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Foreword

The provision of affordable housing in rural
communities is a key priority for Yorkshire
and Humber. Some of our rural towns and
villages are amongst the least affordable
places in which to live in the UK. The
combination of high prices and low
earnings means that market housing is well
beyond the reach of many of the people
who need to both live and work in rural
areas, preventing them from being truly
sustainable places.

Increasing the supply of rural housing is a
key priority for the Regional Housing
Board. Making sure that people can
access housing to meet their needs is
something that the Board is absolutely
committed to achieving.

It will do this in two main ways:

e by directing investment in new
social rented housing into rural
areas and;

e by working with partners to make
sure there are the skills and
capacity to deliver affordable
homes in rural areas.

This guide aims to improve the skills and
capacity of partners to improve delivery on
the ground. It is intended to provide
stakeholders and practitioners involved in
delivering rural affordable housing in the
region with practical advice and examples
of how new homes can be successfully
delivered.

The challenge in providing rural affordable
housing is not just to do with high level
strategy. It is much more to do with very
practical partnership working at local level
to involve communities in often difficult
discussions about new housing schemes.
This guide aims to help those individuals
involved in bringing schemes forward by
giving them the information and confidence
to develop successful, attractive schemes
that will help us maintain sustainable rural
communities.

Kris Hopkins, Chair Yorkshire and Humber
Regional Housing Board

Contents

There are seven information sheets
and six case studies explaining some
of the different aspects of delivering
rural affordable housing.

These are:
. Community engagement
. Partnership working
. Identifying land and sites
. Planning policy context
. Developing an exception site
. Delivery through planning gain
. Negotiation on Section 106 sites

The pack also includes six case
studies, showing where schemes have
worked and hopefully providing helpful

guidance for others seeking to deliver
rural housing. These case studies are:

CS1 - Grassington: delivering
affordable homes in the
Yorkshire Dales National Park

CS2 - Menston: making full use of
Rural Housing Enablers

CS3 - Rainton: parish plan delivers
affordable homes

CS4 - Ripponden: developing a local
authority owned site

CS5 - Summerbridge: local landowner
supporting the community

CS6 - Partnership working: how the
Hambleton Rural Housing
Enabler helped improve delivery
of rural affordable housing
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Community

engagement

The support of the community is important to the
success of any rural, affordable housing scheme,
and to the integration of the residents of the new
scheme into the wider rural community.

Undoubtedly, there is often considerable suspicion and misinformation
that can breed hostility to new schemes. This may reflect reluctance
towards physical change in the community; but it is often due to a
misguided concern about who will live in the accommodation and the
quality and design of the homes.

It is very important that the community is made aware of why and for
whom the homes are being built - that is, to meet the local needs of for
example young families, older people or workers who are key to the local
economy.

There are some excellent examples of where the community has been
engaged in the initial discussions, design and development of the
scheme. Indeed in some instances, early hostility has been turned into
positive support, which has then led to calls for additional affordable
housing as the community has seen the benefits that accrue.

The Rainton case study (see case study 3) demonstrates the value of the
support of a parish council.

The role of parish councils and community groups

This is a 10-step guide to the role of a parish council or community
group in the process of developing rural, affordable housing for local
people, primarily on exception sites (see sheet 4).

Step one

Consider the need for affordable housing in the parish

The need for affordable housing for local people may have been
identified:

e in the Parish Plan

e or by other discussions

e or by individuals in the parish who expressed their own need to the

parish council 1
e or by local authorities’ housing needs assessments.



The need for affordable housing can be identified more accurately
through a parish-based housing needs survey (see Step three).

Within a parish council or community group meeting try to establish
whether:

e the parish council view the idea favourably

e there are one or two enthusiasts who have the time and energy to
work with the RHE to help develop an affordable housing scheme

o there is likely to be opposition to affordable housing, and what form
it is likely to take

e there are wider issues in the parish at the same time

o there are, apart from providing local people with homes, additional
benefits such a scheme could bring. Examples might be additional
support for a local shop, or increased numbers at the local school.

You may wish to collect information about affordable housing projects or
visit a scheme in another village.

Step two

Consult your community throughout the project

B ———

e

Take time to educate as well as consult. Often, hostility to projects
develops because people are basing their views on rumour and
misinformation. People can only develop an informed opinion if they are
properly advised about the project, so make sure the project reflects the
thinking of people in the village. A housing needs survey can measure
support for the project as well as the housing need; but the greatest task
is to listen to those people who are the least vocal - often the silent
majority, not the vociferous minority. Don’t overlook those who are in
housing need themselves.

In order to retain and develop a balanced community, the parish needs
to consider a range of housing types and prices which may include
accommodation for single younger or older people as well as couples
and families.

Take care to distinguish between objections that are ill-informed, and
those which are on genuine environmental or planning grounds; or
based on material planning grounds such as access, drainage or
utilities. Keep consulting throughout the project, using the media
available to you in your parish/community.

The public can attend parish council meetings where the proposal is
discussed, and parish newsletters and the local newspaper can be very
useful. A public drop-in day may be needed to fully discuss the project
once it has been agreed in principle.

2 Above all, many objections can be met by face-to-face conversations
with well-informed councillors.



tép three

Assess the need

Seek advice from an RHE or local authority housing development officer
who will be able to help you decide if the parish council is aware that
there are local people in need of affordable housing; whether any
assessment of need has already taken place (for example, as part of the
parish plan or through a district wide survey); and if this information is
up-to-date or sufficiently detailed.

Together with the RHE and district or borough council, decide whether a
local parish-based survey needs to be carried out and if it would be
helpful to look at wider issues within the village at the same time through
a parish plan.

The RHE or the officer will help the parish council to undertake a
local/parish-wide housing needs survey in which a questionnaire is sent
to every household in the parish and to local people who have had to
move away to find an affordable home, but are known to want to return.
The survey can be used as a register of names and contact details to
whom can be sent an application for the district/borough housing
register to apply for affordable housing.

The RHE or the officer will present a report of the survey, which usually
takes two or three months to complete, to the parish council/community

group who should consider the findings and decide whether to progress
the development of an affordable housing scheme.

téb four

Identify potential sites

Finding a site is probably the most critical stage of the affordable
housing process: no site = no project.

The RHE or the officer will coordinate a site appraisal involving parish
councillors and district or borough councillors, officers from the relevant
council and the National Park Authority if appropriate, and the housing
association.

Consider all possibilities: there may be land in the parish that could be
used as an exception site and might be available for a housing scheme;
or suitable land owned by a county council, the district or borough
council or even the parish council. Land may be made available as a
result of canvassing local landowners; or be put forward by landowners
or developers; or offered to a housing association.




4 Available sites will be assessed to examine any planning problems -
r suitable access, landscape setting, services and so on - and if it can be
purchased at a price appropriate for affordable housing on an exception
site. A drop-in day may be appropriate to gain the views of the local
community towards the site(s).

Step five

Work with the housing provider

The parish council or community group should seek advice from the
RHE or the district or borough council officers on deciding which
Registered Social Landlord (RSL) to work with to develop a site. It is
important that the right type of housing is built in the parish, taking into
account factors such as household size and the age, disposable income
and special requirements of those in housing need. Local knowledge
and survey information will inform the discussions with the RSL,
architects and the planning and housing departments.

'Ste"p SIX
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Obtain planning permission

Allow the housing association to take the lead but - with the help of the
RHE or the officer - make sure you are involved in working up the project
and that you understand as fully as possible the planning and legal
details of the scheme.

Be involved in the drawing up of the plans; be prepared to voice
comments on the design of the scheme; involve if possible the whole
community at this stage, perhaps through a drop-in day; and invite
comments on the design of the buildings - particularly by those people
who may live in them.

A legal document - called a s106 agreement - will be drawn up by the
council to ensure that the homes will remain affordable for local people
in perpetuity. The RHE and/or district/borough council officers will
discuss the local connection criteria with the parish council.

You should carefully consider the draft s106 agreement and make sure
that neighbouring parishes are eligible for the local connection in future
allocations in case people local to your own parish have all been
housed. A copy of the standard s106 terms and the local connection
criteria should be available from the RHE and the district or borough
council.



Stép seven

Secure funding

The housing association (usually chosen or approved by the council)
must apply for funding, normally obtained from central Government
through the Housing Corporation, to subsidise the housing costs and
ensure they are affordable. To successfully obtain funding, a scheme
must be deliverable, and must conform with the Housing Corporation’s
development standards.

There must be a suitable site and preferably planning permission for the
site. Once the funding is allocated, the scheme must meet agreed
deadlines. If a scheme with funding meets insurmountable obstacles in
its development, the funding may be lost and the Housing Corporation
and RSL must try to find a substitute scheme. This, however, is unlikely
to be in the same area.

'Ste”p eight

Build the houses

Keep an eye on construction and enjoy watching the homes being built -
but contact the planning department if they are not being built according
to the agreed plans. Parishes rightly feel great pride when they see their
vision become a reality, and the local community has a role to ensure
that there is no undue nuisance or inconvenience to local residents.

Stép nine

Understand the nomination process

One of the major concerns of parishes is that the homes built are used to
house local people. Yet for obvious reasons, it is the one area where the
parish council is likely to be in a sensitive position. So it is important that
the parish council understands the process of advising local people; but
it is not appropriate for the parish council to be involved in the detail of
the selection process, as this would compromise both their position and
the confidentiality of applicants details. Transparency in the process is
the key here.

It is vital to disseminate information and advice to people in housing
need. Some complain that although they were aware that the housing
was about to become available (as they could see it being built), they did
not know how to be nominated for a home.




To be eligible, a household must have their name on the district or
borough council’s housing register. The parish council/community group
has a role in making people aware that they must register and how to do
so - by word of mouth, or through a note in the parish magazine or on
notice boards. Don’t forget the people who have had to leave the parish
to find affordable accommodation elsewhere, and wish to return to the
parish.

It is important to explain that, although people may not be high priority
on the housing register, in the case of rural housing on exception sites
local connections will be the most important criterion, overriding other
factors. Verification of an applicant’s local connection will be undertaken
by the district or borough council, and the parish council may be sent a
list of the local connections of the selected applicants, but not the
applicants’ details because of data protection requirements.

A copy of the allocation policy for exception sites would be available
from the RHE and the district or borough council.

Step ten

Celebrate!

The day the new residents move into the newly-built homes is a day for
celebration. All those involved in the long and complex process of
developing a scheme deserve to be recognised and praised. A
celebratory open day organised after tenants move in is a good
opportunity to show other parish councils the benefits and advantages of
a local affordable housing scheme.

Based on the 10 step guide produced by Hampshire Alliance for Rural
Affordable Housing. www.harah.org.uk

Note: English Partnerships and the Housing Corporation are being
merged to form the Homes and Community Agency (HCA).



Parish event step-by-step guide

There are many different ways to conduct a consultation event - there is
no right or wrong way. This guide describes how it can be done (and
was undertaken as part of the IDeA Rural Excellence Mentoring
Programme for North Yorkshire).

The aims of this event were to promote affordable housing in the parish
by renaming it ‘housing for local people’ and to set up a working
group/subgroup of the Parish Plan Group, consisting of five or six
people (including one champion) to progress the provision of a new
housing scheme for local people. The definition of ‘housing for local
people’ varies between Section 106 sites and rural exception sites: in
Harrogate it even varies between allocated exception sites and windfall
exception sites. Perhaps the best thing to do is to ask people what it
means to them - you may get very different answers.

The format was a drop-in session from 4pm-7pm, when members of
the public could come along at any time. This was favoured over a
debate-style consultation in order to provide everyone with the chance
to speak to an officer on a one-to-one basis and to avoid the situation
where a vocal minority overtakes a silent majority. The event worked
well and displays with plans and photos provided a focus for a
constructive discussion.

e Choose a parish to work in with good potential of finding an
affordable housing champion. It could be one that has drawn up a
Parish Plan, with an active elected member or well-known
landowner), and contact the parish council.

e Find a venue and book a date and time for the event, preferably in
the parish. Make sure that it does not clash with other important
events and that it gives people who are working the opportunity to
attend.

e Arrange for one or two colleagues to work with you and help you
set up and deal with enquiries. These could be from the housing/
planning department or a housing association with a local
presence.

e Produce a poster and send it to the parish council to put up on
notice boards and other areas such as the local shop, pubs, etc.

e Send letters to the parish council, all local residents, the local ward
member, other relevant members, local landowners, the Parish
Plan group and other third sector organisations informing them of
the event and inviting them along for their support and
involvement.

e Produce an article for the parish newsletter or other community
newsletter. Copy this to press desk and ‘What’s on?’ section of
local papers.




e Stick an enlarged map of the parish on the wall, where
people can identify parcels of land or make comments.

¢ Make a comments box and comments sheets.
e Arrange refreshments.

o Take display stands/boards and any information about housing
that you have, including housing application forms.

e Take pens, post-it notes, an attendance log, business cards,
photos of nice-looking rural developments, blu-tack, etc.

e Enjoy the event!

LThe Regional Strategic Partnership



Partnership

working

The Housing Corporation

The Housing Corporation funds and regulates housing associations. It
sets guidelines regarding standards of development (Design and Quality
Standards) and rents have to be within limits deemed appropriate for
local circumstances.

Housing Corporation monies - Social Housing Grants - meet only part of
the cost of a new affordable housing scheme. Housing associations also
raise private finance to meet the remaining cost and often contribute
funds from their own reserves in order to make schemes financially
viable and keep rents affordable.

The Homes and Communities Agency

From 2009 the Homes and Communities Agency (HCA) will bring
together housing and regeneration into one national agency. It will
combine English Partnerships, the Housing Corporation, the Academy
for Sustainable Communities and key housing and regeneration
programmes, currently delivered by Communities and Local
Government.

The new HCA will have responsibility for land and for money to deliver

new housing, community facilities and infrastructure. The HCA will also
work with local councils on some of England’s proposed new eco-towns.

Registered Social Landlords

Registered Social Landlords (RSLs) are independent, not-for-profit
organisations; they are also referred to as housing associations. They
are the main providers of social or affordable housing in England and
work with local authorities to meet a range of housing needs. In recent
years, many smaller housing associations have merged with larger ones,
allowing private finance to be raised more effectively. Many associations
now operate a ‘group’ structure with different parts of their organisation
carrying out different activities.



Housing associations meet a range of housing needs:

e They provide high quality affordable homes for rent and for low cost
home ownership.

e They house people who need specialist accommodation or
support, for example the frail, the elderly or those with learning
difficulties or mental health problems.

e They house homeless people needing temporary accommodation
or permanent rehousing.

e Inrural areas, they can provide affordable housing for local people.

RSLs and the delivery process

An RSL is usually involved in the development of a scheme, once
housing need has been shown and possible sites begin to be identified.
Once a landowner has been identified an RSL becomes directly involved;
and throughout the process, the parish council is updated.

Discussions then proceed between the RSL and the landowner, when the
RSL can give reassurance to the parish council that the homes will be
provided in perpetuity to meet local housing need; and that the RSL will
be able to deliver the homes.

The RSL'’s architects draw up a scheme to provide the number and type
of housing needed as identified by the local housing survey. Such
layouts and elevations go to the parish council, then to a public
exhibition where details are provided of the tenures being offered and the
likely rents. There is also written material; and the RHE and RSL staff are
on hand to answer questions on the planning status of the sites,
perpetuity and local connection arrangements.

The exhibition also provides an opportunity for those who did not
indicate a need earlier to register an interest by completing a copy of the
guestionnaire; and for those attending to leave comments. The
comments and written feedback are sent to the parish council.

If the scheme is still viable and there is continuing support, the RSL
submits it for planning permission and enters into a contract with the
landowner, conditional on the scheme receiving planning permission.

At the point that a site is identified, the RSL discusses the need for
funding with the Housing Corporation so that the scheme can go into the
funding pipeline and worked into a formal bid. Bids can be made to the
Housing Corporation at any time. Once these stages are completed, the
building work can begin - and new, affordable homes can be provided.
(See also sheet 1.)



Rural Housing Enablers

Rural Housing Enablers (RHES) are very important to the delivery of
affordable housing, and are employed to help identify and meet housing
need within rural communities. They often act as broker and facilitator to
bring together and support partnership working between the community,
the local authority and RSLs.

The main aspects of their role include:

e Raising awareness of the need for affordable housing in rural areas.

e Working in partnership with local communities, parish councils,
housing associations, local authority housing and planning
departments and landowners to explore development options to
meet identified need within communities.

e Liaising with landowners, local authority housing and planning
departments to identify possible sites.

e Helping to secure funding for an affordable housing scheme.

¢ Influencing national, regional and local strategies that impact on
rural affordable housing.

RHEs are generally funded by local authorities and RSLs, with additional
support from the Government. For the most part they are hosted by
either local authorities or Rural Community Councils.

Note: English Partnerships and the Housing Corporation are being
merged to form the Homes and Community Agency (HCA).
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Identifying

land and sites

Without land being available at reasonable cost, affordable housing pE
cannot be built. Bringing forward suitable sites depends on landowner
willingness, developer interest and planning allocations and policies.

Landowners are a diverse group: they include public bodies such as
local authorities; private owners who may hold land as part of an estate,
or where the land may be held in trust; commercial owners; the church;
utilities; the Ministry of Defence; and individuals. For all, the decision to
release land will be the consequence of balancing the likely financial
return, alternative uses for the site and - in some cases - social
responsibility.

Rural landowners

A rural landowner may have sites that could be used for local housing.
One with significant landholdings may want to undertake an audit of the
land to identify a site in a suitable location and of a size appropriate to
the number of houses needed by the community. In a small village, a site
for four or five properties may make a real difference; whereas in market
towns, larger sites may be required. In both cases, schemes may
incorporate a mix of tenures with affordable and open market homes.

Ideally, homes should be built where there is good access to services,
employment and other facilities, and the proposed site should lie within,
or adjacent to, an established settlement. If not, the landowner or
developer will need to show that the requirements of the potential
occupants can be met without putting undue pressure on existing
service provision or the physical environment.

(See case study 5 for an example of a landowner putting a site forward.)

Public land and sites

Instances of public land - local authority owned land, for example - being
made available at low cost for the delivery of rural affordable housing
schemes can be found in the Ripponden case study (see separate
leaflet 4).

Local authorities can dispose of land at less than market value to enable
affordable housing to be built. This may assist them in meeting
objectives in their community strategy. (See also ‘Making Assets Work:
the Quirk Review’, 2007).



Bringing forward sites through community ownership

In many rural areas there is increasing interest in the use of Community
Land Trusts (CLT) to provide affordable housing. CLTs are not-for-profit,
community-based organisations, usually Industrial Provident Societies
with charitable rules or a company limited by guarantee (which can also
be a registered charity) and managed by committees elected from their
membership.

Their advantages are that they are led by local understanding of local
needs; they mobilise and can draw on the energy and enthusiasm of
local residents; they can offer a means to ensure that any housing built
will be affordable in perpetuity; the land asset will always be available for
the benefit of the community; and any gain through increases in equity
value can be used to fund new provision.

As such they are able to provide confidence to the landowner that land
being sold at discounted value will not provide a windfall gain to future
residents or owners of the land.

In England, CLTs are still relatively new and need to be fully tested,
particularly in terms of ensuring protection to the tenants and a clear and
fair allocation process. A partnership between a Registered Social
Landlord and CLT may provide the answer.

See www.communitylandtrust.org.uk for further information and case
studies.

LThe Regional Strategic Partnership



Planning policy

context

National planning context

National policy on affordable housing is contained in Planning Policy
Statement 3 (PPS3) (November 2006), and the associated document
‘Delivering Affordable Housing’ (November 2006).

These documents set out the Government’s objective to ensure high
quality housing in mixed, sustainable communities for those who cannot
afford market housing. They advise that the planning system should
deliver a mix of market and affordable housing to support a wide variety
of households in both urban and rural areas.

Regional planning context

The Yorkshire and Humber Plan: Regional Spatial Strategy to 2026 (RSS)
reflects the Government’s policy on planning for affordable housing at a
regional level.

Policy H3 of the RSS recommends that the Region should increase its
provision of affordable housing; and provides a regional context for
setting thresholds and targets for affordable housing delivery.

It also promotes the identification of rural exception sites (see sheet 5) if
opportunities to provide affordable housing are limited.

Local context

Each local authority is required to prepare a Local Development
Framework, essentially a suite of planning documents that replaces the
old style local development plans.

In terms of affordable housing issues, key Development Plan
Documents (DPDs) are:

Core Strategy DPD

This is the linchpin, setting out both the vision of what a district should
look like in the future, and strategic policies for development and
conservation up to 2021.

Site Allocations DPD

This document will regulate the location and size of housing and
employment development across the district, and will also provide some
guidelines on how and when a site should be developed.




Supplementary Planning Documents (SPDs)

These documents expand upon, and or provide more detail about,
policies outlined in DPDs.

An affordable housing SPD will outline the authority’s approach and
requirements for applications where there is such a requirement. It will
also provide more detailed advice on issues such as financial viability
appraisals, “pepper-potting”, standards, prices for affordable homes
and, where applicable, availability of grant.

LThe Regional Strategic Partnership



Developing an

exception site

An exception site is one which would not usually gain planning
permission for housing - for example, agricultural land next to but not
within a local settlement area.

Landowners can get a higher price for their land than the agricultural
value alone and, as this is still considerably lower than the price of land
upon which ordinary development would be permitted, the lower
production costs enable exception site housing to remain affordable.

The development of an exception site can be a very lengthy and
complex process.

Schemes are more likely to be successful with the involvement, support
and knowledge of the local community. Furthermore, robust evidence of
local housing needs via a local housing needs assessment is essential
for any scheme to go ahead: the type, tenure and size of the affordable
homes must meet an identified local need.

This often can be challenging since the nature of rural need often
remains hidden until a scheme is actually on site.

Some smaller parish councils may group together with other parishes to
make sure that sufficient local need is identified to make a scheme
financially viable. In such cases the legal agreement can stipulate that
applicants with a connection to the parish where the scheme is to be
built will have priority.

Who are the partners in an exception scheme?

The key partners in an exception scheme are the local community, the
parish council, the local council, the landowner, the Housing Corporation,
the Registered Social Landlord (RSL) and of course the Rural Housing
Enabler.

Who is going to live in the new homes?

On exception sites, the type and number of homes are tightly restricted
and must meet a proven local need.

The occupancy of the properties will be controlled by the planning

permission, in a s106 agreement. A Section 106 Agreement is a legally

binding planning agreement (called a s106 agreement because the

circumstances in which such an agreement can be used and enforced 1



are contained in s106 of the Town & Country Planning Act 1990). It is
used in relation to exception sites to ensure that the purpose (affordable
housing, in perpetuity to meet local needs) for which the applicant stated
that the land would be used is followed through and enforced. The
agreement gives effect to all the restrictions and prevents the site from
being used for open market development. It is an agreement between
the Local Authority and the developer, which passes with the land.

In instances whereby affordable housing is negotiated on open market
sites through planning gain s106 agreements are used to ensure that the
affordable homes are provided by the developer and transferred to the
housing association at the price agreed and to restrict the subsequent
resale of the properties to ensure they remain affordable. (See sheet 6)

The specific local connection criteria are scheduled within the s106
agreement, within which occupancy restrictions mean that priority will be
given to local people. The agreement also serves to reassure
landowners, parish councils and local residents that their support for a
scheme will not be abused, and that the houses will be affordable in
perpetuity.

A list of neighbouring villages from which applications for housing can be
sought is always included within the s106 to allow for occasions where
there are no applicants from within the village where the development is
located. This is designed firstly to ensure that houses are never left
empty; and secondly to reassure lenders as to the security against which
they provide loan finance.

What will the homes look like?

Exception sites by their very nature are often developed in relatively
sensitive locations, so it is vital that the properties be designed to reflect
the local environment and vernacular as well as being built to very high
standards in terms of design and construction.

Note: English Partnerships and the Housing Corporation are being
merged to form the Homes and Community Agency (HCA).

LThe Regional Strategic Partnership



Delivery through

planning gain

Planning policy enables an element of affordable housing to be delivered
on open market housing developments. The affordable housing is
secured through the signing of a Section 106 agreement.

Whilst the site thresholds for affordable housing on open market sites
vary across the region, thresholds of two or more dwellings in rural areas
and targets of 50% are common.

Negotiating with developers on this provision can be a challenging
process for housing and planning staff. The legislative and regulatory
background to planning and affordable housing is complex, and it is
necessary to have a good command of all relevant matters if successful
outcomes are to be achieved and legal challenges minimised.

In some authorities such negotiations have occurred relatively
infrequently; but the increasing reliance on planning policy will result in
an increased reliance on effective negotiating if much-needed affordable
housing provision is to be maximised (see sheet 7).

How will the type, tenure and size of the affordable
houses be determined?

This will depend on the planning policy of individual local authorities.
Some, where grant is not used, require a pro rata match of the private
homes; others opt to negotiate for the kind of housing most needed in
the locality. In general, these factors are determined by the council’s
housing needs assessment.

Issues such as the site’s location and access to services, facilities and
public transport are also taken into consideration.

Where will affordable houses be sited?

Wherever possible, the affordable houses will be integrated within the
scheme through ‘pepper-potting’ - sprinkled around, not concentrated in
a particular part unless site considerations dictate otherwise.

This does not necessarily mean that every second or third property
should be affordable; rather, the affordable housing should be evenly
distributed across the entire site. However, in developments with flats it
may be preferable to secure discrete block(s) to potentially allow for the
Registered Social Landlord (RSL) to acquire the freehold and so facilitate
better management and keep service charges at affordable levels.




In such circumstances it is essential that these matters are addressed at
a very early stage in negotiations.

What will the homes look like?

Wherever possible the design and appearance of affordable housing
should be indistinguishable from market units. Inevitably there will be
differences in design and specification, but close similarity should be a
primary objective. Developers will generally be agreeable to this
objective, subject to costs, as impact on the selling of market units could
be felt. Often, the specification for the affordable housing will be higher
than that of the private housing on the site, as the affordable housing will
have been built to the Housing Corporation’s ~Scheme Development
Standards’, even if no HC grant is being used. This typically gives better
space standards and includes facilities such as garden sheds and
curtain tracks.

Who will be eligible for the homes?

A household will qualify for occupancy if it has an identified housing
need and local connection with the parish or group of parishes. A
definition of the local connection required is normally included within the
s106 agreement, and will stipulate the type and length of connection
required to qualify.

How will the homes be affordable to local people?

The s106 agreement requires the developer to transfer the homes to a
housing association at an agreed fixed price, enabling the association to
either sell the homes on to local people at an affordable price or to make
them available at affordable rents. Should a buyer of an affordable home
move on, they are required to sell via a housing association subject to
the price restrictions contained within the s106, so the homes remain
affordable in perpetuity.

LThe Regional Strategic Partnership



Negotiation

on Section 106 sites

The negotiation process

Principles for negotiating affordable housing should be agreed by a local
authority both corporately and politically. This ensures that officers
responsible for negotiation are supported if challenged; and that
developers receive the same message irrespective of whom they
approach. If the principles of negotiation are not agreed in this way there
is a risk that the negotiation process could be weakened.

Senior staff and members should also be aware of the nature and
appearance of affordable housing, how it can be integrated into the
community and how it can be effectively managed.

The following are suggestions on how local authority officers can
successfully negotiate with developers:

o Affordable housing staff should lead the negotiations as they are
familiar with housing needs and have effective working
relationships with Registered Social Landlord (RSL) partners.

e Be well prepared. Know the policy requirements, their justification
and the legislative and regulatory framework.

e Be accompanied by a planning policy colleague in early
negotiations, and involve development control staff when design
matters are considered.

e Make it clear from the outset that planning policy targets are
minimum requirements and that any reduction from targets can
only be considered if justified by a financial viability assessment.

e Emphasise to the developer that the planning application will not
be validated until the housing officer responsible for negotiation
confirms acceptance of affordable housing provision, and the draft
s106 agreement is approved (if necessary).

e If low-cost home ownership is to be provided, be clear as to
whether you require discounted sale or shared ownership. Explain
the difference between different tenures and how they will be
marketed. Low cost ownership units should transfer to RSLs at the
same value as rented units: if such units transfer at higher values,
the developer will apply pressure to secure this tenure. Explain that
sale values must reflect local incomes and affordability
requirements.

e Make the developer aware of your position in respect of commuted
payment or provision. Be prepared to explain and justify your
policy position. 1



e Make it clear to the developer that your role is to enable affordable
housing development; and that the purpose of negotiation is to
support development within policy requirements.

o Be flexible if possible within policy requirements. Developers are
less likely to genuinely negotiate if they think they are involved in a
one way process.

e Always test the developer’s assertions about scheme viability. Do
not accept unsubstantiated claims.

e When the principles of development and the proportions of
affordable housing have been agreed, ensure that development
control staff are consulted on design matters.

e Have clearly defined arrangements for identifying the RSL who will
receive the affordable housing. Explain the arrangements to the
developer, and make it clear that all RSLs must adhere to the
negotiated outcome and that there is therefore no benefit to the
developer in seeking an alternative.

e Involve the nominated RSL as soon as the principles of
development have been agreed and explain that they will have
input into the design and achievement of standards.

e Be clear that Housing Corporation standards must be achieved.
Advise the developer that the RSL will identify the necessary
standards and work with them to ensure that they are achieved.

e If grant is required (financial viability/additionality), consult the
Housing Corporation and consider involving them in future
negotiations.

e Develop effective relationships with planning colleagues so they
are comfortable with letting housing staff lead on negotiations.

e Work with planning colleagues to include Housing Corporation
development standards in planning policy documents.

e Discuss the principles of development of the site with planning
policy colleagues before opening negotiations.

Commuted payments and off-site provision

Unless sufficient undeveloped land is readily available, commuted
payments in lieu of on-site provision of affordable housing should only
be acceptable in exceptional circumstances. If commuted sums are
acceptable, the amount payable should be equivalent to the difference
between the appropriate RSL transfer price (that is, the affordable price)
and the actual market value of that property.

Where land supply is constrained and on-site provision is not
appropriate, commuted provision will normally be more acceptable than
commuted payment - that is, the developer secures appropriate market
units and transfers these at affordable values to an RSL.

Note: English Partnerships and the Housing Corporation are
being merged to form the Homes and Community Agency (HCA).
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Case study 1

Grassington

Delivering affordable homes in the Yorkshire Dales National Park

Background

Grassington, a village popular with visitors to the Yorkshire Dales
National Park, is in the District of Craven.

ISsue

This idyllic location is, however, also the cause of high property prices
arising from the large number of second homes in the village. Craven
District Council was keen to give families in Grassington the opportunity
to stay in the village rather than being priced out of the area.

Action

From October 2001 the Craven Rural Housing Enabler (RHE) addressed
the parish council and in February 2002 the decision was taken to carry
out a Housing Needs Assessment, the results of which were published
and presented to the community in May of that year. The survey of 566
households produced a pleasingly high response rate of 48 % which
revealed that:

e 93% of respondents were in favour of a housing association
scheme for local people;

and

e 95 households were in housing need.

The Grassington Affordable Housing Group was established in July 2002
with representatives from the parish council, Home Housing Association,
the Yorkshire Dales National Park, and the Craven RHE. Working
together, they identified potential sites in the village, and then held a
consultation event to give the community the chance to comment on the
preferred site.

The site

The site that was available and preferred by the planning department at
the Yorkshire Dales National Park was formally a pasture. As an exception
site the Housing Association purchased the land for development as
100% affordable housing. Home Housing Association were chosen to
manage the development of the site, and they submitted a planning
application to the Yorkshire Dales National Park in November 2004.





