpool, Tipton, Wolverhampton,
Salford and Walsall).
In 3 cases, involvement was limited to introductory
meetings (manager or board) and assisted viewings
(with staff) but the TMOs had no authority or
influence over who the property would be offered to.

RESPONSES TO THE NFTMO CONSULTATION AND SURVEY

26 TMOs are acting as managing agents for council
landlords, 2 for housing associations and 1 TMO is the
managing agent for both the council and a housing
association.

In the 15 other cases, the most common method of
involvement was the TMO interviewing a list of
applicants for the vacant properties (normally
through an Allocations sub committee) which had
been referred by the landlord (where choice based
lettings is in operation this would be eligible
applicants who are bidding for the property). 10
TMOs located in 7 landlord areas stated they received
a list of between 3 to 8 tenants and interviewed

WHAT DID WE FIND OUT?
The interpretation of involvement varies between
TMOs. In some cases it was interpreted to mean the
TMO was involved in an administrative capacity
which might involve the TMO Manager/staff
receiving a list from the landlord of applicants who

TMOs who responded to the survey by size and type
Pre RTM

RTM

London Boroughs

Outside London

Up to 200

6

8

11

3

200 - 500

3

5

6

2

500 - 1000

2

2

2

2

Over 1000

0

3

2

1

11

18
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prospective tenants. Some of these TMOs stated they
had a list of set questions agreed with the authority
which primarily focused on willingness to be a
member of the TMO and/or to take an active role,
experience of previous voluntary work and
connections to the local area.

LOCAL LETTINGS POLICIES

We asked whether TMOs had any involvement in
transfers within their TMO area. 5 TMOs stated they
had some involvement. 1 TMO (London) can allocate
1 in 4 vacancies to a TMO internal transfer applicant,
1 TMO (London) can allocate 1 in 5 vacancies. 3 TMOs
(north west and midlands) have an arrangement
where all vacancies are first offered for internal
transfers (see case studies).

TMOS WHO HAVE NO INVOLVEMENT IN
ALLOCATIONS
11 TMOs (9 from London, 2 from Midlands) stated
they had no involvement in allocations. All 11 TMOs
who stated they had no involvement in allocations
would like to have some involvement. We asked
them to indicate how they would like to be involved
with reference to options in the management
agreement:
8A
8B
8C
8D

Introductory meetings
Select from list supplied by council
Local lettings policy for the area
TMO operate a Choice based letting scheme
All options

23
1
4
4
1
1
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TRANSFERS

We asked whether TMOs had any involvement in
choice based lettings schemes. 24 TMOs said No and 5
responded that they were involved. 3 TMOs were
involved from an administrative/management
perspective i.e. arrange viewings for bidders, notify
refusals and arrange appeals, notify tenants and set
up rent accounts. One TMO reported that they input
applications, band applications, deal with renewals to
keep list updated.

SECTION THREE

Seven TMOs stated that their landlord operated a
local lettings policy, in many cases this referred to the
nomination arrangement described above. In one
case, the Local Lettings policy involved the TMO
being able to allocate one in 5 voids for TMO
residents’ waiting for a transfer on the estate (case
study). In another case, there are three local lettings
policies for three different areas within the TMO area
(case study) which essentially cater for management
issues.

CHOICE BASED LETTINGS SCHEME

WHY GET INVOLVED?
We asked TMOs to identify the most valuable outcomes from their involvement in allocations or if they were not
involved what they hoped to achieve. TMOs were asked to prioritise 6 potential outcomes. 26 TMOs responded to
this question. 6 points were awarded to the highest priority 5 to second priority and so on.
Points
109

Better matching of applicants to homes

83

New tenants have participated in TMO

83

New tenants have got involved in other community activities

74

Less anti social behaviour and vandalism

72

TMO has more understanding of any special needs of new tenants

54

Other Comments – People know they are moving into co-op community

1

100
80

Most valuable outcomes

TMO has more understanding
of any special needs of new tenants

0

Less anti-soical behaviour
and vandalism

20

New tenants have got involved
in other community activities

40

New tenants have participated in TMO

60
Better matching of applicants to homes
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120

A more sustainalbe cohesive community
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A more sustainable cohesive community

CASE STUDIES
TENANT MANAGEMENT ORGANISATIONS,
WESTMINSTER CITY COUNCIL, LONDON
ALLOCATIONS
Westminster Council has 12 TMOs in the borough
which have been established over the past 20 years.
They vary in size from 75 to 561 properties and are a
mixture of pre and post Right to Manage
organisations. Most of the TMOs in the borough are
involved in the allocations process. If a TMO wishes
to take on this responsibility the TMO members must
have attended training which is provided by the
Council. TMO members are not allowed to serve on
an allocations panel unless they have attended
training.
The Council has a section on TMOs in its Allocations
policy which sets out the procedure for letting voids
in general needs property managed by a TMO. These
are advertised through the Council’s choice based
lettings scheme in the same way as other voids.
Applicants bid and the top five are shortlisted for the
property. Shortlisted applicants are invited to attend
a short interview with the TMO’s allocations panel.
The applicants are asked a series of questions
designed to test which applicant will best contribute

to the sense of community on the estate and which
will actively participate in the TMO. An Allocations
Officer representing the Council normally attends the
interviews as an observer and will intervene if the
Panel asks questions which are inappropriate. The
questions are aimed to draw out:
1. Experience of being involved in and
contributing to their community. e.g.
a) running a youth group
b) on the Parent Teacher Association
committee
c) undertaking recognised voluntary work
d) undertaking informal voluntary work such
as helping neighbours
2. Already resident in the block or on the estate
and applying for an internal move;
3. Immediate member of the applicant’s family is
already resident in the block or on the estate.
This is limited to parent, adult child, sister or
brother, grandparent or adult grandchild;
4. Demonstrate an understanding of what a TMO
or Housing Co-operative is.

25
CASE STUDIES

Following on from the TMO survey, we carried out follow up research with TMOs, councils and housing associations
to assist in drafting these case studies. They demonstrate a wide range of involvement across the country.

SECTION FOUR
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Millbank Estate (MEMO), Westminster
The policy states that ‘the TMO will recommend which of
the shortlisted bidders it would prefer to be offered the flat,
based on the answers given in the interview. However it is
the Director of Housing or duly delegated person who will
decide which of the interviewees will be offered the tenancy,
taking into account who is most likely to best contribute to
and actively be involved with the TMO by reference to the
answers given in the interview, the preference of the TMO
and also the order of preference according to the number of
priority points and (if equal) date’.
There is a risk that the process could be indirectly
discriminatory as for example those with poor English
language skills, the elderly or those with small
children may be less able to undertake voluntary
work. The Panel is expected to keep written notes of

8

the interviews and outcomes. If the TMO does not
choose the person with the highest priority need who
has bid for the property they must document why
this is the case.
TMOs in Westminster have varied experiences. Some
think this is just a tick box exercise and the TMO has
no real influence. But some think it is a worthwhile
exercise as it gives them the opportunity to meet
new tenants and tell them about the TMO. It
certainly puts members on a sounder footing when
they invite new tenants to participate. Some TMOs
reported that new tenants had later joined the
management committee. Regardless of their
experience all but one TMO continues to be involved
in this way.

3 Lambeth TMOs have recently transferred to WATMOS ownership and in 1 TMO, a PFI contractor has taken over estate
management as part of major regeneration.

TENANT MANAGEMENT ORGANISATIONS,
LAMBETH COUNCIL, LONDON
TMO TRANSFER SCHEME

The Council believes that TMOs may have a key role
to play in facilitating these transfers for tenants in
TMO property who want to stay in the TMO area. The
Council and the TMOs (dependent on TMO moving
onto the new management agreement) have agreed a
procedure which will enable the TMO to facilitate an
on estate move for a tenant wishing to downsize
outside of choice based lettings. The TMO must

This does seem to be a win-win situation for all
involved. The TMO is assisting the Council to reach
its objective of freeing up larger properties. The
tenant can move to potentially more suitable
accommodation but gets to stay in the community
and does not have to go through a bidding process.
These factors undoubtedly discourage many elderly or
vulnerable tenants from moving. And of course the
TMO is delivering a service that its community wants
and needs, assisting often elderly tenants to move.
It is worth noting that this option may become more
popular when housing benefit is reduced for tenants
(of working age) who are under occupying.
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The Council did however make a concession to TMOs
that complies with its own priorities in terms of
transfers. The Council, like most councils under
housing pressure, encourages tenants to downsize to
smaller accommodations where they are under
occupying through a tenant incentive scheme.
However many tenants are reluctant to move out of
their communities or just cannot cope with the
bidding process inherent in choice based lettings.

ensure the tenant is on the Housing Register, which
they can do at the same time as the tenant
approaches them to move. If and when a smaller
property becomes available (and on the
understanding that a larger property will be available
for letting), the TMO in consultation with the
Council’s Allocations team can facilitate the move.
The tenant does NOT have to bid for the property.
The council grant available to all tenants who are
moving to smaller accommodation is paid to the
tenant. The TMO can, at its discretion, pay an
additional removal and/or connection costs or may
offer this service directly through their own
contractors or labour force.

SECTION FOUR

Lambeth Council has recently being going through
the process of moving their 11 remaining TMOs8 onto
the 2005 Modular Management Agreement. They
started the process in 2011 with 5 TMOs. This
involved negotiation with each TMO over the various
schedules to the agreement and even potential
changes to the options chosen. The Council however
felt they were not in a position to agree any TMO
involvement in the allocation process other than the
current management responsibilities i.e. TMOs do
accompanied viewings and sign up the new tenant.

TENANT MANAGEMENT ORGANISATIONS,
SOUTHWARK COUNCIL, LONDON
ALLOCATIONS AND COUNCIL LOCAL LETTING POLICY PROPOSAL

SECTION FOUR
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Southwark Council currently operates a scheme
similar to that in Westminster. The Council
nominates 3 applicants who are bidding for the
property. Its website tells tenants looking at TMO
managed homes ‘When you view the property you may be
invited to an interview with members of the TMO committee
who will discuss with you how you can contribute. There are
many ways of doing this. Being part of a TMO gives
residents a real opportunity to shape the way services are
delivered and to get to know their neighbours.’ However it
does not provide any other detail. Two of the TMOs
who responded to the survey reported that they
interview three applicants on the basis of (a) on their
housing needs and (b) if they are interested in being
a co-op tenant and taking an active part. However
the Council states that the TMO would have to make

a very strong case if they do not select the person
with the highest priority. And indeed Southwark
allocations policy states: The organisation will normally
offer the accommodation to the applicant with the highest
priority, under their current nomination agreement.
However the Council is at the early stages of
considering a Local Letting policy for TMOs. The
Council is planning to do some work on the impact of
choice based lettings on TMOs in terms of their
sustainability which may support the introduction of
such a policy. To date the interest is in the Islington
Co-op model where the TMO can allocate every 5th
letting to a local transfer tenant. See Case Study page
32.

BUSHBURY HILL ESTATE MANAGEMENT BOARD,
WOLVERHAMPTON
CHOICE BASED LETTING SCHEME
Bushbury Hill EMB manages 840 properties in
Wolverhampton. The EMB board do not have any
involvement in selecting applicants for properties.
Board members do have an oversight role of the
operation of the EMB’s choice based lettings scheme
and a strategic role in reviewing and amending the
allocations policy through the Tenancy Standard Sub
Group.
Bushbury Hill EMB seems to be unique amongst TMOs
in that it operates its own choice based lettings
scheme. This arrangement came about in 2002
because there was very low demand for Bushbury Hill
EMB properties and initially choice based lettings was
a way to stimulate demand. This situation has
changed a lot since the EMB has been in management
and Bushbury Hill is now a very popular place to live.
The scheme has these key aims:
• To build a sustainable community
• Make the process more transparent and easy to

understand
• Re-let empty homes efficiently
It involves a simple, easy to understand banding
system with just three bands: Urgent, Needing,
Wanting. The bands are defined as follows:
Urgent - 70% of all properties are let to people in
this band. It includes (a) where the Council has a
statutory duty to house applicants (b) have an urgent
medical need or an urgent social need (normally
cumulative reasonable preference). Normally these
are people who cannot stay in their current home
while they look for somewhere to live.
Needing - 25% of all properties are let to people in
this band. It includes people with a need for an extra
bedroom, people who need to move for social or
medical reasons whose current home is unsuitable
but they are able to stay there whilst they look for
another home.
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Bushbury Hill, Wolverhampton

In line with the Council’s main allocations scheme
Bushbury Hill has a local connections policy. One in
four of all properties are let to people with a local
connection to Bushbury Hill. Examples of a local
connection are that applicants have lived on the
estate for 5 of the last 10 years, or give/receive
essential support to/from a Bushbury Hill resident.

Bushbury Hill EMB has joined with Wrekin Housing
Trust to advertise its properties on the ‘Choose your
Home’ website www.chooseyourhome.org.uk which is
also used by other housing providers. Applicants can
find out the average waiting times for Bushbury Hill
homes and can get feedback on properties they
applied for via the Choose Your Home website. The
EMB also publishes expected waiting times in its
annual report and the number of lettings it carried
out in the year.
Go to www.bushburyhill.co.uk for more info.

CASE STUDIES

Wanting – 5% of all properties are let to people
within this band. These are people who want to move
for any reason but have no housing need under EMB
policy.
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BELLE ISLE TENANT MANAGEMENT ORGANISATION, LEEDS
LOCAL LETTINGS POLICIES
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Belle Isle TMO manages 1976 properties in Leeds.
Board members do not get involved in the selection
of tenants. Homes in Belle Isle are let using the
Council’s Choice Based Lettings system. Applicants
register on the Leeds Homes website or by submitting
a form. The TMO on behalf of the council assesses
housing needs and applicants are placed into one of
three housing bands.
Belle Isle TMO operates three local lettings policies.
This is part of an overall approach to improve the
stability of the community, reduce anti social
behaviour and noise nuisance, to avoid decline and to
ensure demand remains for the area. The overall aim
of all three policies is to
• Reduce the turnaround time
• Reduce criminal damage
• Reduce anti social behaviour
• Support sustainable tenancies
The first policy covers three blocks of flats where
historically there was a history of drug problems and
anti social behaviour. Applicants must be 35 years of
age or over.
The second policy covers two blocks of maisonettes

where again there were historic problems of drug
abuse and anti social behaviour. Applicants must be
40 years of age or over to be considered for the
properties.
The third policy is aimed at key workers and covers 12
flats located in 3 blocks which are close to a sheltered
scheme. This policy has an additional aim of
increasing working people living in the area. Again
this is an area that has suffered from anti social
behaviour and noise nuisance in the past. Applicants
must be key workers in employment, on a training or
apprentice scheme for a key worker, with a local
connection to Belle Isle.
In addition there is a Date of Registration Quota
System which means that 25% of homes will be to
the person who has been waiting the longest (with
the earliest registration date) with a local connection
to the Belle Isle area. This quota applies across all
areas and property types, with the exception of
adapted homes. This exception is to ensure disabled
people in housing need are prioritised for offers of
adapted properties ahead of other customers. Every
fourth property by type and area is included in the
25% quota.

WINDSOR ALBION CO-OPERATIVE, SALFORD
ALLOCATIONS

SECTION FOUR
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When a property becomes available, the Co-op looks
through all applicants on the waiting list and selects
the three most appropriate applicants for the size and
location of the property.
The three appropriate applicants are then interviewed
to assess the ideal candidate for the property
available. The interview panel consists of two
members of the co-op management committee and
one member of staff.

At the interview, applicants are asked:
• To provide the necessary evidence supporting
their application
• Whether they have been involved in anti social
behaviour
• How they will pay for their rent, council tax,
and outgoings
• Whether they have any support needs that the
Co-op can help with
• What is their understanding of a co-operative
• What do they feel that they could bring to our
co-operative
• Would they be willing to volunteer within our
co-operative
• If there is anything that they would like to add
to support their application
After an interview, the Co-op checks the references,
checks for a record of Anti Social Behaviour, tenancy
breaches or rent arrears with their current landlord.
When the checks have been completed, the Cooperative Committee discusses the top three
applicants and decides on the suitability of the
applicants. The property is offered to the most
suitable applicant. If they reject the property then
the next most suitable applicant will then be offered
the property and so on until the property is accepted.

CASE STUDIES

Windsor Albion Co-op manages 135 Council and 23
Irwell Valley HA properties in Salford. It is a pre RTM
co-operative set up in the early 90’s. The Co-op has
its own housing application process. Applicants must
first register with Salford Home search, where they
are allocated a banding indicating the degree of need.
Applicants are then required to complete the Co-op’s
housing application form. The Co-op scores the
applications. Maximum points are given to those
applicants in the highest priority banding but
additional points can be earned for a local
connection: close family living in area, working for
non profit or public service that supports the Co-op
community, is employed or volunteers in local area.
Additional points can also be earned if the applicant
can bring any skills to the Co-operative which range
from accountancy or business skills through to
working with children or youth.

TENANT MANAGEMENT ORGANISATIONS,
LEWISHAM COUNCIL, LONDON
ALLOCATIONS
The three TMOs in Lewisham all have responsibility
for allocations. 75% of TMO vacant properties are
advertised via Lewisham ‘Homesearch’, the Council’s
choice based letting scheme. All applicants have to
be registered on the Council’s waiting list and they
bid for properties in the normal way.
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When TMO properties are advertised in a newsletter,
an information note regarding TMOs is included to
give applicants information on TMOs. The TMO
receives three nominations from the Council set out
in priority order. If any of the applicants are ‘subject
to a ‘one offer only’ policy (e.g. homeless), the TMO
property does not count towards their one offer.

CASE STUDIES

An Interview Panel is convened by the TMO
Management Committee who ask the applicants a
series of pre determined questions which are
designed to gauge the applicants interest in being
housed in a TMO property and their willingness to
support and engage with the TMO in its work.
The Interview Panel selects the applicant who is, in
their opinion, the most suitable to be offered a
tenancy within the TMO property. If this is not the

applicant with the highest priority, the TMO must
give clear and precise reasons why they have not
selected the higher priority applicant/s.
25% of vacant properties (every fourth void) can be
offered as a management transfer to existing tenants
of the TMO. The TMO maintains its own internal
transfer request list but all tenants requesting an
internal transfer within the TMO property must also
be registered on the Council’s housing list. If more
than one transfer tenant wishes to move to the
property, the TMO must take into account the length
of time and the priority banding these tenants have
on the Council’s housing list in deciding who to
allocate the property to.
The TMO is required to record and review monitoring
data (and make the information available to the
Council if requested) on the composition of its
Interviewing Panel (ethnicity) and the allocation of
properties (ethnicity, family composition, financial
circumstances etc). The TMO also has to ensure
adequate training is provided and is taken up by its
members to enable new TMO members to participate
effectively on the TMO Interviewing Panel.

TENANT MANAGEMENT CO-OPERATIVES AND TENANT
MANAGEMENT ORGANISATIONS, ISLINGTON COUNCIL, LONDON
ALLOCATIONS AND LOCAL LETTINGS
In Islington, only the Co-ops (not the Right to
Manage TMOs) have opted to take on responsibility
for allocations, therefore the allocations procedure
only applies to the ten Co-ops in the borough. The
local lettings policy applies to all TMOs (including Coops), however in the case of the Right to Manage
TMOs, the allocations are administered directly by
the Council. The Council Allocations Policy is due for
review imminently.

Allocations Procedure
The Council sends the Co-op a list of up to a
maximum of 10 of the highest priority applicants
who are bidding for the vacant property under the
Council’s Choice based lettings scheme. The Co-op
arranges for applicants to view the property and
interviews them for the sole purpose of assessing and
scoring applicants against co-operability criteria
which have been agreed with the Council and are
intended to establish their ability to take part in a
TMO/Co-op.

The criteria are listed in the Selection of Tenants
procedure as follows:
1. Applicants agree to become members of the
TMO
2. Applicants agree to attend meetings whenever
possible
3. Applicants have experience of involvement in
their tenants’ association, community
association or other voluntary group
4. Applicants have relevant participation skills
acquired through their work.

If the Co-op is unable to select an applicant from
amongst the list supplied by the Council, the Co-op
notifies the Council and supplies records of
interviews and scoring outcomes. If the Council
agrees with the Co-op’s decision not to select from
the list of applicants provided, a second list of
applicants is provided.

For post Right to Manage TMOs who do not have
responsibility for allocations, the Council directly
allocates the property following the bidding process.
However, the TMO is encouraged to be actively
involved so that it can inform tenants of the vacancy
and encourage them to bid for the property.
Applicants bidding for the properties are given the
opportunity to meet TMO representatives at the
viewing. Following sign-up, the TMO is invited by
the Council to attend the 4-week follow-up visit to
the tenant with the Tenancy Management Adviser.
TMOs (and Co-ops) also have some influence over
which voids are put in the 1 in 5 local lettings pool.
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The Council has the right to overrule the Co-op’s
choice of tenant and directly allocate an applicant to
the property if it believes the Co-op has made an
incorrect decision on the basis of agreed criteria or
the co-operability assessment has been improperly
applied or the Co-op has failed to make its selection
within the agreed timescale in circumstances which
were avoidable or the Co-op failed to provide
additional information requested by the Council. In
practice, the Co-op is expected to select the applicant
with the highest priority unless it can demonstrate
that the applicant has (a) refused the property or (b)
rejected, or is not interested in co-operabilty. If a Coop rejects an applicant on co-operability grounds the
Council’s Allocation section asks for a copy of
interview notes and intervenes if they think the
assessment is inappropriate.

For the ten Co-ops who have responsibility for
allocations, the Council provides the Co-op with a list
of applicants for viewing and co-operability
assessments (interviews) following bidding. Where
only one application is received from a qualifying
existing tenant, the Council and the Co-op may agree
to dispense with the co-operability assessment.

SECTION FOUR

Upon completion of the interviews, the Co-op
informs the Council of the choice of applicant for the
property, and provides all relevant information in
support of its decision. The Council then confirms
whether or not it approves the TMO’s choice of
applicant. The Co-op is required to keep records of
the interview process and each applicant’s score for
inspection by the Council as and when required.

Local Lettings Policy (intra estate transfers)
The Council operates an ‘Intra Estate Transfer’ policy
which is set out in the Council’s Allocations policy
which is not specific to TMOs. It states that 20% of
all available void properties on estates will be
prioritised to tenants living on the particular estate
who are eligible to bid and who would like to be
housed on the estate. Applicants are then short
listed in accordance with the allocations policy.
So in the case of TMOs, for every fifth vacancy that
occurs priority is given to existing TMO residents
seeking a transfer within the estate. The property is
advertised but the advertisement clearly states that
priority will be given to existing tenants on the
estate. Applicants must bid through choice based
lettings in the usual way.

NEW BARRACKS TENANT MANAGEMENT
CO-OPERATIVE, SALFORD
ALLOCATIONS

SECTION FOUR
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New Barracks Co-op manages 114 properties on behalf
of Salford City Council and Great Places Housing
Association. It carries out 1 to 2 lettings on average
per year. The Co-op has its own Allocations Policy
with clearly set out objectives which include
developing a community of tenants who are keen to
make the Co-operative a success, considering all
other relevant factors such as housing needs and the
preferences of applicants, any justifiable needs and
preferences of the Co-operative as a whole so as to
ensure its continued effectiveness, encouraging a
balanced community in terms of age range and family
size and making efficient and proper use of the
housing stock. The Co-op aims to achieve a balance
between housing those applicants in urgent housing
need and those applicants in less housing need who
choose to wait for a home with the Co-operative. To
facilitate this balance, the Co-op maintains 3
methods of tenant selection and normally considers
applicants in this order:-

1. A list of those Co-op members who need an
internal transfer.
2. A short list for each type of property of
Provisional Co-op Members who have attended
meetings, or participated in the Co-op.
3. A list of applicants in the process of becoming
Provisional Co-op Members.
Applicants for housing must be registered with
Salford City Council and are required to become
provisional members of the Co-op. They are expected
to participate in the Co-operative's activities before
being allocated a property, as far as their
circumstances make this possible. Applications for
provisional Co-op membership must be approved by
the Management Committee.
The Co-op has a Membership and Allocations subcommittee which is responsible for conducting the
allocations process and ensuring the waiting lists are
reviewed and kept up to date.

Co-operative members needing an internal transfer
are normally considered first when a vacancy arises.
This is to enable the Co-operative to retain within its
membership committed members who need to move
because of changes in circumstance which have made
their present housing unsuitable (e.g. too large or too
small). The aim is to make it possible for the Cooperative to use its stock to the best advantage and
at the same time to create greater satisfaction
amongst its members.

If there is neither an eligible Internal Transfer
applicant nor an eligible External Waiting List
applicant, the Co-op allocates the property to the
next available applicant.
The Co-op regularly writes to applicants on the
Council’s Choice Based Letting system, making them
aware of the Co-op and inviting them to apply for
housing. The list of applicants is provided by the
Council and 5 people on the 2 bedroom and the 3
bedroom list are contacted at any one time.
All applicants attend an interview with the Interview
Panel (Membership and Allocations sub-committee
members). Interviews attempt to assess the relative
priority of the applicants sensitively and in detail,
including consideration of housing need, medical
need and/or social need. Points are allocated to
applicants on the basis of housing need (max 30
points), waiting time (max 30) and participation
(max 30).
Once the successful applicant has been chosen, the
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If there are no acceptable internal transfer list
applicants for a vacant property, the Co-op may make
an offer to the Provisional Member(s) who has been
on the External Waiting List the longest, provided
that they have maintained an appropriate
involvement in the Co-operative's activities and that
the Management Committee accepts them into Full
Membership.
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Before allocating a property to an internal applicant,
however, the Sub-Committee will first assess the
effect of doing so on the applicants on the external
waiting lists. If a proposed internal transfer would
result in further delay to an applicant in significantly
greater housing need, then priority would normally
be given to that applicant.

Co-op will arrange for her/him to view the property
without delay. The applicant must inform the Cooperative Office of his/her decision within three days
of viewing. If the applicant rejects the property or
does not confirm acceptance within the three days,
the next applicant on the list will be offered the
vacancy and so on until the property is accepted.
Applicants who reject offers or who do not confirm
acceptance within the specified time are asked to
provide reasons, which are considered by the SubCommittee at its next meeting. No other offers are
made to that applicant until the Sub-Committee has
decided whether or not to keep him/her on the
waiting lists. The Co-op informs the Council and
Great Places Housing Association of all changes of
tenancy.

DENNIS CENTRAL LONDON HOUSING CO-OP,
TOWER HAMLETS, LONDON
ALLOCATIONS

SECTION FOUR
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Dennis Housing Co-op has 75 flats from 1 to 3
bedrooms and lets approx 2 properties per year. The
block is five storeys high with no lift and the Co-op
states that it tries to house families with babies and
young children on the lower floors. The application
for housing form describes the properties and also
makes it clear that the block is managed by a Tenant
Management Co-operative and residents are expected
to become members of the Co-op and to take part in
the running of the block. The form lists different ways
that residents can get involved and then asks
applicants to state what they think they can
contribute to the Co-op. It states ‘experience and
specialised knowledge are useful, but more important are
common sense, tolerance of other people’s ideas and a
willingness to learn and get involved’. Applicants must
sign to say that they agree with the aims and
objectives of the Co-op’s Equal Opportunities
statement. All applicants must be registered on the
Council’s waiting list.
In practice, applicants bid for the property through
the Council’s choice based lettings scheme. The
Council sends the Co-op three/four ‘nominations’ –
(people with the highest need who have bid for the
vacant property). The Co-op’s Allocations Panel
interviews all nominated applicants and arranges

viewings. Interview questions focus on the work of
the Co-op and the applicant’s willingness to get
involved and the sort of time commitment they can
make. They are also asked their views are about living
in a multi cultural community.
The Co-op can select any of the Council nominations
and makes the necessary arrangements for tenancy
sign up. However the Co-op is concerned that in
practice ‘more people refuse the properties than are
turned down by the interview panel, which does bring
into question the supposed level of housing need’.
When this happens for all four nominations, the Co-op
requests further nominations from the Council.
The Co-op’s management committee has serious
concerns about applicants block bidding for properties
through choice based lettings which results in
significant delays in letting properties and serious
rent losses. For example out of a total of 18
nominations for one property over a 10 week period
in late 2011, 10 applicants did not attend the
interview (often not even notifying Co-op), 7 were
not interested in the flat, having not read the
advertisement properly and/or were not interested in
being part of the Co-op.

TENANT MANAGEMENT CO-OPERATIVES,
HEXAGON HOUSING ASSOCIATION
ALLOCATIONS

All of the co-operatives interview potential applicants
be they council nominees or transfer applicants. They
do this through an Allocations Panel which is either a
standing sub-committee of the management
committee or more frequently set up specifically for
the purpose of allocating a vacant property. The
interview questions include the applicant’s
willingness to support and participate in the cooperative. The co-ops select the successful applicant,
advise the local authority where appropriate and
arrange for the applicant to sign the tenancy
agreement etc.
Hexagon HA monitors the performance of all of the
co-ops on a quarterly and annual basis including
whether they have allocated the properties in
accordance with the policy and procedure set out in
their management agreement with Hexagon.
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All of the co-ops have responsibility for allocations
but the procedure varies slightly from co-op to co-op.
Each co-op has to comply with the nominations
agreement that Hexagon has agreed with the
corresponding local authority. For example this may
involve an arrangement where the co-op has to seek
nominations from the local authority for 50 to 75% of
vacant properties which have 2 or more bedrooms.
Other vacant properties can be let to tenants on the
co-op’s own transfer list or failing that to tenants on
Hexagon’s transfer list.

If the co-op is seeking a local authority nomination
then the property will be advertised through the
Council’s choice based lettings scheme and applicants
will be invited to bid in the same way as they do for
council properties.

SECTION FOUR

Hexagon Housing Association manages 3,700 homes
across 5 boroughs in south east London. 310 of its
homes are managed by agents many of whom were
set up 20 plus years ago. There are 10 managing
agents, 8 of whom are housing co-operatives, who
between them manage some 11% of the Hexagon
stock. The amount of stock under agency
management varies in size from 8 to 82 properties.
All permanent-managed tenancies are located in the
London boroughs of Southwark and Lewisham (there
are 7 short-life tenancies which comes under a
managing agent based in the London Borough of
Greenwich). The number of lettings for agency
managed schemes tends to be comparatively low (14
new lettings in 2012/13; and 11 in 2011/12) and
therefore vacancies can be few and far between.
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The Localism Act introduced the ability for councils
to implement flexible tenancies for new tenants.
Flexible tenancies are time limited tenancies (5 years
is likely to be the minimum except in exceptional
circumstances) which will come up for review after
the initial period. Councils have to set out in their
Tenancy Strategy whether and how they plan to
introduce flexible tenancies and the criteria that will
need to be taken into account when tenancies come
up for review at the end of the period. Moreover the
Council’s Tenancy Strategy will need to set out how
the Council will make use of the options available to
it (flexible tenancies, affordable rents, changes to
allocations and homelessness, and promotion of
increased social mobility for social housing tenants)
to meet the needs and challenges that it will face
now and in the future. Private Registered providers
(housing associations) operating in the local
authority area must have regard to the Council’s
Tenancy Strategy when developing their own Tenancy
Policies. Councils are required to consult stakeholders
including tenants on the content of their Tenancy
Strategy which must be published by early 2013.
Initial responses from TMOs to the proposals have
been mixed. Some proposals have been welcomed
while others have prompted concern. A more local
and flexible approach would seem to fit the TMO
agenda but most TMOs are particularly interested in
how the changes will impact on the sustainability of
their community and their TMO. Will the changes

create a more or a less settled community? Will it be
easier or harder for TMOs to attract and develop
future committee members and community leaders?
As part of the NFTMO survey we asked TMOs whether
their local authority had consulted them in
developing the Tenancy Strategy. Of the 29 TMO
respondents, only 5 said they had been consulted.
One TMO reported that they had attended meetings
with the council, two reported the item had been
raised at general meetings along with other tenants
groups or at the TMO Liaison Committee, and one
reported that staff had been involved in area
meetings. All TMOs, apart from two ‘don’t knows’ said
they wanted to be consulted about the Tenancy
Strategy.
It is possible that some councils had not yet reached
the stage of consultation on their strategy when the
TMO survey was conducted. Clearly from the TMO’s
perspective they want to have some input. One of
the issues that was raised in the workshops and at
the NFTMO conference is that TMOs believe that if
flexible tenancies are introduced, this will be likely to
undermine community involvement. Why should a
tenant participate if they have no permanent stake in
the community? To address this concern, some TMOs
suggested that one of the issues that should be taken
into account when considering whether to renew
flexible tenancies, is whether tenants have
volunteered in their communities.

‘Local authorities are urged to consider how they can use
their allocation policies to support those households who
want to work, as well as those who – while unable to
engage in paid employment - are contributing to their
community in other ways, for example, through voluntary
work. The flexibilities which authorities are encouraged to
make use of to meet the needs of Service personnel would
apply equally here’
Some local authorities are using this additional
discretion, with regard to who qualifies for an
allocation of social housing, to prioritise low income
households with a family member in work and those
deemed to be making a community contribution. For
example the London Borough of Barnet’s Housing
Allocations Scheme (April 2012) said : “People who

Annex 3 to the policy explained how a community
contribution is defined. Briefly, it covers people who are in
employment, training, performing voluntary work for at
least six months, are ex-service personnel or registered
foster carers as long as they have a “current positive
residence history.”
Manchester City Council published a revised
allocation policy in February 2011 which awarded
additional priority to households where at least one
adult is in work or to those making a “community
contribution” through; for example, voluntary work. It
stated :-‘Community Contribution – why it matters. People
who play a part in making their neighbourhood strong,
stable and healthy – those who help make it a good place
to live, work and play – are valuable people. They are the
backbone of their community, and they need to be
recognised for the good they do.’
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Flexible tenancies, if introduced in a TMO area with a
high turnover of properties, may well have an impact
upon the TMO and community sustainability. It is
important that TMOs try to learn as much as possible
about their council’s proposals and take full
advantages of opportunities to influence all strategies
that may have implications for their communities.
For their part local authorities should be aware that
the new statutory guidance on Allocations states (in
paragraph 4.27) that:-

play a part in making their neighbourhood strong, stable
and healthy – those who help make it a good place to live,
work and play – are valuable people. They are the backbone
of their community, and the Council believes such people
should be allocated social housing to continue contributing
to sustaining local communities in the area where they
contribute”
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Since conducting the survey, we are aware of at least
one London council, which carried out an initial
survey of all Private Registered Providers operating in
the borough, and included TMOs in this exercise. The
survey asked for comments on if and how flexible
tenancies should be introduced and whether they
could be particularly suited to particular groups of
people determined by age or another characteristic. It
also asked respondents to consider which factors
should be taken into account when considering
whether to renew flexible tenancies. These factors
included income and complying with the terms of the
tenancy agreement but the survey also asked whether
the Council should consider ‘community contribution’
and what could count as ‘community contribution’
when considering renewing a tenancy. The Council
reported that it had received a response from just
one of its many TMOs which is unfortunate given the
concerns expressed by TMOs through various
consultations. However the Council is determined to
include the TMOs on future rounds of consultation as
it develops its strategy.

SECTION SIX
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CONCLUSION
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We hope this review will help TMOs and their
landlords to negotiate and agree arrangements that
will be good for the local TMO community and fair to
people on the waiting list. TMO involvement in
allocations can help achieve positive outcomes
including stable, sustainable communities, flourishing
voluntary organisations, reduced anti-social behaviour
and better matching of tenants to homes.
The review has shown that local authorities have
always had some discretion in relation to their
housing allocation policies and that this discretion
has now been extended by measures included in the
Localism Act 2011.

The review has acknowledged that the allocation of
homes is a sensitive and challenging task, made much
more so by the extent to which demand now exceeds
supply. Even so, the case studies have illustrated that
there is a legitimate role for tenants in the
allocations process and there are a variety of ways in
which that involvement can be agreed.
We aim to update this document from time to time,
if and when relevant legislation or case law changes.
If this copy of the Review was downloaded some time
ago it might be worth checking the NFTMO website
(www.nftmo.com) to see if there is a more recent
version. At the website you will also find some useful
links to relevant law, statutory guidance and some
examples of local authority housing policies.
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