AFFORDABLE RURAL HOUSING

Opportunities for Farmers and Landowners
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FOREWORD

The rural way of life is under pressure
on many fronts, but perhaps none
presents more cause for concern
than the lack of affordable housing

in rural communities for those on low
incomes. In recent years, property
prices have spiralled out of the reach
of many people who work locally and
whose families have formed part of
the community in our market towns,
villages and hamlets for generations.
Once these people have left to live and
work in towns and cities they and their
children are unlikely to return.

Rural communities depend on new
generations to preserve local schools,
keep shops open, stimulate the local
economy and to work in key local
services. Without them, family and
social ties are weakened and the
character and viability of smaller, often
remote communities is threatened.

But there is a way to stem the flow of
families and younger people from the
countryside by providing new affordable
homes; homes to meet local needs
and which can be passed on to future
generations as a long term investment
in the community. Small groups of
houses — perhaps just three or four

— sympathetically designed to fit into
the local landscape and complement
the character of individual villages and
settlements are particularly needed.

However, a hurdle to achieving this has
often been the unavailability of small
parcels of affordable land to build on.
For a variety of reasons, it has been
hard to secure suitable land at less
than full market price and to put the
necessary finance in place with the
result that, sometimes, it can take years
to bring schemes to fruition.

Local landowners have a critical part to
play in unlocking land and, in doing so,
helping to secure the long term future of
the community in which they live. Some
landowners have already taken this step
and offer the benefit of their experiences
in this handbook.

As landowners and farmers, we have
a crucial part to play in protecting the
countryside and securing its future.
On the face of it, building new homes
may not appear the most obvious
way of doing this, but think of the
consequences if we do nothing... We
are in danger of losing many of those
people whose roots are closest to
the land and the community, who
understand the rural way of life, who
are vital to the maintenance of local
businesses and services and who
will pass their knowledge to the

next generation.

| would urge all parties with an interest
in and responsibility for the countryside
to look again at the processes and
examples described in this handbook
to seek ways in which the availability

of affordable rural housing can be
increased.

Now is the time to act before the lack
of suitable housing becomes so acute
that there is little we can do to reverse
this decline.

| would very much like to thank the
Housing Corporation, The Countryside
Agency and the Country Landowners
Association for their help in bringing this
handbook to fruition. This partnership

is trying to build upon the excellent
work done by many others around the
country, not least the Rural Housing
Trust. Many successful, inspiring
schemes are featured in this handbook,
but we need many more and all of us
who care about our rural way of life must
work together to help achieve them.
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“Landowners have
long understood the
relationship between
sensitive housing,
sustainable jobs and
a successful rural

economy.”

England’s changing rural communities

To most people, the English village still represents a picture of stability and harmony
within close knit communities very much what we would like to achieve in our towns
and cities. But in reality, over the past 25 years that picture has changed considerably.

People from towns and cities are increasingly trying to escape the ‘rat race’ by settling
in rural areas. Improvements in transport and growing affluence have made it easier
for them to commute to work or retire to the countryside.

House prices have increased, pushing them out of reach of many local people. The
Countryside Agency’s State of the Countryside 2003 report shows that roughly half of
all rural residents (compared to one third of urban residents) would have to commit
more than 50% of their income to mortgage payments to buy an average priced
house in their area. At the same time, the Right to Buy has reduced the amount of
affordable rented housing provided by local councils for people on lower incomes.
Between 1985 and 1990, 91,000 homes from the social housing sector in rural areas
were sold through the Right to Buy.

In many villages, local people and their children have to move to neighbouring

towns to find somewhere affordable to live. Family and social contacts are weakened
and the viability of local services and facilities is threatened. In short, the whole
community suffers.

Making a difference

Clearly, one solution is to provide more affordable housing in villages. There are no
nationally agreed estimates of rural housing need but the Countryside Agency has
estimated a need for 10,000 new units of rural affordable housing each year over

a 10 year period, half of which would be needed in smaller settlements of less than
3,000 population. Most affordable/social housing is built by housing associations
(also known as registered social landlords) with public funding through the Housing
Corporation and local authorities. Housing associations have built more than 20,000
affordable homes in England’s smallest villages over the last decade or so. Most

schemes have been supported by the Housing Corporation through its special rural
programme, which the Government recently extended to 1,750 homes a year by 2004—
2005. While this important programme has helped many families to stay in the villages
in which they were born and raised, there is the potential for many more schemes than
currently receive funding.

There are three key ingredients to providing affordable housing in the countryside
—land, planning and finance. Successful housing schemes also require a strong
partnership between the public, private and voluntary sectors. Building affordable
housing in small villages in sensitive environments is difficult. The success of any
scheme depends on all partners working together to achieve shared objectives,
to meet the housing needs of local people for years to come. Landowners are
crucial partners in this. Without their help in securing suitable sites, even the most
urgently needed housing becomes a non-starter. Others who have an important
role to play are government, both local and national; parish councils; and local
communities themselves.

Sir Edward Greenwell, President of the Country Land and Business Association

said: “Landowners have long understood the relationship between sensitive housing,
sustainable jobs and a successful rural economy. Many have participated in affordable
rural housing schemes and more will be willing to do so in the future, alongside
supportive parish councils, local authorities and housing associations.”



Providing affordable rural housing:
advantages for landowners

If we do not build more affordable housing in rural areas local people on low incomes
will continue to drift or be forced to move away. This has an impact on everyone living
in the countryside and the decline in many rural communities is already clear to see.
Some landowners have been wary of releasing land for affordable housing, concerned
about losing ownership of the land, the security of the long term use of the housing,
its appearance or the response of local people to new schemes.

But the experience of landowners who have taken this step is often very
positive. The benefits are many:

Landowners can develop small parcels of land that would not otherwise gain
planning permission.

The long term ownership of land can be maintained by leasing it for affordable
housing.

There are financial returns to be made from selling or leasing land which possibly has
little commercial value.

It keeps a local community together, and allows landowners to provide homes for
their employees.

The involvement of a local landowner, with a strong attachment to the area, can ensure
that new homes will be sympathetic to the character of the area.

Getting a rural housing scheme started

Identifying the need

The first step is to identify that there is a housing need. This is done by carrying out a
housing survey of the parish, village or town, giving details of the people who need

to be housed locally and their local connections. This is normally led by the parish
council and is essential before Housing Corporation funding can be considered. There
are several sources of advice available on how to do this including district councils,
Rural Community Councils, the Rural Housing Trust and Rural Housing Enablers.

Finding suitable sites

Once a need for affordable housing is established, suitable sites must be found. This
is the vital role which the landowner plays in the equation. There are four ways in
which this can be done:

1 Selling land already allocated for development

Development of land for open market housing can help to provide affordable housing,
because in some cases the local authority requires the developer to allocate a

portion of the homes built for this purpose. Alternatively, the site could be sold by

the landowner to a housing association to provide affordable housing but, if public
funding is needed, then the cost would have to meet the financial guidelines laid down
by the Housing Corporation.



2 Exceptional planning permission

Where land is not planned for development, exceptional planning permission will be
required but this only applies where there is an identified housing need from people

with a local connection (see ‘Identifying the need’). These are known as exception sites.

In this case, the planning authority will ensure that an agreement is in place specifying
that the land can only be used for affordable housing for local needs.

This sort of agreement, often secured under Section 106 of the Town and Country
Planning Act, requires that the terms remain in perpetuity. For such land, the
landowner may receive a price above the agricultural value of the land but significantly
less than if it had been possible to develop it commercially. The development of the
site will normally be undertaken by a housing association.

3 Leasing

However, many landowners do not wish to dispose of their freeholds so, in these
cases, land can be leased to a housing association. If public funds are used to
develop homes on the site, the minimum acceptable length of lease is 60 years, after
which the land and the buildings revert to the landowner, but any planning agreement,
such as a Section 106 agreement, would remain in place, and existing tenants would
remain protected.

4 Gifting

Where houses are built on exception sites and ordinary development would have
been impossible, the landowner may wish to gift the land to a housing association or
local village trust.

Landowner takes the lead on affordable scheme




FOUR

Bringing empty property back into use

Not all affordable housing in rural areas is newly built. In smaller towns there is often
unused living space above shops which can be converted to provide housing for local
people, helping to revitalise town centres. (For further information, see Business in the
Community’s Affordable Rural Housing: Opportunities for Business)

Landowners can also redevelop residential properties which they may own but which
need modernising, and then rent them to local people.

However, many landowners do not wish to have the additional workload of property
management or be able to afford refurbishment. In these cases, housing associations
are skilled in developing properties and can offer management services to landowners
with properties to let. Private sector leasing arrangements, where a housing
association leases property from a landlord for short periods of time, give the owner
the advantages of a regular income.

Conversion provides
starter flats for young couples

| cre & )
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FIVE

Better by design

Rural affordable housing must be designed to fit in with the local context if it is to
become a welcome addition to a village. No one wants to see urban-style houses
simply set down in the middle of England’s most attractive villages. There are plenty
of examples of good design and many housing association schemes in small villages
have won design awards.

In National Parks and Areas of Outstanding Natural Beauty local planners specify the
building materials to be used before planning permission is granted.

Village design statements carried out by the local community are often adopted by
local councils as Supplementary Planning Guidance to ensure that the design of new
housing is in keeping with the local natural and built environment.

The Housing Corporation recognises that it is often more expensive to build in the
countryside than in towns and cities and larger grants are available for most rural
schemes.

Best rural housing scheme 2003




Fitting into the local landscape

SIX

Staying local

Many landowners are often concerned that housing intended for local needs may be
sold on the open market or cease to be affordable for local people on low incomes.
There are a number of ways which can successfully keep local homes for local people:

1 Protection through the planning system

Planning permission given for exception sites will state that the land must be used for
affordable housing in perpetuity.

2 Protection through the Housing Corporation

Most social housing is funded by a mixture of Social Housing Grant from the Housing
Corporation and a private loan taken out by the housing association. There is
sometimes a fear that the lender might be able to take control of the property, were
the housing association to get into financial difficulties. However, this is unlikely to
happen because of the provisions included in the Housing Act 1996, regulating
housing associations and the housing they provide, and financial management
controls put in place by the Housing Corporation which mean there are tried and
tested methods of avoiding the situation arising.

3 What about the right to buy?

Many housing association tenants in rented housing have the right to acquire their
homes. However, in recognition of the particular problems of providing and retaining
affordable housing in small rural communities, tenants in small villages are excluded
from this right. Similarly, if a property in a rural area of less than 3,000 is bought from
a housing association on a shared ownership basis, the association can limit the
buyer’s ability to ‘staircase’ to full purchase and place a ceiling on the equity share to
80%, ensuring that the housing association can retain a sufficient share of the equity
to be able to determine to whom the house is sold next.




Successful scheme helps families stay put

4 Meeting local needs

Local authorities may exercise nomination rights to the properties, but these are
generally used to make sure local people live in the homes. Housing associations will
normally involve the parish council in setting up nomination agreements. On exception
sites the housing provided will be subject to a local needs policy which will set out the
criteria for who will be housed. This usually adopts a cascade process with priority
given to people in housing need in the immediate parish, then surrounding parishes
and then the district and more widely.

‘Affordable housing
plays an invaluable
part in protecting
the future of small

villages.”




SEVEN

A helping hand for landowners

Developing small amounts of housing in sensitive environments can be a complex
task and the local community often needs help and expert advice about how to go
about it. The main sources of such help are the Rural Housing Trust, a charity which
provides affordable housing for local people in small villages in England, and locally
based Rural Housing Enablers, usually employed by Rural Community Councils.
Rural Housing Enablers are jointly funded by the Countryside Agency, the Housing
Corporation and local contributions. The aim is to have such a person in every county
in England by 2004. Rural Housing Enablers act as independent brokers, working with
communities, parish councils, local authorities, landowners, housing associations
and others to help identify local needs and to work up suitable housing schemes. The
Rural Housing Trust or the local Rural Housing Enabler are a good starting point for
anyone interested in providing affordable rural housing and what to do about it. See
pages 22-24 for details of contact points in your area.

North Dorset
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Benefits for the community

Rural affordable housing projects can make a real difference to a local community.
The Housing Corporation has recently been testing the effectiveness of some projects
run by the Cumbrian Rural Housing Trust.

The research showed:
Around 80% of the respondents living in affordable housing were able to maintain
family and friendship links and this was seen as very important to them.

Most residents worked within 10 miles of their home — and were able to keep their
local jobs.

Some local services had seen an increase in business.

Local schools had a more secure future. In one case 80% of the respondents from an
affordable housing scheme had children who attended the local school.

Most schemes were seen as an integral and important part of the community and
there was little opposition towards them.

A similar study in Northumberland found that people living in affordable homes in local

villages used the local services and were satisfied with products from their local shops,

which they used frequently.

There can be no doubt that the economic and social future of the countryside
depends on the provision of sufficient affordable homes.

Rossthwaite in Cumbria is one of the
housing schemes surveyed in the
Cumbria Rural Housing Trust survey.

Where do | go from here?

A good way to start is to contact a rural housing enabler for your area, or contact

The Rural Housing Trust The Countryside Agency
Head Office Dacre House

8 Graphite Square 19 Dacre Street

Vauxhall Walk London SW1H 0DH

London SET1 5EE T: 020 7340 2900

T: 020 7793 8114

Affordable Rural Housing: Opportunities for Business is published by
Business in the Community T: 0870 600 2482

Country Land and
Business Association
16 Belgrave Road
London SW1X 8PQ

T: 020 7235 0511

21
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Rural Housing Enablers:

Ms Gillian Cook

Rural Housing Enabler

Bedfordshire Rural Communities Charity

The Old School, Southill Road, Cardington, Bedford
MK44 3SX

T: 01234 838 771

F: 01234 838 149

E: gillc@bedsrcc.org.uk

Ms Susan Candlish

Rural Housing Enabler
Cambridgeshire ACRE

32 Main Street, Littleport, Ely CB6 1PJ
T: 01353 860 850

F: 01353 862 040

E: susan.candlish@cambsacre.org.uk

Mr Duncan Adams

Rural Housing Enabler

Community Development Agency for Hertfordshire
Birchwood Avenue, Hatfield, AL10 OPS

T: 01707 695 500 Ext. 502

F: 01707 659 525

E: hertsruralhousing@hotmail.com

Ms Melissa Adcock

Rural Housing Enabler

Norfolk Rural Community Council

20 Market Place, Hingham, Norfolk NR9 4AF
T: 01953 851 408

F: 01953 850 695

M: 07766 673 446

E: melissa@norfolkrcc.org.uk

Ms Louise Wilby

Rural Housing Enabler

Suffolk ACRE

Suffolk House, 2 Wharfdale Road, Ipswich,
IP1 4JP

T: 01473 242 526

F: 01473 242 530

E: louise.wilby@suffolkacre.org.uk

Jane Bastin

Derbyshire Community Council
Community House, Church Street, Wirksworth
Derbyshire DE4 4EY

T: 01629 824 797

E: jbastin@derbysrcc.org.uk

Mr Kevin Butcher

Leicestershire Rural Housing Enabler

Whitwick Business Centre

Stenson Road, Coalville, Leicestershire LE67 4JP
T: 01530 276 546

F: 01530 276 547

M: 07766 697 940

E: kbutcher@midlandsrh.org.uk

Ms Laura Faria

Rural Housing Enabler

Community Council of Lincolnshire

The Old Mart, Church Lane, Sleaford, Lincolnshire
NG34 7DF

T: 01529 302 466

F: 01529 414 297

E: laura.faria@cclincs.com

Ms Carole Turner

Rural Housing Enabler

Nottinghamshire Rural Community Council
Newstead Miners, Welfare Community Council,
Tilford Road, Newstead Village, Nottinghamshire
NG14 0BS

T: 01623 727 600

F: 01623 720 148

E: cturner@nottsrcc.org.uk

Ms Monica Burns

Senior Northumberland Rural Housing Enabler
Community Council of Northumberland
The Cheviot Centre, 12 Padgepool Place
Wooler, Northumberland NE71 6BL

T: 01668 283 232

F: 01668 283 232

E: monicaburns@ccn.org.uk

Ms Gillian Wheeler

Northumberland Rural Housing Enabler
Community Council of Northumberland
¢/0 Gin Gan House, Thropton, Morpeth,
Northumberland NEG5 7LT

M: 07870 345832

E: gillianwheeler@ccn.org.uk

Ms Claire Foster

West Durham Rural Housing Enabler

Durham Rural Community Council

Park House, Station Road, Lanchester, County Durham
DH7 OEX

T: 01207 529621

E: claire@durhamrcc.org.uk

Cheshire Community Council

96 Lower Bridge Street, Chester CH1 1RU
T: 01244 323 602

F: 01244 315 389

E: cheshire@comcouncil.freeserve.co.uk

Ms Kirstine Riding

Manager

Cumbria Rural Housing Trust
Redhills House, Redhills Business Park
Penrith, Cumbria CA11 ODT

T: 01768 210 264

F: 01768 210 264

E: cumbria@ruralhousing.fslife.co.uk

Mr Gordon Richardson/Mr John Lancaster
Community Action Hampshire

Beaconsfield House, Andover Road, Winchester
Hants S022 6AT

T: 01962 854 971

F: 01962 841 160

E: gordon.richardson@action.hants.org.uk

E: john.lancaster@action.hants.org.uk

Ms Joanne Downey

Rural Housing Enabler

Isle of Wight RCC

3 Langley Court, Pyle Street, Newport, IOW
P0O30 1LA

T: 01983 524 058

F: 01983 526 905

E: mail@iwrcc.org.uk

Ms Alison Thompson

Rural Housing Enabler

Kent Rural Community Council

15 Manor Road, Folkestone, Kent CT20 2AH
T: 01233 639 649

F: 01233 639 649

E: a.thompson@ruralnet.co.uk

Ms Suzanne Gibbins

Rural Housing Enabler

Oxfordshire Rural Community Council

Jericho Farm, Worton, Witney, Oxfordshire 0X29 4SZ
T: 01865 883 488

F: 01865 833 191

E: suzanne.gibbins@oxonrcc.org.uk

Ms Rebecca Hair

Action in Rural Sussex (AIRS)
Sussex House, 212 High Street, Lewes
East Sussex BN7 2NH

T: 01273 407 326

F: 01273 483109

E: rebecca.hair@ruralsussex.org.uk
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Rural Housing Enablers (continued):

Ms Margi Carple

Avon Rural Housing Enabler
Community Action

Church House, 74 Long Ashton Road,
Long Ashton, North Somerset BS41 9LE
T: 01275939 837

F: 01275 394 563

E: margi@community-action.org.uk

Ms Stacey Sleeman

Rural Housing Enabler

Cornwall Rural Community Council

10 Washington Place, Truro, Cornwall TR1 2RP
T. 01872279 977

F: 01872279933

M: 07967 207 928

E: stacey@cornwallresearch.demon.co.uk

Ms Lizzie Utley

Rural Housing Enabler

Community Council of Devon

County Hall, Topsham Road, Exeter EX2 4QB
T: 01392 382 793

F: 01392 382 062

E: lizzie@devonrce.org.uk

Mr Andy Lloyd

Rural Housing Enabler

West Dorset District Council

58-60 High West Street, Dorchester DT1 1UZ
T: 01305 252 447 — West

T: 01929 557 386 — Purbeck

F: 01305 251 481

M: 07814 974668

E: andy.lloyd@dorsetcommunityaction.org.uk

Ms Rachel Kalis

Rural Housing Enabler

North Dorset Council Offices
Furzehill, Wimbourne BH21 4HN
T: 01590 624 083

F: 01258 484 388

M: 07814 974 452

E: rachelkalis@talk21.com

Ms Margaret Bleszynska

Rural Housing Enabler

East Dorset District Council Offices

Furzehill, Wimbourne BH21 4HN

T: 01202 639 033

F: 01258 484 388

M: 07791 662 284

E: margaret.bleszynska@dorsetcommunityaction.org.uk

Mrs Trudy Robinson

Rural Housing Enabler

Exmoor, North Devon and West Somerset
Exmoor House, Dulverton, Somerset TA22 9HL
T: 01398 322 249

F: 01398 929 150

M: (urgent): 07976 274 612

E: tarobinson@exmoor-nationalpark.gov.uk

Ms Lesley Archer

Rural Housing Enabler

Gloucestershire Rural Community Council
Community House, 15 College Green,
Gloucester GL1 2LZ

T: 01452 528 491

F: 01452 528 493

E: lesleya@grcc.org.uk

Mr Jonathon Layzell/Mrs Jo Cox

Community Council of Somerset

Victoria House, Victoria Street, Taunton, Somerset
TA1 3JZ

T: 01823 331 222

E: jonathon@somersetrcc.org.uk

Mr Alan Saunders

Rural Housing Enabler
Worcestershire

Highlea, 36 Church Street, Malvern
Worcestershire WR14 2AZ

T: 01684 862 373

F: 01684 862 481

M: 07971 853 695

E: alan.saunders@malvernhills.gov.uk

Ms Clare Hemming/Ms Helen King
Bradford Rural Housing Enabler
likley Town Hall

IIkley, West Yorkshire LS29 8HB

T: 01943 436 210

F: 01943 816 367

E: clare.nemming@bradford.gov.uk
E: helen.king@bradford.gov.uk

Ms Mary Russell

Craven Housing Scheme

Foundation Housing, 28 Victoria Street, Skipton
North Yorkshire BD23 1JE

T: 01756 701 110

F: 01756 701 110

E: maryrussell@foundationhousing.org.uk

Ms Alyson Linnegar

Rural Housing Enabler

Humber & Wolds Rural County Council

The Old Church Institute, High Street, Winterton,
Scunthorpe, North Lincolnshire DN15 9PU

T. 01724 735 572

F: 01724 735 022

E: a.linnegar@ruralnet.org.uk

Ms Katherine Atkinson

Rural Housing Enabler

Humber & Wolds Rural Community Council
6 Lockwood Court, Pocklington, York YO42 2QW
T: 01759 301 627

F: 01759 301 628

E: k.atkinson@pock100.freeserve.co.uk
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Housing
Corporation

The Housing Corporation is the main
public investor in rural housing, and has
already supported over 20,000 homes
in small villages through its special rural
programme.

It publishes a rural housing policy,
strategy and local action plans and has
an ongoing programme of research
and good practice work on rural issues.
It also produces a range of guidance
on rural housing issues to support and
advise landowners and other agencies.

A rural advisory group and a group
of rural practitioners advise the
Corporation’s board, which includes
a board member who takes a special
interest in the countryside.

All Corporation policies and procedures
are tested to make sure they have no
bias against rural areas. Cost indicators
and grant levels take account of the
extra costs of building in rural areas.

26

Every new affordable housing scheme
funded by the Corporation must

meet the conditions set down in its
Sustainable Development Guide.

The factors that make a housing
development sustainable in the long
term can vary between rural and urban
areas and the guide takes specific
account of rural issues.

In particular, sustainable developments
in rural areas often work by
strengthening local family and social
contacts. Rural Housing Enablers report
on all these issues to the Corporation
and the Countryside Agency before an
affordable housing project is approved.
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The Countryside
Agency

The Countryside Agency is the statutory
body working to make the quality of life
better for people in the countryside and
the quality of the countryside better for
everyone. It believes the provision of
affordable housing is essential for the
long term future of rural areas and the
people and businesses in them.

The Agency works closely with the
Housing Corporation, local authorities
and others to research the needs

and issues affecting rural affordable
housing, demonstrates and promotes
ways of addressing them and advises
government on the solutions.

=== The .
=l Countryside
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Country Land &
Business Association

CLA’s 45,000 landowning and rural
business members are involved in all
aspects of land management. They
generate jobs and incomes in the
countryside and provide houses for rent
on the open market and in the affordable
sector. A recent Joseph Rowntree
Foundation study estimated that 25% of
private rented housing in rural areas is
provided by CLA members. Members also
provide capital, land and buildings for
investment.

With its experience across the rural
economy, CLA promotes economic land
use, suitable rural housing, environmental
management, essential services and
rural tourism, to support healthy rural
businesses and communities.

Country Land &
= Businass Associalion
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