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Preamble

The committee has worked on this report since September 2011. The initial terms of reference (see level one) were expanded as a result of a one month delay in receiving the full housing needs survey. During this period it was decided to evaluate the survey results in the absence of the narrative and to utilise the time setting up meetings with some of the key players in the business. These early meetings were so informative that it was felt appropriate to expand the terms of reference to encompass issues that would likely arise in the future, so using the time to good advantage.

2007 Housing Needs Survey

The original survey results are available in the hard copy from the Clerk. Re-evaluation of the survey gave rise to results that differed somewhat from those published by the surveyor. In summary our evaluation failed to evidence a serious housing need and we could not agree with the surveyor’s comment regarding the excellence of the survey. Our evaluation exposed some interesting additional conclusions, but we felt the survey had not given value for money and warn against spending further money on such an exercise without serious thought. The Committee’s evaluation and its comments are included as part of this package.
Affordable Housing Financial Profiles
Affordability being a core issue of this project, an effort was made to determine the costs of current living for various profiles which corresponded to those that had been evaluated in the 2007 housing needs survey. Unfortunately committee resources did not allow for the completion of this part of the project. Clearly it is an important component in understanding the viability of any building project, and it needs to be completed prior to committing to a future project. As general guide line it should, in the absence of any data, be assumed that the smallest accommodation would be affordable by those whose income is around 20K per annum. Historically the upper cut off limit was set at 60K but this almost certainly was for large families living in high cost areas and is not a typical occurrence. 
Pam Walmsley
Pam is what would be described as a Private Enterprise Housing Enabler. She does this in competition with others in the business and as far as we know the only local Public Housing Enabler is BRCC. In many respects there are significant differences between the services offered by Pam and BRCC, many of which mirror the common differences between Public and Private enterprises. We found Pam was knowledgeable, well connected in all areas, and keen to follow through on the issues. As an example of this she arranged the meetings with BBC and the HCA both of whom knew her well, and she contributed sympathetically at the meetings.

During the finalisation of this project Pam Walmsley kindly reported her research on the offerings made by the Guiness Partnership. She understands that Guiness do not base their business on the GU and Jephson model and it appears on the surface that Guiness may be able to participate in a development which provides housing at below market rates. The committee recommends that a meeting be held with Guiness to elaborate this information if the Parish Council decides to pursue a project.  

BRCC – The Public Rural Housing Enabler
This organisation needs little introduction. Their services are well spelt out on their website. They would be the organisation to run a housing needs survey should we elect to proceed and BBC gave their support.
Housing Associations

Housing Associations are private enterprise bodies who have taken over local government housing stock. Their finances are born out of bank loans taken against that stock. Some of them evolved from closely affiliated industries such as private landlords and brought their expertise to the industry. They continue to bid for government money which is granted in the expectation that they will build properties suitable for social and affordable housing. There is a distinct difference between these two categories. The government grants and other mechanisms supposedly allow them to create lower cost housing. However on investigation of their finances it becomes evident that their business model is more about filling their boots than providing housing based on a limited mark up of the building project costs. And it is this business model that holds the secret to why Carlton cannot get affordable housing, and it is not set to change. The most significant issue is that affordable housing provided by a housing association is placed on the market at a price that is independently assessed by a valuer at the local market rate. The affordability for prospective house buyers stems from the possibility of leasing a share and renting the balance at 80% of the private market rate, but if one examines these costs carefully it becomes clear that a leasee is not greatly advantaged, whilst the housing association makes a tidy profit. Alternatively the option exists to rent the property on a life time tenancy (the case for both Grand Union and Jephson). The rent is based approximately on 80% of the equivalent private market rent which is probably the most affordable proposition, but not greatly affordable in quality environments. This business model seems to be common in the industry and it should be noted that limited competition almost certainly ensures a good life for all.

BBC
The BBC takes a keen interest in these projects and have maintained a file on activity in Carlton. They seem, through their experience, to have determined a successful process to bring a development project to fruition. This is spelt out in the call report.

They additionally have some experience with an alternative route through the formation of a Community Land Trust. Although such a route is likely to realise more affordable housing it requires a much higher level of local commitment. This is not for the faint hearted, but the satisfaction return for the Community in completing such a project is huge. 
Allocations are normally a subject of intense discussion. If BBC or HCA are involved in the project then housing cannot be left empty for any appreciable time so new allocations are normally taken direct from the housing register, so it is encumbent on the PC to maintain its community needs up to date on the register. If there is an eligible villager with a single housing need then they would automatically be top of the list. If there was nobody in the Parish in need then a search of the register would be applied in ever increasing circles from the community until a person was located to take up occupancy.
BBC are an inevitable player in any affordable housing scheme in the Borough. They set the rules and have a clear view of how locally promoted schemes are progressed. These rules were clearly spelt out and the HCA are in complete agreement. Their advice on how to proceed and initiate a successful scheme is as follows:

· It would be a waste of resources to leap into a new Housing Needs survey. In fact BBC say they would oppose it on the basis of insufficient local knowledge of the Parish requirement and a community supported proposal to satisfy it.

· The first step is to understand the enthusiasm of the local community for an affordable housing project. The feelings and inclinations of the PC are just not sufficient to make this call. At a minimum, a vote of support from a well publicised and attended Village meeting is needed.

· If the requirement is still felt strongly then there needs to be an evaluation of all the possible sites with the involvement of the Landowners to understand the possibility of acquiring a site for the development. There appear to be quite a few to explore in Carlton (see the Allocations and Designations map – part of this package).

· The sights are then short listed based on all the environmental considerations.

· For each site the nearby neighbours are then invited to consult on the site which might affect them.

· Finally the site is selected and proposed to the local community for feedback.

· Once the site is accepted by a clear majority of the community then the PC needs to determine the likely housing need on its own initiative. In other words it works with individual community members to assess their need and if appropriate helps them to get placed on the housing register. In effect, build a Parish housing register.

· When that is completed, the PC then needs to evaluate and choose the process which can deliver a financially viable project to satisfy the Parish needs. Currently the options available to the Parish are financing through either a Housing Association, or through Community Land Trust. If a CLT is chosen then it would need to be set up and the financing model established. There are a number avenues to explore in order to establish external funding. 

· Once a business plan is in place a Housing Needs survey can be requested.

HCA

The Homes and Community Agency is the government regulator. Although this is their brief it is not at the time of writing yet in this position and we should await the publication of their new strategy due out in a few days time. It seems they are likely to be spending their time looking for value amongst the reserves of HAs rather than increasing their grants. This will not make housing any more affordable. They appear to be aware of the inequities that arise from the market based model but it is not something that is going to change. In fact change will be slow as the business sector is seen as being very risk averse.
In the case of Community Land Trusts they do get involved but just how much financial muscle they offer is difficult to assess at this time.  A specific purpose of meeting with the HCA was to examine the success of the Allendale Project. This project faced the same unaffordable issues as Carlton and its successful resolution was thought possibly to be helpful to us. Unfortunately the financial climate has changed and the grant of £60K per house is no longer realisable. As the economic environment deteriorates grant money will dry up, and the recent headline news about new money for building houses is just a drop in the ocean compared to how it used to be, small comfort for Carlton. However they were able to provide some details of charitable sources of funds and Pam Walmsley is looking into these.
Affordable Housing Assets currently in Carlton

The committee identified 9 Pilgrim houses in Carlton (3 in Street Close and 6 on the Causeway). It is a moot question whether these assets are being exploited to the benefit of the village community and its needs. The indications are that the Parish Council in its enthusiasm for an affordable housing scheme has completely overlooked the proper use of these assets. This fact is clearly illustrated by the recent new allocation of a Causeway Pilgrim house to, it is believed, a tenant from outside the community, and to the best of the committee’s knowledge this house was not offered to anyone in Carlton. In all probability this was due to a lack of knowledge of the local needs by the Parish Council, little if any coordination with the BPHA, and insufficient use of the housing register.
Post Script

On 29th November the HCA published their new strategy for affordable housing. It can be found on their website. Although the committee are aware of it, we have concluded that it would be premature to launch into the various financing propositions at this stage of project development. The Parish Council’s focus needs to be on preparing both itself and the Parish for assessing the need for such a development, locating a site, and building a business case.
Committee Recommendations

1. The Parish Council should not waste resources at this time on a new housing needs survey.

2. The Parish Council should build a relationship with BPHA with a view to meeting local housing needs by utilising the assets in place. 

3. The Parish Council should take control of its neighbourhood by building a Parish Plan.
4. Following on from 3., effect the recommendations made by BBC to better understand local housing needs and if appropriate move forward as they have indicated in order to initiate a project. 
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