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Preamble

Thank you for the opportunity to make this submission to the Inquiry into the Definition of Charities and Related Organisations.  The Inquiry provides an excellent opportunity to discuss issues that have been of some concern to community organisations for some time.  

The recent changes to the Australian taxation system highlighted the role of community organisations in the delivery of services to the community. There have been both positive and negative outcomes from the introduction of the GST.   For the first time, our accounts are captured within the national accounts and our status is recognised in a more formal way by registration as Income Tax Exempt Charities and Deductible Gift Recipients.  The additional reporting that is required by the taxation system is a burden, but the benefits accrue in legitimacy and a new understanding.

As Australian governments move to devolve the delivery of a range of community services to community organisations and away from direct service deliver themselves, our sector will inevitable grow.  Governments are also looking for accountability and we will need legal and administrative frameworks that will deliver that accountability.

These are the challenges that face the Inquiry.  We have attempted to shed some light on our own, relatively small part of the community sector in this submission.  We have read the ACOSS submission and are pleased that ACOSS has so comprehensively addressed the bigger picture issues that we have not been able to address.  We support many of the broad picture recommendations that they make.  Our recommendations are specific to our sector.

This submission has been prepared by the NSW Federation of Housing Associations and is in two, distinct parts.  Those parts are the views of:

Part 1
Housing associations in NSW

Part 2
This peak body – the NSW Federation of Housing Associations.

Summary & Recommendations

Part 1 of this submission is about Housing Associations – a form of community housing that are non-profit organisations, community controlled and providing rental housing to people on low and moderate incomes.

Housing associations are facing increasing pressure from government to professionalise their services and to operate in a more competitive and cost efficient environment.  They are currently meeting the challenges but require the regulatory environment in which they operate to meet their specific needs now and into the future.  The level of reporting and accountability has increased significantly in the last few years.

They concerned about the use of the term ‘charity’ because they believe it further stigmatises housing association tenants.  However, housing associations believe that they fit within the broad definition of

Part 2 of this submission is about the NSW Federation of Housing Associations – the peak body for housing associations.  Our role is to provide the support and services to enable housing associations to continue to meet the challenges of the new environment.  Our concern is that peaks are treated appropriately in the Inquiry’s definitional work and that our role in training, support and collective action around housing issues, is not discounted.

Recommendations

· The term ‘charity’ be replaced by a less value laden term.

· That the definition of ‘charity’ be broadened to include all the activities that housing associations undertake including the delivery of housing services to people on very low, low and moderate incomes; and fee-for-service work on behalf of other community service organisations.

· That the range of activities allowed within the definition of a ‘charity’ be broad enough to encompass the raising of finance.

· That peak bodies such as the NSW Federation of Housing Associations retain their non-profit and status and remain exempt from income tax assessment.

· That peak bodies such as the NSW Federation of Housing Associations be recognised as a special category within the definition of a ‘charity’.

List of questions this submission addresses

We have not addressed every question in the discussion paper.  In addition, we have not been able to fully explicate every implication for either housing associations or this peak.  

We have addressed fully, or in part, the following questions posed:

· What are some of the major social and economic factors affecting the ‘''attributes purpose and behaviour’' of your organisation, and what are the implications for how your organisation is or should be defined?

· What do you think will be some of the major influences on the environment in the coming decade, and what might this mean for how your organisation is defined?

· How have your organisation’s ‘attributes, purpose and behaviour’ changed over recent years, and has this involved any change in how your organisation has been or should be defined for various purposes?

· The views of government agencies, researchers, for-profit organisations and peak interest groups are also sought by the Committee.

· Should account be taken of multiple purposes, or is it appropriate to rely on the sole or dominant purpose of an organisation in order to define it?

· Is there an expectation that charities and related organisations will undertake commercial activities in order to perform their core purpose effectively? How should these activities be defined and should they have a role in determining the definition of the organisation? Is your organisation ‘defined’ as a charity, PBI, religious organisation or community service not-for-profit organisation for the purposes of any law or administrative practice?

· Is your organisation ‘defined’ differently by different agencies or jurisdictions?

· Does the current definition of your organisation impose any constraints on the ability of your organisation to provide services?

· Does the current definition of your organisation impose any constraints on your ability to adjust your ‘attributes, purpose and behaviour’ to respond to changing demands?

· Do current definitions allow regard to be taken of the social and economic environment that your organisation operates in?

· Do the terms ‘charity’, ’religious organisation’ and ‘community service not-for-profit organisation’ continue to have relevance in the current social and economic environment?

Part 1 
Housing associations

Size and Composition of the sector

The total community housing sector in New South Wales comprises approximately 214 organisations who collectively manage around 9,000 rental properties.  Most of these community organisations are very small and manage less than ten rental properties each.  

However, there are 45 housing associations that each manages between 30 and 600 rental properties.  This submission concentrates primarily on the experiences of the 45 housing associations although many of the issues we raise will be common to all community housing organisations.

The combined income of all NSW housing associations is around $50 million per annum.  This includes funding from the Department of Housing of around $25 million per annum with the remainder coming from tenants’ rents (‘fee-for-service’) and other funding sources including management fees.  They manage over $1 billion worth of property on behalf of the Department of Housing (55%) and private sector property owners (45%)

Community Housing: Our Mission
We believe that our clients and our communities are our top priorities.

As community managed organisations we aim to:

· Assist people to solve their housing difficulties by providing quality, low cost and affordable housing solutions;

· Be responsive to local needs;

· Promote tenant involvement’

· Achieve the highest standards for accountability, efficiency and community service.
Are we charities?

Housing associations do not see themselves as ‘charities’.  We believe the term is outdated and a replacement should be found.  ‘Charity’ implies a patronising handout of goods or services from the wealthy to the poor through the intermediary of a ‘charitable organisation’ set up as a latter day Robin Hood.  

Housing associations are clearly community services organisations that operate for the good of the community and to assist people in housing stress.  However, they find it difficult to define themselves using the term ‘charity’ for a number of reasons.  

· Firstly, the housing services we provide require tenants to financially contribute around 25% of their income in rent.  There is no concept of a ‘hand-out’ or something for nothing.  

· Secondly, housing associations actively encourage and support tenant participation.

· Thirdly, the term ‘charity’ implies a welfare approach that the housing sector has long argued is inappropriate. 

· Fourthly, the term ‘charity’ implies that the services provided have been funded by donations from the public.   In fact, this represents only a very small part of the housing associations’ income.

The stigma attached to ‘welfare housing’ is something that community housing has actively tried to overcome.  Tenants of public housing suffer the stigma of living in ‘welfare housing’ that is promoted through the media, government and other sections of the community.  As we explain later in this submission, housing is becoming increasingly targeted, but housing associations are keen to ensure that community housing remains untainted by a negative welfarist approach.  The labelling of housing associations as ‘charities’ does not help us to take a different, more active approach to overcoming the stigma attached to receiving housing assistance.

At the same time, housing associations do not believe they are different from many other community organisations.  They are not seeking to withdraw themselves from the broader term of ‘charity’, nor are they seeking to be defined out of that category.  Rather, they are saying that the use of the term itself does not properly describe their philosophies and service delivery type.  They would, therefore, prefer to use another term.  One suggestion is that of “benevolent organisation” another is “community organisation”.  ACOSS’ ‘possible classification structure’ is broadly supported if the category they currently call ‘charitable organisation’ is changed to something less value laden.

Recommendation

The term ‘charity’ be replaced by a less value laden term.

History

Housing associations were ‘created’ in NSW in 1982 by the availability of Commonwealth State funding.  Funding was identified for a community managed rental program that leased properties from private landlords and then sub-let, at subsidised rents, to low income households.  The tenants of public and community housing were (and are) very similar.  Community housing associations were able to take a different approach.  In the 1980s, the Department of Housing would not have been able to lease privately owned properties and take a local approach to meeting housing need.  Public housing was very much a ‘one size fits all’ approach to providing housing.

The creation of the actual program was a government initiative, but it built on the existing spirit of community activism.  For many of these activists involved in other community services, the lack of affordable housing was already an issue and they were more than willing to apply for the available funding.  Sixty housing associations had been established by 1983, many with the assistance of other community agencies and local government

Since then, housing associations have weathered many changes in government policy and funding programs.

In the 1990s the Commonwealth Minister for Housing, the Hon Brian Howe, became increasingly unhappy with the way in which the State governments were providing public housing.  He believed that community housing should be built up to become a true competitor for public housing and he drove the development of a special Community Housing Program.  Since then, there has been major changes and growth in community housing in NSW (and some other States).  In NSW this was further driven by a major inquiry into the NSW Department of Housing and the subsequent “Mant Report”.

The latter part of the 1990s has seen major growth of housing associations.  In 1994 we were a small sector that managed just over 3,000.  The sector has grown by 300% in 6 years and now manages around 9,000 properties and growing.  For the last 18 months, this growth has been mostly delivered by stock transfers from public housing.  

Part of the reason for the growth strategy was to ensure that housing associations were of sufficient size to be viable – both in a management and financial sense.  A number of amalgamations took place during the latter half of the 1990s with the result that there are now only 47 housing associations.  

Situation facing Housing Associations

Housing associations in NSW are professional managers of community housing.  They aim for the highest standards in tenant responsive, community based management.  For instance in the last two years some significant changes in the regulatory environment have occurred in NSW.  This includes the adoption in NSW of the National Community Housing Standards and a registration system that allows community housing providers to utilise special provisions in the Residential Tenancies Act.  

Incorporation and charitable status

There are now 3 different incorporation types of housing associations:

· Housing associations incorporated as Co-operatives under the NSW Co-operatives Act 1992

· Housing associations incorporated as Associations under the NSW Associations Incorporation Act 1984

· Housing associations incorporated as non-profit companies under Corporations Law.

Housing associations used to be typically incorporated as co-operatives – especially those that were incorporated prior to the proclamation of the Associations Incorporation Act 1984.   Those who have changed their incorporation status through amalgamation or otherwise typically incorporated as companies.  A couple of the larger housing associations have recently established subsidiary companies as well as their main company.  

These changes in incorporation status reflect the changing nature of the housing associations’ business.  A decision to incorporate as a non-profit company is not taken lightly by a community organisation board.  The complexity and rigour of company reporting is much higher for companies than it typically is for associations and co-operatives.  The housing associations that have chosen this option, are confident that they are able to meet the reporting requirements.

Administrative changes

Growth has brought other responsibilities and housing associations have been subject to massive administration and reporting change.  There has been a quantum shift in attitude by both housing associations and the NSW Department of Housing.  This attitude is driven by the growing importance and relative size of housing associations compared to public housing.  The new systems that have been implemented over the last two years include:

· Accreditation systems to support the National Community Housing Standards (see later description)

· The National Accounting Framework for community housing – a standardised financial reporting format.

· The GST and other taxation changes.

· Introduction of a new, fixed price competitive tendering process for housing acquisitions and capital growth.

· Implementation of a radically new funding program that is based on unit costing principles.

Taxation related registrations

All NSW housing associations are:

· Income Tax Exempt Charities

· Deductible Gift Recipients

Most housing associations are:

· Public Benevolent Institutions

Housing Association Registration & Accreditation

Housing associations are registered as social housing providers under a unique registration system that is separate from their incorporation.  In South Australia, community housing organisations have their own Act of parliament that provides both incorporation and regulation.  In NSW, a primary motivation for the development of the Office of Community Housing Registration System, in 1999, was the need for housing associations to be clearly identified as social housing providers under the NSW Residential Tenancies Act 1987.  There was no simple way of identifying a housing association in the legislation without a registration system.

There are two tiers of registration.  All housing associations have achieved Class 2 (restricted) registration which means that these organisations:

· are recognised as a ‘social housing provider’ under the Act, 

· they can enter into headleasing arrangements with the NSW Land and Housing Corporation that are specifically exempt from the Act and

· they will be recognised as part of the community housing sector.

Class 1 (full) registration, which is still being finalised for introduction in 2001, will require housing associations to be accredited through the Office of Community Housing Standards and Accreditation Unit.  The accreditation system is based on the National Community Housing Standards, and has been progressively introduced in NSW since early 1999.  Class 1 (full) registration will also be available to non-profit organisations that do not receive Office of Community Housing (NSW Department of Housing) funding and who have equivalent property and tenancy management standards.

While registration is not compulsory, its increasingly important role in defining the community housing sector make it an important way for external organisations, such as the residential Tribunal, to recognise the role community housing plays in the provision of social housing.

Both of these regulatory arrangements have significant impacts on the philosophy of housing associations.  They clearly do not see themselves as ‘charities’ although technically they have many of the characteristics of a charity as all provide housing to people who would otherwise be in poverty.

Other taxation related issues

Some – but not all - housing activities undertaken by our sector are deemed to be non-commercial.  The ATO’s position, as reported at the Charities Consultative Committee is that:

The GST law promotes that the commercial activities of charities will be taxable but the non-commercial supplies provided by charities will be GST-free.  Thus, supplies for nominal consideration made by a charity are GST-free.  Nominal consideration means less than 50% of the GST inclusive market value for supplies other than accommodation and less than 75% for supply of supported accommodation and community housing. [our emphasis]

We had argued up to that point that the input taxed nature of housing placed community housing in a special position.  As rents are set as a percentage of income, we would have had real difficulties in assessing the GST status of inputs.   This argument is very complex and sufficiently relevant to this submission to argue here, however it is worthy of note for at least one reason.

Not all of our tenancies fit within this ruling, although most will.  The provision of affordable housing to tenants on moderate incomes (see later discussion) may not be considered to be non-commercial.  If this view is correct, we will add a further layer of complexity to the administration of housing associations.

Government outsourcing

The shift by governments to outsource, sub-contract and break up government monopolies has affected housing in the same way that other social services have been affected.  

Employment services are a case in point.  The change in the Job Network from its beginnings as the Community Youth Support Scheme (CYSS) and then Skillshare to its current role is very similar to the housing sector.  Both housing and CYSS started small, have weathered many structural and policy changes and now operate in a very competitive environment.  Like the Job Network, housing associations are required to be more rigorous in their reporting and more competitive in their tendering.  Like the Job Network, some housing associations have been more ‘successful’ than others in winning contracts.

One estimate in 1998 of the size of this group in NSW is 250,000 households
.  That is, one quarter of a million lower income households who are paying more than 30% of their income on housing costs.   There is clearly demand for affordable housing, far beyond the resources of public housing.  

The growing incidence of housing need in capital cities and regional cities is not surprising.  Australia is rapidly becoming segregated into communities that are job rich and those that are job poor.  At the same time, the job rich communities are experiencing a growth in housing costs that traps people on low incomes into a double bind.  

This trend will continue to develop.  However, at the same time, there is a trend within government to outsource its delivery of these services.  See our earlier point about the parallels with Job Network.  Government is increasingly relying on community organisations and others to deliver social services.   

Increasingly governments are becoming aware that targeting public and community housing to the most needy is not sustainable for either the communities that people live in or for the housing system.  The declining funds available for housing must be extended.  At the same time, there is a growing group of people in Sydney and larger centres, that cannot afford home ownership and is living unaffordably in private rental.  

Targeting of social housing

Housing associations in NSW (and this probably applies to community housing across the country) currently provide housing to people on low and very low incomes.   Tight eligibility criteria ensure that the most needy are housed.  Tenants are likely to be in receipt of social security payments and have a range of support needs.  

Increasingly governments are becoming aware that targeting public and community housing to the most needy is not sustainable for either the communities that people live in or for the housing system 

Housing associations are also struggling with viability issues – as are most social housing providers.  As government policy requires greater targeting of social welfare spending, housing associations are finding that their viability is threatened.  There is a direct relationship between the income of tenants and rental income of the organisation as rents are based on a percentage of income.  The more low income the tenants, the less rent the housing association is able to collect.  At the same time, the needs of the tenants are increasing.  The combination of low income and higher needs means that management costs are increasing.

Also at the same time, the quantum of funds available for housing is decreasing.  Housing associations’ viability is under threat.  They are under constant pressure to raise standards, be accountable, reduce costs and compete for funds.  For most housing associations, these pressures are forcing them to diversify and grow and to ensure that they get economies of scale.  They are doing this in a number of different ways outlined below.

Fee for service

Increasingly, housing associations are taking on fee-for-service work with many of the larger associations managing housing on behalf of other organisations.  This is currently a small part of most housing associations’ income, and represents a small proportion of the total stock.  However, it is important because it demonstrates diversification of income and the growth in specialisation of community services.

For instance, Newmacq Community Housing Company manages housing on behalf of the Samaritans, New Horizons and Richmond Fellowship.  Hume Community Housing Association manages housing on behalf of the Spastic Centre and the Spanish Pensioners’ Association.

Affordable housing

Affordable housing, as mentioned earlier, is becoming a larger part of our work.  This will mean a change in the way housing associations conduct some of their business.  As housing becomes less and less affordable for low and moderate income earners – particularly in Sydney – this new area of work is opening up.  Recent changes to the Environmental Planning and Assessment Act in NSW, will eventually deliver a range of affordable rental housing options for people on moderate incomes.  It is expected that housing associations will manage this housing as well as their current areas of business.

The implications of taking on affordable housing management for moderate income earners, are largely to do with taxation treatment and the definition of ‘alleviation of poverty’.  Moderate income earners is often defined as being households in income deciles three and four.  That is, they are not part of the group to whom public housing is now targeted, but still cannot afford home purchase in areas with access to jobs, education and other services.  

Housing associations believe this does not alter their purposes in any way, but are concerned about any possible loss of existing access to gift deductibility or income tax exemption.  They see that they are still meeting an important community need that the private rental market cannot meet.  We also go back to our earlier point that ‘charity’ is not a suitable description for this type of housing.

Recommendation:

That the definition of ‘charity’ be broadened to include all the activities that housing associations undertake including the delivery of housing services to people on very low, low and moderate incomes; and fee-for-service work on behalf of other community service organisations.

Raising private sector finance

In the housing area, the Commonwealth government is calling for greater private sector investment to housing for people on low to moderate incomes.  They do not wish to directly fund large capital expenditure on housing and want the private sector to play a much greater role in financing social housing.

 All the available evidence shows that this will only occur if three things happen:

1. Some form of subsidy is involved – low & moderate income people cannot afford to pay sufficient rent to achieve the returns that private investors need.

2.  Some form of intermediary is required to manage the investment funds and the assets.

3. Community housing organisations are willing and able to manage quantities of affordable housing.

The first two conditions are beyond our control, but we are actively involved in lobbying government to develop appropriate policies.  The third condition is within our remit and the groundwork for this is currently being implemented.  It includes the accreditation and registration systems mentioned earlier.

Obstacles to community organisation’s investment in rental property

The provision of affordable housing requires large capital investment.  This amount of capital is difficult for non-profit community organisations to access, for a variety of reasons.  We seek findings from this review that supports our ability to access private sector finance to expand the provision of affordable housing.

The residential property market in Australia and the supply side of the private rental market is firmly located within the realm of retail investment.  Housing associations are keen to use some of their resources to attract extra investment into community housing but have found it difficult to raise funds for this purpose.  There are many barriers to financing these acquisitions that do not apply to other sectors.

The current barriers are:

· Relatively low returns on investment within the private rental market generally

· A private rental supply side environment that is dominated by the returns expected by retail (individual) investors.

· Relatively high transaction costs that must be amortised across the life of the investment

· Lack of access to the title of existing properties that we manage on behalf of government.  

The majority of residential landlords own one or two properties
.  Some investors make a conscious investment decision and use negative gearing to reduce their investment costs.  It is unusual in Australia for rental income to exceed the cost of investment.  Usually, the costs of investment far exceed the income that can be earned from rent, particularly in the first 5 years.

Generally, the higher the individual’s marginal tax rate, the greater the reduction in investment costs.   However the structure of the taxation system in Australia is that individuals attract the highest marginal tax rate (47%), companies - a lower rate of 34% and non-profit organisations are not taxed.  The implications of this for investment in private rental is that the cost structure is based on a high marginal tax rate.  This is the reason why the supply side of the Australian private rental market is weighted towards private investors and there is very little company and non-profit investment in rental housing.

The advantages of lower tax rates can be expected to accrue at the point when income exceeds expenditure.  Sometimes this occurs during the life of the investment, usually it occurs upon the sale of the property .  At this point, a lower marginal tax rate at the company rate, or at zero, would be expected to provide benefits.  However, an analysis of whole-of-life investment does not demonstrate an incentive to invest when alternative investments are considered.

For non-profit organisations, the cashflows associated with investment in property are unsustainable.  Our initial modelling shows large negative cashflows in the first 5-7 years of the investment with a positive return only upon sale of the building after 10 years.  Even if we can obtain market level rents on the properties we purchase, we are unable to finance the investment without substantial cash injections.  

We believe that some sort of tax related, investment subsidy that could be provided to allow us to expand the supply of affordable housing in a cost effective way.  We are currently investigating this option and are concerned that the Charities Commission Inquiry may cut off that avenue of service expansion.

Within NSW we have also argued that housing associations will be able to leverage funds into the housing sector if we have access to the title to those properties owned by the Department of Housing and managed by us.  At the moment, that title is locked away and unable to be used as loan security.  Whilst we acknowledge the risks of this, we have responsibly argued that title should be held by a sector based intermediary that would manage the portfolio on our behalf.  We proposed that the Board of the intermediary would include government, sector and industry partners.  The status of this intermediary vis a vis this inquiry is something we have not considered.

In summary, the taxation issues and growth issues that confront our sector will require us to operate on a much more commercial basis.  However, we will always remain a non-profit sector and will continue to reinvest in the community.  For these reasons, it is essential that the definition and scope of ‘charitable’ status (or whatever it is called) is sufficiently broad enough for housing associations to continue to operate in this environment.

Recommendations:

That the range of activities allowed within the definition of a ‘charity’ be broad enough to encompass the raising of finance.

That the taxation and subsidy environment be reviewed with the intention of assisting non-profit community organisations to raise capital.

Part 2 
Peak body issues

The NSW Federation of Housing Associations was established in 1993 to support housing associations.  Our current functions are:

· To provide training.  We are a Registered Training Organisation and provide subsidised fee-for-service training to housing associations and other community housing and accommodation managers.  The training that we provide is specialist training in housing management and community management.

· To provide resourcing.  Not all of the sector’s support needs can be met through training.  We provide a HOTLINE for advice to community landlords.  We also conduct a range of seminars, provide fact sheets, develop publications and other specific services to our members and others.  Some of this is on a subsidised fee-for-service basis, others are 100% subsidised.

· To conduct research.  Our research includes impacts of government policy on housing associations, emerging trends, and collective problems that need to be identified and wider cross-sectoral issues.

We are incorporated as an association under the Associations Incorporation Act and have an annual budget of around $700,000.  Whilst we are registered as an Income Tax Exempt Charity, we did not attempt to register as a Deducible Gift Recipient, believing we would not qualify.

Like many other peaks, we were uncertain whether or not we qualified as an Income Exempt Charity but could see no logical reason why we would pay income tax as our services support the activities of our members – all of whom are non-profit community organisations.  

Role of peaks

The NSW Federation of Housing Associations plays an important role in our sector.  Without us, housing associations would not have the capacity for collective action and would find it much more difficult to source the development support they need.  As things currently stand, we are the training provider of choice within our sector and more broadly.  On matters of policy, we speak confidently on behalf of NSW housing associations, knowing that we have the full support of our membership.  

Housing associations, as we pointed our earlier in Part 1 of this submission, have faced and met enormous challenges and changes to their regulatory environment.  A significant part of their ability to respond was that they had the training and support required.  Being so close to our membership, we were able to anticipate their needs and provide the appropriate training.

Many of our services, in particular training, are offered on a fee-for-service basis.  We are required by our funding body, the NSW Department of Housing, to charge housing providers for the services we deliver.  We also tender to provide training on non-profit housing management issues to others outside our sector – including the supported accommodation sector.  Our direct competitors are for all the services we deliver are the private sector, other community agencies and TAFE.  

We consider that peaks such as ourselves are more than just industry bodies.  A casual analysis of our sector may suggest that we are no different from the Real Estate Institute of Australia, but we argue that because our members are non-profit organisations and our business is so closely aligned to theirs, that we should be considered as a non-profit organisation.  After all, our funds will increasingly be sourced from our members.  Their funds, in turn, come from their non-profit activities.  

Recommendations:

That peak bodies such as the NSW Federation of Housing Associations retain their non-profit and status and remain exempt from income tax assessment.

That peak bodies such as the NSW Federation of Housing Associations be recognised as a special category within the definition of a ‘charity’.

� Derived from NSW Department of Housing Annual Report 1999-2000.


� Charities Consultative Committee Resolved Issues & Questions as at November 1999


� Ministerial Task Force on Affordable Housing Affordable Housing in New South Wales: The need for action, NSW Government, 1998


� For example, 70% of property owners surveyed in NSW by the Keys Young in 1998 owned only one property.  Keys Young Pty Ltd for Department of Fair Trading Fair Trading issues in the Rental Property Market Research Report 1998.
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