5.7

5.7.1

5.7.2

Further support and signposting

As well as the options available within the menu of good practice
examples linked to each issue, local authorities and practitioners, so as to
move toward an enhanced rural enabling process, can draw from the
‘further support’, which signposts to knowledge, awareness, and capacity
building.

The identification, collation and dissemination of the good practice and
further support is the main output of the Rural Affordable Housing Project.
To maintain momentum, and to ensure long term stewardship, with
continual updates and revision, the Rural Enabling Guide is available on
line, sitting along side further rural housing resources, at
www.ruralaffordablehousing.org.uk
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5.7.3

The following key recommendations are made within the context of the
objectives to help to (i) set up future delivery; (ii) help ensure local
authorities’ policies have full regard to the housing needs and aspirations
across their small rural communities; (iii) inform rural proofing of HCA and
partner organisational policies related to investment in, and delivery of,
affordable housing; and (iv) ensure long term stewardship of the Project’s
aims and objectives. The commitments gained from the HCA are framed
within the same objectives. These are all intended to help support
communities, local authorities and their partners move toward an enhanced
rural enabling process.
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5.8

5.8.1

5.8.2

5.8.3

Evaluation
The following evaluates the value of the project’s outputs.

The thematic model used for data analysis and employed for the Rural
Enabling Guide is one that proved valuable to demonstrate, firstly, that the
well known issues that have associated barriers to delivery can provide
opportunities for successful development of affordable housing.
Secondly, it clearly illustrates the interlinking nature of the issues, so
providing a substantive conclusion that a local authority or rural housing
partnership should have focussed regard to all issues to ensure the
required outcomes for successful development.

Recommendation 1

Local authorities and rural housing partnerships should
consider integrating the Rural Enabling Guide into their
housing enabling action plans and strategies.

This is with the aim to support knowledge and awareness-raising, as
well as capacity building.

The data analysis provided a narrative that demonstrated the barriers
linked to the issues, and the good practice that can overcome them. For
example, models of partnership working prove essential to mitigate
barriers linked to the issue of capacity. It is clear that lack of capacity has
a negative impact on the ability to apply good community engagement
policies. This can lead to silo working due to a lack of time and resources
for liaising and enabling joint working structures. It can also render the
collection of evidence for positive strategic planning, at the very least,
difficult and has obvious financial implications due to understandable
inefficient working practices with double handling and a need to fire fight
rather than properly plan.
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5.8.4

5.8.5

Recommendation 2

The HCA should support local authorities in forming rural
housing partnerships.

Existing rural housing partnerships should be evaluated.

Considerations should include:

e how local authority strategic housing and enabling and planning
functions work together across district boundaries (if appropriate);

e the use of delivery mechanisms, contractors, and personnel that
address barriers related to capacity, economic viability and
interconnected issues;

¢ National Park Authority engagement (if appropriate);

e County Council engagement (if appropriate);

e elected member engagement;

e Parish Council engagement;

e incorporation of an employment and skills strategy and
programme specific employment and skills plan; and

e employment of resources and expertise within the third sector
and Rural Community Councils.

Rural Housing Partnerships’ structures will differ to adhere to the
contextual elements of an area, including type of local authorities
within a Local Investment Plan Area, and whether there is a
National Park Authority.

Recommendation 2 helps to provide mechanisms for local authorities,
(within the context of rural housing partnerships), to move toward an
enhanced rural enabling process, not only helping build capacity,
knowledge and awareness, but also providing the architecture to influence
priorities and approach rural delivery in a proactive strategic manner.

The support for rural housing partnerships is integral for a strategic
approach to rural affordable housing delivery. With that in mind, the
issues and barriers connected to and affected by capacity need to be
further considered. Mechanisms that help to facilitate and co-ordinate a
partnership as well as providing expertise and gate-keeping specialisms
are essential for an enhanced rural enabling process. For this reason it is
important that a strategic coordinator who is a practitioner ‘in the field’
fulfils this role.
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5.8.6

The data analysis illustrated the differing views and ways of working with
‘independent’ and/or ‘in-house’ Rural Housing Enablers. It is clear that
Rural Housing Enablers have an essential role, and have much expertise,
enthusiasm and enterprise to help fulfil local authority housing enabling
function’s role. It is also clear that, to move toward a strategic approach to
delivery, the relationship between local authorities and the independent
RHE role must innovate. The funding streams of Rural Housing Enablers
need to be more sustainable and linked to the strategic programme of
investment for delivering rural affordable housing. Funding Rural Housing
Enabling activities, whether traditionally ‘independent’ or ‘in-house’ should
be linked to rural housing partnerships and the related strategic priorities.

Recommendation 3

The HCA should support rural housing partnerships’ plans for
programmes of investment for delivery of rural affordable
housing.

Existing programmes should be evaluated in terms of policy, process,
delivery and strategic potential for setting up future delivery - to be
used to influence how existing programmes can modify and new ones
form within Local Investment Plan areas.

Plans for programmes of investment for delivery of rural affordable
housing should have proper regard to rural housing partnership’s
capacity, and how ‘rural enabling activities’ are funded.

‘Proper regard’ involves identifying the roles and responsibilities
across the partnership, and ensuring targeted resources are available
for focused rural enabling activities, including co-ordination of the rural
housing partnership; relationship management of all stakeholders; and
proactive community engagement.
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5.8.7

Returning to the ‘nub of the housing debate’, it is clear that planning policy
and the way sustainability is measured has a direct effect on the future of
the delivery of affordable housing across small rural communities. The
impact of planning policy and development management decisions based
on a criterion that negates development in many small settlements due to
lack of services, and a perceived lack of local need, makes scarcity, wide
affordability gaps and high housing need more acute. EXxisting planning
policy statements provide a framework that enables development in small
rural settlements that have an identified need, as well as ensuring housing
that is in locations without access to service centres can still enjoy a

sustainable local economy.**

Recommendation 4

Local authorities and rural housing partnerships should consider
consulting parish councils on enabling ‘cross parish partnership’
working.

This may include creating ‘Community Areas’ made up of a cluster of
parishes that are connected by geography, services and the housing
market. Community Areas can be used as a mechanism to (i) engage
and communicate with communities more effectively; (ii) strategically
plan for rural affordable housing, applying a ‘cross parish’ approach to
local need; and (iii) engender a cultural shift which recognises that
groups of communities can help sustain each other via shared key
facilities, whilst not being bound to major service centres.

* Planning Policy Statement 3: Housing advises local planning authorities that ‘[w]here viable and
practical, Local Planning Authorities should consider allocating and releasing sites solely for affordable
housing, including using a Rural Exception Site Policy. This enables small sites to be used, specifically
for affordable housing in small rural communities that would not normally be used for housing
because, for example, they are subject to policies of restraint.” — see CLG (2006a), page 11. Planning
Policy Statement 4: Planning for sustainable economic growth advises that local planning authorities
can ‘support small-scale economic development where it provides the most sustainable option in
villages, or other locations, that are remote from local service centres, recognising that a site may be
an acceptable location for development even though it may not be readily accessible by public
transport’ — see CLG (2009b), page 18. Planning Policy Statement: Planning and Climate Change
Supplement to Planning Policy Statement 1 advises LPAs that ‘When considering the need to secure
sustainable rural development, including employment and affordable housing opportunities to meet
the needs of local people, planning authorities should recognise that a site may be acceptable even
though it may not be readily accessible other than by the private car’ — see CLG (2007b), page 16.
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5.8.8

5.9

5.9.1

5.9.2

Recommendation 5

The Planning Advisory Service should provide a guidance note
to local planning authorities regarding strategic allocation of
affordable housing and market housing in rural areas, clarifying
and building on existing guidance'.

i For example, Supplement to PPS1; PPS3; PPS4; and PPS12

This is with a view to complimenting planning policy guidance, and
supporting local authorities and rural housing partnerships in
strategic planning for housing across small rural communities. The
guidance note should also include rural proofed information relating
to Strategic Market Housing Assessments and Strategic Housing
Land Availability Assessments, explaining how these mechanisms
should be applied to sparse rural areas within sub regions.

The following evaluative conclusions, framed around the four key themes
of community; local authority; strategy; and finance should be read and
acted upon within the context of the recommendations, above (1 — 5).

Evaluation: community

Parish Council and community support is essential for successful delivery.
‘Fire fighting’ opposition to affordable housing in rural areas impacts on the
deliverability of a scheme: stretching capacity, affecting economic viability,
and highlighting a gulf between communities’ priorities and the objectives
of the local authority. Local opposition produces a further problem of
demonstrating that aspiration of strong voices may conceal the housing
needs of vulnerable people.

To overcome barriers that local opposition can create, working practices
and policies that shift community empowerment from a token maxim, to
one that is enabled via tangible mechanisms, are essential. Such policies
and procedures prevent the need to ‘fire fight' NIMBYism, and enables
Parish Councils to be partners within the enhanced rural enabling process.
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Recommendation 6

Local authorities and rural housing partnerships should
consider producing a Rural Communications Plan.

A rural communications plan should detail the mechanisms by
which key stakeholders can be properly informed about existing
rural planning policy, allocations, affordable housing (and lack of)
in rural communities, and the available channels of communication
to the local authority and rural housing partnership.

The HCA commits to:

+ Draw on the conclusions of the community-led
planning and affordable housing study, led by the
University of Reading and Community Council
Berkshire, and ensure they are part of the wider
approach to assessing the value of a rural housing
partnership’s initial plan for a programme for delivery.

+ Make the report available to local authorities, rural
housing partnerships and all stakeholders involved in
the rural enabling process; and provide strategic
support to improve a constructive engagement with the
community led planning process overall.

Recommendation 7

The HCA should consider collaborating with the National
Association of Local Councils to support a programme of
sub-regional ‘Parish Council Information Exchange’ events.

This programme will enable parish councils to share experiences
about rural affordable housing and related issues. This will
support a ‘bottom up’ approach to informed decision making, as
well as helping to ensure that the issues surrounding affordable
housing and sustainable communities are placed on all parish
council agendas.

82




5.10

5.10.1

5.10.2

5.10.3

5.10.4

5.10.5

Evaluation and recommendations: local authority

Organisational culture has a determining impact on whether support can
be garnered across different local authority functions. Positive leadership
Is essential to encourage joint working towards a shared goal.

With the above in mind, it is clear that how elected members approach the
subject of rural affordable housing, and relay it to officers across the
different functions, has a huge impact on determining the culture
surrounding rural delivery. Without a constructive message and unified
goal, different officers across different functions will interpret national, sub-
regional and local policy that impacts on affordable homes across rural
communities in silo-fashion rather than as part of an enhanced, joined up,
enabling process.

With a positive culture that has clear aims and objectives regarding rural
affordable housing delivery comes a working environment that can be
structured in a way that pushes the agenda forward, and is external facing
with a clear unified message.

Joined up working across local authority functions, as a result of a positive
culture, provides an opportunity to overcome barriers related to other
iIssues, including capacity, community engagement, and, of course,
planning policy.

This may involve Housing Strategy and Enabling representation within
strategic planning, development management, community engagement
and consultation processes; and that functions concerning these
processes should have regular liaison and representation on rural housing
partnerships. Regular contact, briefings and sharing expertise across
local authority functions is a way to build knowledge, awareness and
capacity; something that helps to enable support and an outward facing
consistent, helpful message to communities and partners.

Recommendation 8

Local authorities and rural housing partnerships should
consider signing up to the ‘Elected Member Support
Programme for Rural Affordable Housing.’

The programme, a collaboration between HCA and IDeA, will be
rolled out in 2010/11. The aim is to provide a forum for elected
members to share experiences, good practice and learn from each
other; and to be properly informed about the issues surrounding
rural affordable housing.
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5.11

5.11.1

5.11.2

5.11.3

Evaluation: strateqgy

Priorities of a local authority dictate how many of the other 11 issues are
approached, and so how solutions to blockages can be implemented. The
Sustainable Communities Strategy, which provide the basis for a housing
strategy, as well as how delivery takes place (within the frame work of
priorities), is a document that has potential to ensure affordable housing
delivery is rural proofed. That is, local strategic partnerships have an
opportunity to ensure rural specific issues are fully accounted for within the
overall strategy to enable sustainable communities across sparse rural
areas within a sub region.

With rural affordable housing as a priority, delivery can take place via a
proactive strategic manner, rather than reactive and ‘piece meal
Collecting a comprehensive evidence base to support a programme for
delivery, as well as identifying deliverable land is resource intensive,
especially across small rural communities, which is why issues related to
strategy need to be approached within the context of priorities, as well as
per recommendations 3 and 4.

Planning policy should be fit for purpose. Within the context of rural
affordable housing delivery, this means progressive ways of measuring
sustainability when making development management decisions, including
having proper regard to community priorities, is essential to move towards
an enhanced rural enabling process.
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Recommendation 9

Rural housing partnerships* should consider initiating a
programme of Parish Housing Needs Surveys, targeting
parishes that include housing need as an action point within
parish/community plans.

* see Rural Housing Economic Viability Toolkit, section 4, for an overview of
different types of rural housing partnerships.

To best utilise limited resource and capacity, these parishes should
be used as samples to model housing needs by Community Area (or
parish cluster). This could be resourced and managed within the
context of a rural housing partnership and form part of the essential
criteria for rural programme of investment. A mechanism that enables
collection of parish level data is essential to be confident about fully
identifying need, and uncovering ‘hidden need’; and will compliment
the data gleaned from Strategic Housing Market Assessments.

Data from housing registers, choice based lettings systems,
HomeBuy Agent reports, as well as first hand evidence from Housing
Options and Homelessness Advisors can be used to compliment the
parish level housing need surveys and strategic housing market
assessments, further ensuring hidden need is uncovered, the most
vulnerable people are identified, as well as creating a robust evidence
base for planning purposes.

The HCA commits to:

Build on relationships with large public landowners and estates,
with a view to identify ways of bringing forward land for rural
affordable housing.

This should include a strategy to ensure identification of small rural
sites — with a view to incorporating them into an evidence base to
influence deliverability of a rural programme of investment.
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The HCA commits to:

Approach the Valuation Office Agency, with a view to share
rental market evidence (raw data) with local authorities.

Private rental market evidence is collected by Rent Officers to inform
Local Housing Allowance within Broad Rental Market Areas. This
information provides up-to-date, robust data regarding open market
rents, and is a valuable data set for understanding, and acting upon
affordability across different areas and housing markets. Local
authorities and rural housing partnerships would benefit from
accessing the raw data in order to further understand their housing
markets, (at a lower level, needed across rural areas).

This will help to inform strategic delivery, tenure choice (including
intermediate rent), planning decisions and mitigation of opposition.
Further more, this data will help support the government’s expectation
that local planning authorities should provide “good data to the
electors in the neighbourhoods, so that they can develop their vision
for their community on a well-informed basis™

*QOpen Source Planning Green paper - page 8

The HCA commits to:

Provide regular reports to partners and stakeholders, including
the Local Investment Plan Practitioners Network, regarding the
progress of the ‘Development of a tool to demonstrate the
contribution of affordable housing on the sustainability of rural
communities’ project.

Appropriate HCA staff should be encouraged to join the related
Community of Practice, which will ensure a practical engagement as
well as project management role.

The HCA should plan for the evaluation and dissemination of the
outputs of the study, ensuring the value can be applied to the rural
programmes of investment within the context of the delivery of Local
Investment Agreements.
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5.12

5121

5.12.2

5.12.3

Evaluation: finance

Mitigation of barriers related to financial considerations at a time of
economic austerity is a challenge we all face — value for money and
efficiency are watch words with more significance placed on them today
than in recent history.

Efficiency does not need to have negative connotations when linked with
savings. Building knowledge, awareness and capacity within the
framework of moving towards an enhanced rural enabling approach
means a more efficient way of working - a win-win scenario. That is, the
mechanisms to implement an enhanced rural enabling process are closely
allied to more efficient ways of doing things (refer to recommendation 3).

As well as employing partnerships and cultural shifts to make for more
efficient enabling activities, the data analysis illustrated some examples of
policy that helps to mitigate financially connected delivery barriers.
Investigating ways to exempt Registered Providers from s106
contributions and tariffs on 100% affordable housing development®:
understanding perceptions of land value and reasons landowners may
decide to provide land; and challenging what can be perceived as
onerous planning obligations relating to expensive materials, can all help
(within the rural partnership model) counter aversion to perceived risk of
working up small rural schemes.

** Policy regarding contributions and tariffs could be framed to reflect numbers of schemes within a
‘Community Area’ (cluster of more than one parish) and within a rural programme of investment; or
render Registered Providers exempt based on evidenced economic viability affecting deliverability of
the schemes(s).
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5.13

5.13.1

5.13.2

5.13.3

The HCA commits to:

+ Draw on the conclusions of the Rural Economic Viability
Toolkit — Stage 1 Report, and ensure they are part of the
wider approach to assessing the value of a rural housing
partnership’s initial plan for a programme for delivery.

=

Make the report and toolkit available to local authorities,
rural housing partnerships and all stakeholders involved
in the rural enabling process; and provide strategic
support to improve understanding and awareness of
economic viability challenges in rural areas

The rural housing economic viability toolkit is a practical learning and
guidance tool to support local authorities and rural housing
partnerships better understand viability challenges, with a view to
overcome them.

The Stage 1 report includes recommendations to approach viability
challenges to design, infrastructure, code for sustainable homes,
resources, construction and fees, and how to incorporate them into
strategic and delivery plans.

Evaluation: quality and adherence to wider strateqic aims

It is of paramount importance that by supporting local authorities and their
partners increase and accelerate delivery, quality and adherence to wider
strategic aims are not compromised.

A focus on the needs and aspirations of vulnerable people is essential. To
enable and maintain sustainable communities, the relationship with
housing also demands a strategy that has both the ambitions and delivery
mechanisms to enable vulnerable people to live within their own
communities, negating a sense of dependence and social exclusion.
Although not highlighted as part if the data analysis, this issue provided
some cause for discussion in relation how proper regard to the needs of
vulnerable groups can be part of a strategy to enable sustainable rural
communities.

These discussions covered issues ranging from the need to overcome
mis-informed perceptions of who is allocated affordable homes, to
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5.13.4

5.13.5

5.14

5.14.1

5.14.2

5.14.3

5.14.4

5.14.5

ensuring development in small rural settlements is planned with a proper
regard to the needs and aspirations of all members of communities,
including vulnerable groups.

An ability to provide data detailing outcomes of allocations policies,
including actual allocations, would help to inform local communities’
priorities and planning. Furthermore, presentation of this data may
support local authorities help mitigate opposition by allaying ‘fears’ and
mis-informed perceptions; and help to highlight positive impacts of mixed
and diverse communities.

With the above in mind, any evidence base collected and passed to the
electorate to help define priorities should include robust data regarding
vulnerable groups. This way, suitable planning policies, including local
allocations plans, are more likely to come about.

Project Outputs

Since the Project launch in April 2009, the team has visited over 65 local
authorities and partners organisations, as well as attending many forums
about rural housing, and delivering presentations and workshops at
various events and partnership meetings. This process has helped
enthuse and energise local authorities and partnerships, although
conversely many have enthused and energised the project team, providing
fresh impetus, examples and ideas.

All outputs of the Rural Affordable Housing Project are a result of the
dialogues with local authorities, Registered Providers, Rural Community
Councils and other community organisations.

All outputs have been designed to support local authorities and Rural
Housing Partnerships prepare and be set up for future delivery.

All outputs have been produced with the intention of being used in a
practical way — including this document, which is written, not only as the
report of the project’s research, but also as an introduction to the Rural
Enabling Guide.

The Rural Enabling Guide is a tool to collate and disseminate all the
outputs of the Rural Affordable Housing Project in a practicable way. It
houses all the good practice examples, retrievable via the thematic model
informed by the project dialogues and data analysis. It also provides
further support and signposting regarding rural affordable housing
planning and delivery. The summarised Rural Enabling Guide can be
found in Appendix 1; the full version is accommodated within the Rural
Affordable Housing Project pilot web site, along with other rural housing
related information and links. This is the mechanism to ensure the
project's aims and outcomes are maintained, providing the capacity to
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5.15

5.15.1

5.15.2

5.15.3

5.15.4

5.16

5.16.1

5.16.2

continuously review and update the Rural Enabling Guide, keeping it
relevant and of value: www.ruralaffordablehousing.org.uk

Concluding discussions: Reflections

The enthusiasm, energy and expertise on the ground is palpable. Many
local authority strategic housing and planning officers are clearly working
hard to negotiate challenging layers of strategy, policy and procedure, in
order to help enable and maintain sustainable rural communities.

Many partnership agreements between local authorities, registered
providers and community organisations are extremely organised, with
much to offer in terms of cooperative and strategic working practices and
policies.

The data analysis focussed on the dialogues with local authorities. The
structure and framework of this report does not allow for a full analysis of
the dialogues the project held with Registered Providers, Rural Community
Councils and other organisations involved in the enabling process. But, all
evaluative conclusions and recommendations take this data fully into
account. In fact, the focus on Rural Housing Partnerships is indicative of
the manifest importance of the respective parties within policy and
procedure relating to rural affordable housing delivery. No local authority
can be a successful enabler across their small rural settlements without
the employment of the expertise of partners; this being a fundamental
principle of an enhanced rural enabling approach.

Enabling affordable housing is a local authority function. How this is
delivered across small rural settlements depends on the full engagement
of the various partners, and ensuring enabling activities are conducted
with rural specific matters embedded within action plans and strategies. It
is the conclusion of this report that only by moving toward an enhanced
rural enabling process can this function be successfully achieved in a long
term, sustainable manner.  This requires knowledge, awareness and
capacity building, which in turn demands a structured, joined up approach,
internally and externally, for both rural strategic planning and delivery.

Concluding discussions: aiming to garner support and ensure deliverability

The recommendations above have been made with a view to help local
authorities move towards an enhanced rural enabling process — thus
supporting not only local authorities, but for partner organisations and
stakeholders to have full and equal investment in the shared goals of
enabling affordable housing - in its role as an essential piece in the puzzle
of rural sustainable communities.

The theoretical context, as detailed in chapter 2, reminds us that
affordable housing is linked to how communities can maintain themselves
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5.16.3

into the future. As part of the wider debate surrounding jobs, the local
economy, services, education and social capital in small rural
communities, housing affordability is key. This is one of the reasons the
Rural Affordable Housing Project commissioned the study to develop a
tool to demonstrate the contribution of affordable housing on the
sustainability of rural communities — to nail down evidenced links between
affordable housing and these other elements being essential to engender
support for delivery and to inform planning decisions. This report has not,
though, investigated strategic planning policies directly impacting on rural
employment space, retail, and services. The remit and framework did not
have room for this, although discussions surrounding live/work housing
and using public assets as community hubs and retail centres should
move forward. Nor has this report focussed on the different models of
‘affordable housing’, from self build, to co housing, to vehicles such as
community land trusts / local housing trusts — this relies on further data
and is a discussion for another forum. The good practice examples
illustrated above, and on the pilot good practice website, demonstrate that
local authorities and communities are working well together in many areas;
and are well equipped to take on the challenges of the new political and
economic landscape using progressive ‘community led’ and ‘bottom up’
approaches including local housing trusts. This, though, means it is even
more important for local authorities to focus on the policies and procedures
surrounding their rural housing enabling services, evaluate service delivery
by way of communities’ needs and aspirations, and work in partnership
with delivery partners, communities and other stakeholders to help ensure
a sustainable rural future across the country.

This report has focussed on how to help enable and accelerate delivery of
affordable housing in small rural settlements by identifying and
disseminating examples of policies, procedures and mechanisms that help
to overcome the barriers to delivery. Employing the good practice shared
across the country is the first step towards a process of overcoming
barriers when enabling affordable housing in rural areas, and dispense
with much of the need to ‘fire-fight’ in a reactive manner. Importantly, it
also provides partners and stakeholders with a full overview of the rural-
specific issues within a strategic context - with the ultimate aim of
garnering support and ensuring deliverability.
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