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Association of the owners of dwelling as the form of social self-organization of the population

In this article the questions, connected with the formation of the association of the owners of dwelling as social institute, are examined. The results of the external voting of inhabitants on the choice of the way of management of multi-apartment houses are given. The results of the sociological research, the purpose of which was the study of the opinion of population and experts toward the prospects of creating of the associations of the owners of dwelling are analyzed. Special attention is paid to the analysis of the problems, which appear as a result of the activity of the associations.
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Housing and communal sphere is very important direction of social policy, in which many acute questions are concentrated, which require the urgent solution. The low activity of the owners of the living quarters of multi-apartment houses in management and keeping of housing fund is a basic problem. There is a situation, when population does not have clear idea about the conducted reforms. Nevertheless, to speak about the effectiveness of reforms is possible only when all categories of population know the basic directions of reorganization in the housing sphere and are guided by the standards of law in their concrete actions.

One of the main directions of the reformation of housing and communal sphere is the ordering of legal and economic questions in the sphere of management of multi-apartment houses.

Key question is here the choice of the method of administration of multi-apartment house, and especially the responsibility of the choice by the owners of living quarters of one of the following ways: direct management, the management of the association of the owners of dwelling (AOD) [1] or the management of the managing organization.

With the introduction of Housing code of RF the concrete method of decision making by the choice of a way of the management of a house is determined - conducting the general meeting of the owners of living quarters in a multi-apartment house.

In Khabarovsk the meetings of the inhabitants of multi-apartment houses with the agenda “The choice of a way of the management” are carried out, the initiator of which was the administration of Khabarovsk. The article 47 of the Housing code of RF foresees, that the decision of the general meeting of the owners of living quarters in a multi-apartment house can be accepted by conducting the vote by correspondence. The Meeting is competent if the owners of living quarters, who possess more than 50% of voices from the total number of voices took part in it.

Analyzing the results of the vote by correspondence of inhabitants of Northern district on the choice of a way of the management of multi-apartment house, it is possible to speak, that the predominant way of management became the managing company, in spite of the expediency of creating of the associations of the owners of dwelling.

The scope of inhabitants by the conducting of a vote by correspondence made from 53% to 72% for each house (in average 65% on the Northern district)
. It is obvious that the greater the percentage, the higher the legitimacy of accepted decision, i.e., the degree of the confidence of inhabitants to the new forms of management of a housing fund.
The meetings are hold in 1088 houses, of them in 121 houses the AODs are created, the preference to the managing company is given in 967 houses. I.e., from the number of those participated in voting, 89% of inhabitants choose the managing company. By the way, there are no municipal unitary enterprises (MUE) servicing the housing fund in the Northern district already. All managing companies are private companies, societies with the limited responsibility.
 It should be noted that not all associations of the owners of dwelling act independently. So, the created AODs on the municipal housing fund AOD “Depot -2” (18 apartment buildings), the AOD “Amur bridge” (6 apartment buildings) concluded the agreement to the management with the managing company SLR “EkZhiZ” from 01.11.2008, since the owners do not have a dwelling work experience on control and service of apartment buildings. But the AOD “Northern” (30 apartment buildings) came to the management and service of the managing company SLR “EkZhiZ” from 01.01.2009. The remaining associations of the owners of dwelling accomplish the management and service of the apartment buildings independently.

The association of the owners of dwelling is in its essence the most perspective form of management of the housing fund, which is marked in the publications of many authors [2,3,4,5], however, it does not find wide spreading. There are 273 AODs in Khabarovsk to 01.07.2009, which unite 678 multi-apartment houses (19% of the total number of multi-apartment houses in the town).
 In the territory of the Northern district of Khabarovsk to 01.01.2009 54 comradeships of the owners of dwelling in 121 apartment buildings are registered. It cannot be spoken, that all associations of the owners of dwelling work equally successfully. As a rule, the main complexities in the activity of AOD can arise in the case of difference and not-understanding between the members of AOD by the making of decisions; negligent attitude to the conclusion of agreements with the suppliers of the communal services; an increase in the debts of population on the payment for the housing and utilities services; the presence of accounts payable and, as a result, the distrust of inhabitants to the administration of the management of AOD.
So many AODs every year by the starting of heat have problems with the Khabarovsk heating-system company. For example, the AOD "Garant" (11 apartment houses in the Uborevich street) which exists since 2003 and until recent time was one of the most indicative examples of successful AOD which can be organized on the basis of a municipal housing fund. After change of a leadership of the management in 2007 the AOD "Garant" has saved up mullions-strong debts before the service providers. For example, for heat supply the sum of debts made 5 million rbl., for cold water supply - 2 million rbl. The schedules of repayment of debts were not carried out and the inhabitants of houses have remained without hot water. 

And, unfortunately, the similar example is not single. Careless performance of the duties by concrete people on a post of chairman of AOD leads to discredit of the idea of creation of the association of the owners of dwelling as the most perspective form of management of the housing fund. 

And the negative experience, thus, negatively affects the relation of inhabitants to the institute new to them "The association of the owners of dwelling”. 

And in fact, as the practice shows, the telling argument in any explanatory work is the becoming of new examples of successfully acting AODs.

And today it is possible to speak that social self-organizing of inhabitants is on the one hand, the natural necessity for modern conditions, on the other hand - the certain parameter of condition of the society. It was made a research
 in 2008 by the author the purpose of which was the studying of an estimation and opinion of inhabitants of Northern district of Khabarovsk concerning the development of the associations of the owners of dwelling.

The gathering of empirical data was carried out by the efforts of volunteers by the assistance of the members of board of the associations of the owners of dwelling. The basic instrument of research - the standardized questionnaires to answer which questions was offered to inhabitants of apartment houses, chairmen and managing persons of AOD, to the specialists of bodies of local self-government. 

As a result of carrying out of research it was supposed to estimate a degree of satisfaction of inhabitants with the developed system of housing-communal service and need of its development among different categories of the population, and also to study the level of the knowledge of population about alternative management systems of dwelling and to reveal the attitude of population to the prospects of their further development. Besides, the problem was put to estimate the degree of readiness of various categories of tenants to management of dwelling by means of AOD, to analyse the subjective and objective factors hindering the introduction of new forms of the management of dwelling. Also it was necessary to determine the vital problems of the inhabitants of city block and the possibility of their unity into the association of the owners of dwelling.

The results of the opinion poll of inhabitants are the following.

There is no doubt that the prospects of introducing the new forms of housing and communal service are directly connected with the estimation by the inhabitants of the town the current state of the matters in the sphere HCE. The generalized attitude of population to the activity of the housing and communal services of the town is one of the indices of satisfactoriness. Evaluating the functioning of the system of HCE as a whole, the half of questioned people (50,6%) noted that in recent years nothing changed in this sphere, in the opinion of 36% questioned it became more problems. 7,3% of respondents estimated positively the proceeding changes, said that problems in the sphere of HCE became less recent years. 6,1% made it difficult to give answer to this question.

For the solution of the problems, connected with the housing and communal service, the tenants most frequently appeal into their house management (64,1%). But 31% of population tries to solve the problems by themselves.

One more, very significant index, which forms the attitude of population to the system of HCE is the existing system of payment of housing and communal services. The majority of inhabitants (59,4%) answered, that the system of payment for the housing and communal services does not suit to them. Here the inhabitants make more precise that the bases of an increase in the tariffs for the services do not clear to them, and also the list of the works, including in the tariff “technical service”.

However, to the question: “Do you regular pay for the apartment?” 77,6% of questioned people answered affirmatively, 14,3% answered: “Sometimes”, and only 8,1% of questioned told that they pay for dwelling irregularly, because of the shortage of means or time. From all age groups people older than 60 years are characterized by the greatest “discipline” in this question (100% of them regularly pay for dwelling).

It is obvious that the dissatisfaction with the existing system of the payment of housing and communal services is connected with the fact that it does not clear to the inhabitants how do the housing and communal services of the city expend the money, got from the population. Only 6,8% are informed in this question, while 93,2% stated that they do not have an idea, how the  funds on each of the articles of the services are realized. 
The presence of knowledge about the expense of getting from the inhabitants resources is the important condition of the involvement of inhabitants in the process of management of municipal services, the increase of their social activity, and their loyalty toward the actions of authorities. However, the absence of information generates conjectures, skepticism, forms negative expectations about the system of HCE. However, the presence of information is already “participation”. 
The interest to the sphere of housing and communal services is seen also in the answers of respondents to the question: “How are you informed about your rights and responsibilities as the owner of apartment?” 11% noted that they more greatly know about the rights, than about the responsibilities, 64,2% know sufficiently neither rights nor responsibilities, 24,8% consider themselves that they are informed.
In the opinion of the participants of the poll, the information of population about the current state of the matters in the sphere of HCE, about the legal bases of interaction of tenants and housing and communal services - this is one of the prevailing tasks, which must contribute to a change in the system of HCE to the best. Answering the question: “In what directions, in your opinion is it necessary to develop the system of housing and communal services?”, the respondents, together with the making clear about the functioning of HCE, called the moments, represented in the Table 1 (since a question was given not in the alternative form, the sum of getting answers exceeds 100%).
Table 1
The answers of respondents to the question: “In what directions is it necessary to develop the system of housing and communal services?” 
	№ p/p
	Directions
	%

	1
	To inform the population about the rights and responsibilities of housing and communal services and the tenants themselves
	53,1

	2
	To introduce the differentiated payment for the housing and communal services in the dependence on the type of the dwelling
	32,1

	3
	To increase the quality of housing and communal services due to the system of the paid services
	29,4

	4
	To enlarge the system of the information of tenants about the activity of the housing and communal services
	54,2

	5
	To introduce the new forms of organization of the population for the effective management of dwelling, to involve tenants themselves into the management process
	63,2


As it can be seen from the answers of inhabitants, the need for cardinal changes in the principles of organization of the work with the population the development of the system of HCE leads among actual directions. It is obvious that in the majority of the cases the population is ready to be included in the management process of their dwelling.

The overwhelming majority of inhabitants (76,4%) are sure that the owner of dwelling has the right in the larger degree to influence the processes of exploitation and development of dwelling, than this occurs now. 4,2% answered negatively, and 19,4% made it difficult to determine their position.

In the solution of a question about that, who is capable more rationally and effectively to deal with the financial and material resources in the sphere of management of dwelling, the priority (36,4%) was given to the small specialized managing companies, chosen by the owners at their own discretion, which concentrate the resources of these owners, and which by agreement coordinate the services of HCE in the interests of the specific groups of owners (on a scale of the yard, city block). A smaller quantity of tenants (27,4%) gives the preference to the managing company on scales of the whole city. Only 11,3% of inhabitants consider that to govern and to serve their housing fund must the inhabitant- the owners of the apartments themselves. To the substantial part of respondents (19,1%) it was difficult to answer. Since the question was formulated in the half-closed form, 5,8% offered their versions of the answer: “state government”, “there is no special difference”, “the managing company with the participation of the house committees”. The difference in the answers did not reveal the essential connection between “the tendency toward the centralized control” and the age of a house.

The AOD is relatively new form of the management of dwelling for the population. Therefore in a question about that, how advantageous for the tenants is this form of administration, was briefly presented the principle of working of AOD. The answers are given in the table 2.
Table 2
The answers of respondents to the question: “How advantageous for tenants is such form of administration as AOD?”
	
	%

	Yes, it's beneficial.
	26,4

	Probably, it's beneficial.
	17,2

	No changes will occur.
	6,7

	Probably, it is not beneficial.
	2,5

	It is not beneficial.
	11,2

	I make it difficult to answer
	36,0


Certainly, the majority of respondents had to make their opinion about AOD directly at the moment of a poll, that explains the large spread of opinions, and the significant number of those made it difficult to answer. And nevertheless the overall part of positive answers (43,6%) exceeds the number of “skeptical” estimations together (20,4%). On the sums of the distribution of answers to this question it is possible to make the approximate social portrait of those inhabitants, who consider the AOD perspective.

Among the men and the women the dole of affirmative questions is identical (37,3% and 36,6%), but women chose the position “I make it difficult to answer” more frequently (38,4%; men - 30,7%), and the men in this case were inclined more frequently to the pessimistic estimations (26,8%; women - 16%).

The respondents at the age of up to 29 years in essence supported the idea of AOD (46,9% of positive answers). The most indeterminate positions toward the AOD expressed people older than 40 years. 50% of inhabitants older than 60 years preferred to restrain from the determination of their position.

What about the groups with the different income level the situation is following: the higher the size of incomes, the higher the loyalty to the idea of AOD.

On the sums of this research, such social characteristics, as the sex of respondents, and also the presence of property rights to the apartment, do not exert a substantial influence to the attitude of inhabitants toward the opportunities to participate in the work of AOD.

It is completely explainable, that the inhabitants, who live in the houses of AOD, are considerably more informed about the forms of participation of the population in the management of housing fund.

Noteworthy the fact that the number of positive answers (96%) of the inhabitants of the house of the successfully acting association of the owners of dwelling (the AOD “Arrow”) about the perspectiveness of AOD as the form of management is possible to contradict to the number of positive answers (23%) of the inhabitants of the houses of the association of the owners of dwelling (AOD “Garant”), which has multimillion debts before the suppliers of services and locating at present in the critical situation.

As a whole, it is possible to make the conclusion that the main reason of dissatisfaction of the prevailing system of housing and communal service is the absence by the inhabitants the information (in particular, concerned the practice of the expense of resources, got by the managing companies from the population). The absence of information means the absence of opportunity of any control over the situation from the side of inhabitants, because of what many of them subconsiously feel themselves deceived. It forms negative social expectations toward the activity of housing and communal services, stereotype perception them as “the stranger”, with whom the dialogue “on the equal” is practically impossible. And it means, to order to build the relations of partnership with the population, to create the climate of confidence, for the advance of alternative systems of the management of dwelling is necessary to inform the population, to increase the competence and social literacy of inhabitants.

Furthermore, for the development of more complete picture a sociological study in the form of expert poll is carried out. An expert poll was aimed at the refinement of hypothesis about the prospects of development of the new forms of management of housing fund in Khabarovsk, and also at the development of latent processes by the creation of AODs. To the chairmen of AODs, to the workers of the organs of local self-government and to the managers of companies the same questions were given.

It became clear, that for the majority of experts the problem of creation of AOD is significant. There was not one the form, in which questions about the prospects of development of AOD would remain without the answer. As a whole, the attitude of experts is positive both according to the relation of the choice of one of the methods of management of multi-apartment house by the owners of dwelling and toward the way of management through the managing organization.

The special feature of the poll was the following result. 44% of respondents consider that the population will be able to become an active participant in the conversions in the sphere of HCE, moreover the absolute majority of experts, who has such opinion are the chairmen of HCE. The answer “no” to this question gave 38% of experts (the leaders of housing enterprises and administrative workers). The explicit contradiction and polarity of the views between the groups is present, which can be marked as those representing “the population” and “the authority”. However, the main obstacle for the active participation of inhabitants in resolution of questions of the local life in the opinion of experts are the deficiency in the knowledge, incompetence (41%), and also indifference, unwillingness (26%).

The experts estimated the acting normative- legal base as sufficient for the solution of the problems of reformation of HCE (62%). The majority of respondents consider that all necessary normative- legal acts are accepted, both at the federal level and at the level of the territory and the city. It is necessary additionally the adoption of the normative- legal acts, strengthening the action on the non-payers of the housing and communal services (7 respondents), which improve the levy of pay for the housing and communal services, foreseeing the address assignment of privileges, which regulate the transfer to the property of AOD all built-in living quarters.

More than half of experts (62%) consider the AOD and HBC the most promising form of management of the housing fund, however, in the wide development of the process of creation of AOD believe only 29%. The obtained data about the preferences of experts in the sphere of management of the housing fund make it possible to make the conclusion that the managing company will be the predominant form of the management.
If we speak about the complexities, which encounters the AOD in the process of work, then experts separated the major problem - the debts of population on the payment for housing and communal services (47%). By the way, the thought about the stiffening of the requirements of legislation to the malicious non-payers is reflected in many open questions of the form. The respondents also note such problems as the differences between the members of AOD by the decision making (26%), compensation of the missing incomes (privileges and subsidies) (18%), administrative barriers (32%) and contract relationship with the suppliers of public services (6%).

The conditions for successful work of AOD the experts called the presence among the owners the active leaders, competent in the questions of housing and communal services, the presence of positive example of the successful activity of the Associations in our town, the possibility of exchange of experience, the presence of initiative from the side of inhabitants of the house, and also the sufficient normative- legal base. The chairmen and the managers of AODs insist, that for the maintaining of their professional level the conducting the training seminars from the side of the organs of the authority (this experience in Khabarovsk is on the base of the training- course combine of Khabarovsk Territory) is necessary.
In the form of the expert poll the open question about trends in development of the system of housing and communal services was given. The introduction of the new forms of the organization of population for effective management of dwelling, the involvement of tenants themselves in the process of administration, the information the population about the rights and the responsibilities of housing and communal services and tenants themselves - this is the sense of majority of the answers of the experts. 
Thus, for the realization of the program of mass creation of AODs it is necessary to form the policy of interaction with already acting AODs, demonstrating the explicit practical advantages of housing self-government not only in the elite house. It is necessary to explain in the media, that independent management will ensure either reduction in the expenses with the retention of quality, or the notable increase in the quality by the insignificant increase in the payment will give. Moreover a number of the conditions is also necessary here, without which the successful functioning of AOD is impossible. First of all this is the professionalism of managers, and also the minimization of administrative barriers.
As a whole, one should recognize that the development of the process of creating of the Associations goes contradictorily to this day. Hardly there is a town, in which the people do not hear about the associations of the owners of dwelling; however, only few cities, even among the provincial centers, can brag by the large number of the associations. In an increase of the number of AODs today it is possible to note the following regularity: in those towns, where the associations already exist some time, sufficient in order to accumulate the work experience, their quantity continues to grow. Thus, the engine of process is a positive example.

To the creation of AODs, in essence, prevent the economic and psychological factors, such as: the nonconformity of tariffs and cost of services, the low level of security and the insolvency of population, the absence of financial help from the side of the state, efficient mechanism of fight with the debtors, the parasitic sentiments, got as the inheritance from the Soviet times.

Meanwhile the owners themselves must care about their property, only then the management of housing fund will be effective. This shows the historical experience of management in the housing sphere, foreign practice, and also the experience of the activity of the associations of the owners of dwelling in Russia.

The interaction of population with the organs of authority and housing associations must be considered as the system-forming factor for formation and development of the associations of the owners of dwelling as the social institute. Specifically, by the cooperation of the organs of authority and associations of inhabitants is possible the forming of self-government in the housing sphere.
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