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Foreword

This report by Community Finance Solutions is a testimony to their pioneering work on
Community Land Trusts (CLTs) over the last decade. CFS and, in particular, Dr Bob
Paterson, have paved the way for communities across the country to set up CLTs to
provide affordable homes.

But the report is also a testimony to the tremendous achievements of the communities
themselves. They have, often against huge odds, set up CLTs and built homes and other
community assets for the benefit of local people, guaranteed to remain affordable in
perpetuity. They have delivered over 200 homes and, whilst this is a small dent in
overall housing need, the CLTs have made a significant contribution to the communities
they serve and, in many cases, helped the area or village stay alive. These CLTs are also
the pioneers, with many communities now following suit and learning the lessons from
the early adopters.

This report is very timely, published less than six months before communities can take
up the various Community Rights. However, these Community Rights will only be
meaningful if they offer a genuine way to address what people care about. That may be
a lack of affordable housing, taking over the local pub or reviving local services. This
report shows that, even with all the will in the world, communities need the right tools
and conditions to be able to make things happen on the ground.

For CLTs, the essential tools and conditions include:

e A strong commitment from the community to drive the project from the start, all
the way to the completion of the homes or assets and beyond;

e A ready supply of specialist technical advice and support throughout the process
to convert an ambition into homes on the ground;

e A local authority that is prepared to think imaginatively about land or asset
disposal or the use of the New Homes Bonus and the Community Infrastructure
Levy, valuing the wider social and economic benefits that community-led housing
can bring. This is critical if we are to see CLTs take off in cities.

CFS have led the way for communities to set up CLTs and the National CLT Network
looks forward to taking on the baton and creating a route for communities that becomes
well-trodden. We look forward to many more communities benefitting from not only
being part of the vision for their local area but the key part of the solution.

Catherine Harrington
National CLT Network






Introduction
In 2001, the authors were involved in a project funded by the Countryside Agency

examining the nature of rural financial exclusion. Unlike urban areas the interviews
within rural villages and small towns kept returning to the same problem: access to land,
either through affordable housing or business premises. The report, ‘Investing in People
and Land’, recommended the creation of new type of organisation entitled a Community
Asset Reinvestment Trust (CART), which was to be the combination of regional loan
fund and a Community Land Trust (CLT). While the loan fund would concentrate on
business and personal loans in isolated communities, the CLT element would:

“...hold and use community assets for the betterment of the community, whether it
be village halls, sub-post offices or starter farms. It could develop land for
affordable housing that could then be kept in the community under a restrictive
covenant...’ 1

Subsequently to 2001 the authors gradually refined the English and Welsh CLT model
as distinct from the CARTSs. This enabled land and property to be held directly by
communities rather than indirectly through the CART. Ten years on and both the
purposes and the principle of holding assets by the community for the benefit of that
community remain central to both the remaining CARTs and the wider CLTs. What also
remain are the problems of affordable housing and access to business premises.
Construction of new homes in England have not kept up with demand and the difficulty
of getting a mortgage for potential first time buyers, let alone the chances of affording a
home in most parts of the country, have actually deteriorated. Today, CLTs are probably
needed more than ever and some communities have decided to take the matter into their
own hands and build local homes for local need.

This ‘proof of concept’ report seeks to examine and quantify the progress made by
Community Land Trusts (CLTs) now that there are a significant number of homes on
the ground. Through the evidence of the case studies it will also look at the lessons
learnt.

For many years, community based organisations have been working to provide solutions
to local issues such as transport, training, community centres, open spaces etc but the
provision of housing (and particularly affordable housing) has had a relatively low
profile. Principally this is because in England (although not, for example, in the US)
housing has usually been seen as separate from other aspects of community
development and has been the preserve of the housing association movement.

The National Community Land Trust Demonstration and Empowerment programmes
have been led by Community Finance Solutions (based at the University of Salford) and
have been funded by the former Housing Corporation, Carnegie UK Trust, the Higher
Education Funding Council for England and the Department of Communities and Local

1 K. Dayson, B. Paterson and P. Conaty, Investing People and Land’ (2001) p33



Government (DCLG). This programme has provided support and advice to CLT projects
in England on their formation, business planning and general technical assistance. The
work was primarily focused on the provision of affordable housing but in some projects
other community asset classes were included.

What is a CLT?
There are a diverse range of models to suit different circumstances. Some CLTs have
been started from scratch, some have evolved from existing organisations (such as
almshouses and charitable trusts), and others were different organisations which met
the legal definition (see below) of a CLT (for instance development trusts). Some have
preferred to use the term Community Property Trust whereas others make no reference
at all to CLT!
However there are some generalisations we can make:

e A CLT is a charity or a not for private profit distributing company that owns land

and property for the benefit of a community and people living or working there.

e The purpose of a CLT is to create community asset ownership in the form of
affordable homes, workspace, food growing and conservation etc for the benefit of
present and future generations. This ownership of community assets is a
resource for people to steward, rather than for speculation on the market.

¢ CLTs provide a model for community asset ownership as an alternative to
statutory and private terms of ownership.

CLTs are however a legally defined form as regulated in the Housing and Regeneration
Act 2008, Part 2, Chapter 1, Clause 79:

A Community Land Trust is a corporate body which:

1) Is established for the express purpose of furthering the social, economic and
environmental interests of a local community by acquiring and managing land
and other assets in order -

—  To provide benefit to the local community

- To ensure that the assets are not sold or developed except in a manner
which the trust's members think benefits the local community

2) Is established under arrangements which are expressly designed to ensure that:

— Any profits from its activities will be used to benefit the local community
(otherwise than by being paid directly to members)

- Individuals who live or work in the specified area have the opportunity to
become members of the trust (whether or not others can also become
members)

—  The members of a trust control it

How a CLT works?
Every CLT develops in a unique way, depending on local needs, the people involved and
the context.

CLTs originated in practical land reform by the Co-operative movement and the
Chartists. John Ruskin and Octavia Hill used community land trusts to found housing



associations and the National Trust in the late nineteenth century. Building on existing
work in the USA, CLTs were used in Britain in the 1990s by Scottish crofters for
community buy outs of land from absentee landlords such as the Isle of Eigg and Isle of
Ghiga Trusts. At the same time English villages such as Stonesfield in Oxfordshire and
High Bickington in Devon were seeking CLT type solutions to ensure village viability
and affordable homes in the face of market failure. This has propelled the activity in
England as evidenced in the case studies which demonstrate how people can bring land
and property into community ownership so as to:
e Provide affordable homes and keep them affordable for people living or working
locally.
e Secure land for workspace, food growing and conservation.
¢ Control local land use for community benefit.
o Encourage private resident involvement.
e Return the value of public investment.
e Enable people to take action to create social cohesion and a sustainable diverse
community.
e Offer a secure way for people to invest in community asset ownership for local
benefit.

How are CLTs run?

CLTs take a variety of forms; they may build on existing constituted organisations or
are new organisations committed to the stewardship and affordability of land, housing
and other buildings used for community purpose. Typically newly formed CLTs are
constituted, in no particular order, as a company limited by guarantee, an Industrial
and Provident Society (IPS) or as a community interest company. In addition to deciding
upon the legal structure, promoters of CLTs need to agree whether to register as a
charity, to incorporate a ‘trading’ subsidiary or to set up a cooperative for the
subsequent management of assets etc. Other considerations include registration with
regulatory authorities, depending whether or not the CLT intends to have immediate
access to public funding from the Homes and Communities Agency (HCA). Whatever
legal structure is decided upon, a CLT is controlled by its members who in turn elect the
trust’s board of directors. Typically, CLTs draw their members/directors from three
sources:

e Directors representing residents from within the local community of benefit and
potential service uses e.g. leaseholders who pay ground rent.

e Non local community representatives with professional skills related to land
management and stewardship e.g. surveyors and accountants.

e Directors representing the broader community and public interest. These may or
not be members, could instead be co-opted, and can include representatives from
local landowners or the local authority, who have endowed the CLT with land, as
well as community interest groups locally, concerned about access to affordable
housing and other relevant interests within the community.

The board of directors’ role is to steward intergenerational access for the community
assets created both now and in the future, as well as protecting the interests of the
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community as a whole. A key requirement of the board of directors with regard to the
provision of affordable homes is to ensure that the homes remain affordable, or if the
restrictions are lifted, for the equity in the asset to be recycled for alternative local
housing provision.

A key responsibility for the board of directors is to ensure that the CLT can raise capital
funding and become a viable social enterprise. The directors will need to secure funding
to undertake feasibility studies, prepare development and business plans, secure
planning permission, raise development finance, and perhaps long term mortgage loans
to fund rental homes. This will require access to a cocktail of funding including bank
finance on commercial terms through to grant aid to carry out feasibility studies. A
crucial ingredient has been the creation of the Community Land Trust Fund
(www.cltfund.org.uk) which aims to remove barriers to the development of CLT projects

by financially supporting CLTs from their inception through to occupancy of the
affordable homes.

Why is a CLT needed now to support the provision of affordable homes?

There is an affordable housing crisis, particularly in rural areas and for young people,
many of whom cannot afford to rent or buy near where they work or have family links.
Interest in CLTs has been growing over the last few years and recent research reports
have investigated the role that CLTs could play in the delivery of affordable homes.2 The
number of new housing completions nationally has fallen to an all time low as both
public subsidy and cross subsidy from the private sector have fallen. This has taken
place in the midst of an economic crisis that has also caused a lack of available mortgage
credit for first time buyers.

CLTs are an innovative approach that can supplement and compliment established
social housing providers, and private sector developers in addressing the issue of
providing affordable homes in England.

Local communities, particularly in rural areas as evidenced by the case studies, are
keen to embrace the idea of doing it themselves as the way to provide additional homes
and/or create a more diverse tenure pattern to suit local housing needs. Interest in CLTs
and co-operatives, both within the policy community and in government, has been
reignited as a way for communities to acquire and hold land and property in trust. This
1s in essence a reaffirmation of the roots of this approach found in the co-operative,
almshouse and garden city movements of the late nineteenth century.

CLTs are promoted for a number of reasons; for some the justification is ideological as it
is seen as way to genuine community empowerment - local solutions for local problems;
for others it is a practical response to the lack of public grant or cross subsidy funding;
whereas for others, they do not want to be told what to do or who to house by a local
council, housing association or private developer. Whatever the reason, each CLT
develops in a unique way due to local needs, the people involved and the context of the
community being provided for.

2 “More Homes and Better Places: Solutions to address the scale of housing’, BSHF (2011); ‘Living Working
countryside: The Taylor Review of Rural Economy and Affordable Housing’ (2008) & Affordable Rural
Housing Commission (2006), Final Report
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Benefits of a CLT in the provision of affordable housing
CLTs work by enabling occupiers to pay for the use of buildings and services at prices
they can afford whilst the value of the land, housing subsidies, planning gain and any
equity benefits are locked in to the benefit of the local community being provided for. A
CLT can ensure:

e Access to housing for those on low and moderate incomes.

e Owner occupancy that is affordable though recognised part purchase models.

¢ Long term sustainability and viability through housing to rent.

e A local scale vehicle for charitable giving and financial investing.

e Local community control and participation.

o Flexibility to respond to both local opportunities and national initiatives e.g. the

Big Society.

CLTs can, as demonstrated in the case studies, be small and local, serve city
neighbourhoods, villages, towns and both rural and urban communities. They work in
partnership with a variety of organisations; for example, a CLT can work with an
existing housing association to benefit from their development and management
expertise, as well as charities, local authorities and local enterprises needing workspace.
They can also partner with landowners and developers who are prepared to forgo a
proportion of developer’s profit as an investment into community benefit.

Who has done it already?
There has been consistent growth in CLTs over the last few years and there are now

over 80 organisations in England and Wales that define themselves as a CLT, ranging
from fledgling organisations that are just starting out to established CLTs.

The National CLT Network was formed in 2010 as the National body for CLTs that
promotes and supports the work of CLTs and its members. The map below, taken from
the CLT Network website (www.communitylandtrusts.org.uk), gives a clear indication of

a growing movement of community organisations in England and Wales committed to
the CLT concept.
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It 1s work in progress and the icons signify the following:

’: Completed

’ : On site

$: Significant progress working up scheme. Planning permission pending or granted.
’ : Formally constituted as a CLT and working up scheme

’ : Ambition for CLT but not yet formally constituted

’ : Stage unknown

-: The shaded areas represent umbrella CLTs

At the time of writing (October 2011), 137 homes have been completed and a further 92
homes are on site. These are set out in the table on the following page. Of the total of
229 homes provided by 18 CLTs, 35% (81 homes) are for rent, 59% (135 homes) are for
part sale and 6% (13 homes) are for outright sale. Self build homes or plots account for
34 homes or 15% of the total. Also of significance is the fact that just under half (105
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homes) are being provided in Cornwall. This demonstrates the impact of the Cornwall
CLT acting as an umbrella support body that can provide technical advice and support
to local CLTs as well as developing homes in its own right. Cornwall CLT is co-located
with Cornwall Rural Housing Association who on adjoining sites have completed a
further 24 homes for social rent.
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CLT homes provided or under construction in England 315t October 2011

Total Rental | Part Sale | Open Market

Homes Provided Homes | Homes Homes Homes/Plots Comment

Allendale Community Housing, Northumberland 3 3
Bishops Castle CLT, Shropshire 2 2
Buckland Newton CPT, Dorset 10 5 5
Cornwall CLT, Blisland (6), Blunts (8), Bryher Close 39 39
Kelly Bray (15) & St Teath (10)
Foundation East, Suffolk 2 2 +1 retail & 8 business units
Holsworthy Community Property Trust, Devon 11 1 10
Homes for Wells, Norfolk 15 15
Lindisfarne Community Development Trust 11 11 Built over 3 phases
Stonesfield CLT, Oxfordshire 14 14 The first CLT in England
St Ewe Affordable Homes, Cornwall 4 4

20 20 Self build first phase 12 homes, second
St Minver CLT, Cornwall phase 8 homes
Waterhouse Housing East Portlemouth , Devon 6 6

137 59 78

Homes under construction
Cornwall CLT, Lizard Village (3), Nancledra (2), 9 9
Bryher Close Kelly Bray (4)
Camelot Country CIC, Cornwall 14 14
High Bickington Community Property Trust, Devon 21 7 9 5 Open market are outright sale homes
Holsworthy CPT (Bridgerule) Devon 4 4
Luxulyan CLT, Cornwall 13 13
Lyvennet Community Trust, Cumbria 20 10 2 8 Open market are self build plots
St Just in Roseland CLT, Cornwall 6 6 Self build with a further 2 homes with
planning permission

Worth Matravers CLT, Dorset 5 5

92 22 57 13

Total Homes 229 81 135 13

BP/CH October 2011 100% 3;% 58% &)




Harnessing the Learning from the ‘early adopters’

The second part of this report is a series of case studies detailing the nature of the
individual initiatives and the challenges faced by the communities. In this section we
identify generic lessons from these divergent CLTs.

Investing in People
Perhaps the most telling observation is that investment in people is more important
than investing in the land. Although there are examples of the land being gifted to a

community that results in a CLT being developed, in most cases the community came
together to realise there was a problem that needed addressing and subsequently
identified and purchased a site. We would recommend that potential CLTs concentrate
on establishing a viable group with a clear set of values and objectives. Then even if it
proves difficult to secure the land, as in East London, or there are problems with
planning, such as in High Bickington, there is group of people working together to
maintain momentum, provide mutual support and search for a solution.

The second element of investing in people is the social capital of the CLT members. As
outlined by Putnam, social capital is the connections and networks in which we are
embedded.? The more extensive these are, the more likely an individual will have a job
etc. In nearly all the cases the CLTs have been led by middle class professionals and we
do not believe this is a coincidence. By definition, professionals will be connected both
with other professionals in their field and those in other fields. This wide but shallow
network is particularly useful in complex transactions involving many different
professions, such as the purchase and development of land. Therefore a successful CLT
needs to either have a membership that has these skills or be able to access them. This
poses particular challenges for CLTs in deprived communities which need to spend more
time developing the networks required and/or draw on external enabling support.
Consequently, we would expect CLT development to be more efficient and swifter in
communities with a greater mix of social capital. However, the advent of umbrella CLTs
(Cornwall Community Land Trust) alongside CARTs (Foundation East) means this can
be partly offset. For many communities this may be their best means to fast track their
development. Equally, some CLTs (such as Worth Matravers) worked with a local
housing association who provided the technical support.

Land

Having noted the priority of people, land is still essential. By definition without land
there cannot be a CLT, just a community group with an interest in land. But the
common thread is that none of the land used in the case studies was purchased at open
market rates. It was granted, or offered at an agreed rate (purchased at agriculture land
prices that is later used to build housing) or cross subsidised. The land came from both
the private and public sector but it was still not at an open market rate. Examining the
business models within the case studies, we are unsure whether CLTs can prosper if
they have to pay full market rates. Unfortunately, they do not have land banks that can
be drawn on for new developments, whereby land is purchased when prices are low and

3 Putnam, R, ‘Bowling Alone: America’s Declining Social Capital’, Journal of Democracy 6 (1) (1995) 65-78



then held until housing booms. Neither do they have access to land parcels that were
transferred when various public institutions were privatised, such as that held by
Network Rail. This means CLTs have to spend time identifying potential sites and
persuading the land owner to sell at a sub-market rate. On many occasions CLTs get no
further than this partly because the landowner is not willing to sell and, partly that the
CLT becomes focussed on a particular site and cannot move on if the landowner says no.
Successful CLTs are entrepreneurial in that they are opportunistic and develop sites
that are available, even if that does not match their ideal requirements. They recognise
that one successful project builds local credibility and may lead to other landowners
coming forward with offers.

Funding
The case studies showed no pattern to the funding sources except that they all relied on

a cocktail of monetary supply. Funding can be broken into four distinct categories:

o Initial seed corn money to help get the CLT started as a community led group
and a subsequent legal entity.

e Development finance towards the land purchase and construction costs etc.

e Long term mortgage loans if rental homes, and access by vendees for retail
mortgages to finance part purchase.

e Bridging and revenue financing to help the CLT itself pay its initial bills at
handover and a revenue reserve in the form of a dowry.

It would appear that most of the initial funding has come from charitable foundations
and local sources such as local authorities. The bulk of the capital grant funding has
also come from a variety of sources, but more likely to involve regional, national and
European bodies. For example, Bishops Castle Community Land Trust (BCCLT)
received £50,000 from the Homes and Communities Agency (HCA) as well as funding
from Shropshire council, while Foundation East is supported by the European Union
and the East of England Development Agency. By contrast, development finance and
long term loans have often come from commercial providers such as Ecology Building
Society, Triodos Bank or Charity Bank. There was little evidence of interest in funding
CLT development from the large high street banks. In addition, some of the CLTs were
being established as Industrial and Provident Societies (IPS) and were in the process of
raising community investment through issuing share capital. If CLTs are to prosper in
the future it is probable of this cocktail of funding will remain, though hopefully with
the commercial financial sector making the majority of the development and mortgage
lending.

Legal Structures

There was much stronger commonality in the nature of the legal structures than the
funding models. All the CLTs were either companies limited by guarantee or Industrial
and Provident Societies, nearly all of which were registered as charities. A number of
the IPSs have issued share capital at a level low enough to encourage community
membership. Bishops Castle had 204 members who had purchased at least one £5 share,
while High Bickington had 224 members holding at least a £1 shareholding. Equally
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impressively, Holy Island had 80 members, nearly half the island’s population. Although
the total sums raised are modest, by issuing capital the CLT is demonstrating its
support and embeddedness within the community. This helps when negotiating with
potential funders and making planning applications. It is also in contrast to the
relationship with the HCA whose expectations are such that some CLTs expressed
concern at the level of bureaucracy, to the extent where some sought a housing
association partner to manage the housing stock. From the pilots there is still
disjuncture between the notion of an independent self contained CLT and the nature
and exercise of government regulation. However, there was praise from Lyvennet
Community Trust for the Big Society Bureaucracy Busters within the HCA and the
DCLG. There was also widespread recognition of the importance of the financial support
accessible from the HCA.

Local Support and Key Partners

Almost all the CLTs reported very positive connections with their local authorities, both
at district, county and unitary level. For Saint Minver CLT, the then local authority,
North Cornwall district council, were crucial due to the provision of start up grant and a
subsequent interest free loan to underpin the development. Additionally, in some CLTs,
councillors were co-opted onto the CLT board, such as Shropshire county council’s
membership of Bishops Castle. What this demonstrates was not just the importance of
political support but also its nature. In all cases where the project has passed planning,
local political engagement has been a key factor in helping give the initiative credibility
and providing informal assistance through the planning process. We suspect that CLT
proposals lacking local political support will struggle to get schemes off the ground. This
was apparent during the planning process, as when a number of CLTs found the
relationship with the HCA challenging, they drew heavily on local political support.
However, it is acknowledged that work between the National CLT Network and the
HCA is ongoing to address this and prevent such difficulties in the future. Worth CPT
stressed the role of the local planning authority and the parish council, Holy Island
Development Trust emphasised the support from the whole island and Saint Minver
CLT found local endorsement essential as they found it a tough slog due to some
opposition. Most notoriously High Bickington CPT faced the most significant planning
obstacles and these were predominantly due to regional and national governmental
agencies, which contrasted to the assistance from district and county councils.

The other key partners were housing associations and CLT umbrella organisations. In
some cases housing associations provided advice, but more generally due to the HCA
guidelines, mentioned above, they became the manager of the housing stock. Most
reported good relationships with housing associations though they stressed the
importance of selecting the right HA partner. A number of the pilots were in locations
covered by CLT umbrella organisations and these were seen as a useful source of
information, assistance and support. As the CLT movement moves beyond the pioneers
the importance of these umbrella organisations should grow. The relationship between
the umbrella organisations and housing associations also influenced the structure of the
CLT. Where the CLT was the dominant partner with a strong board capable of
undertaking most tasks the housing association/CLT umbrella provided technical
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support. If the CLT was concentrated on local strategic priorities it would often have a
service level agreement with a housing association for the day to day management (Holy
Island), or lease the land to them as in the case at Worth CPT. Similar partnerships can
also be established with the umbrella bodies. Indeed, Foundation East offers a service
where they hold the land within their institution on behalf of the community. This could
be useful for new initiatives where the land is available before the community group is
fully formed. It could also be beneficial in locations where there is a lack of local capacity.

In most cases the rental housing allocation policies arose out of local planning conditions
as part of the S106 approvals, or were developed in partnership with the local authority.
In some cases, such as Holy Island, this was managed by the housing association
partner as a condition of the HCA support. By contrast Holsworthy CPT agreed theirs
with Torridge district council and the priorities were local connection through
employment, residence and family. Many of the other CLTs had similar clauses though
Buckland Newton CPT included a clause on education alongside employment. In nearly
all cases the CLT decided its geographic coverage and this was incorporated within the
allocation policy. In terms of for sale stock most sold part of the homes at percentage of
open market value, including a pre-emption clause to re-buy when the homeowner
comes to sale; while some allowed shared equity stair-casing (High Bickington &
Holsworthy CPTs).

Impact and Legacy
All the CLTs reported that their project had made a considerable difference to their
community, in terms of self belief and engagement. Bishops Castle commented that it

gave the community a sense of ownership and resulted in new social activities. High
Bickington and Lyvennet both believed that their villages were now in a better position
to face the challenges of the future. They were also conscious that they had influenced
the Government’s agenda around localism and the Big Society, a view shared by Saint
Minver. More mundanely, but just as importantly, Holy Island reported rising school
rolls due to the construction of new affordable homes, an issue that matters in rural
England and Wales. Many realised that they were setting the template for future CLTs,
such as Worth CPTs partnership with a housing association. Equally significantly,
Lyvennet Community Trust seem to be providing the evidence that CLTs can lead to
other community asset schemes when they purchased the wvillage pub, having
established a separate Industrial & Provident Society to do this. Not only did they raise
£300,000 in shareholder capital, the pub was refitted involving 4,000 hours of volunteer
time. An earlier document about CLTs was entitled ‘We will do it ourselves’, perhaps
now this is becoming a reality in villages as far afield as Cornwall and Cumbria.

But where next for the pilot CLTs? Most expressed an interest in further development.
For example, Holsworthy want to develop 50 units across their area of operation (they
currently have 15) and Cornwall Community Land Trust and its local CLTs that it
provides services to have 12 projects that will result in 105 homes. Others want to serve
as exemplar projects (Buckland Newton CPT) and some are still in progress with their
existing work (High Bickington CPT and Cashes Green CLT) and see their role as long
term partner of community groups, and local and public authorities.
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Most of the innovation is around building a new form of entity which engages the
community. By contrast due to the necessary financial controls there has been less use
of new building materials. Partly, this is a function of the planning process and the costs
associated to develop rural exception sites. However, there were examples of self build
projects and as new CLTs are established a sector housing style may begin to emerge.

In most cases the existing schemes are at the fringes of the nation, whether Cornwall or
northern England, or small villages where housing affordability is pressing issue. There
may be something in this isolation that inculcates a culture of self help and
determination, and this is something we will look at in the future. For the present the
one over-riding commonality of all the pilots was their leader’s perseverance and on
occasions, sheer blooded mindedness. They have had to work against a prevailing
culture where Whitehall knows best and big is beautiful; where they have been
patronised, ignored and frustrated. Yet they have stuck at it. Hopefully with a national
commitment to greater localism the many, many hours of work put in by the volunteers
within the pilots will finally be rewarded with an armada of new CLTs across the
country.

Conclusions — ‘Proof of Concept’

Overall, the pilot CLTs have demonstrated that communities can work together to
create viable organisations that build affordable housing, especially in rural England. At
the time of writing (October 2011) 137 homes have been completed and 92 are on site
with further projects in the pipeline.

The emergence of community ownership in general and CLTs in particular has to be
seen in the context of a long history of communities acquiring and managing assets.
There is a rich diversity of organisations including almshouse trusts, co-operatives and
the garden city movement. No single solution today is likely to be appropriate in all
circumstances but CLTs can provide a practical mechanism for communities to acquire
and manage affordable homes and other community held assets for local benefit.

The actions of the pioneering CLTs have demonstrated that:

e Community involvement through buy in from local people is crucial and networks
of volunteers are a crucial indicator of the speed of growth.

e Volunteers led by an effective chair/core group can influence and engage with
local politics and act as an effective client in managing design and construction
professionals.

e Help from the local authority, not necessarily housing subsidy, but in a
facilitating role is important to ensure overall success.

e It takes time to organise and acquire the necessary skills but access to
appropriate advice and technical support will accelerate this.

e Although funding is scarce, communities have tapped a cocktail of sources for
which charitable trusts and foundations have been crucial. This is unlikely to be
replicated, thus other sources e.g. community investment will need to be sought
with vigour.
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The founders, whilst grappling with forming an institution are aware of and
ready for a long term management commitment.

Continuing the journey - implications for future programmes and initiatives

As the CLT movement grows beyond the pioneers and becomes one of the planks of the

government’s localism agenda, new forms of partnership, facilitation, financial

investment and shared learning are required. Some of the key actions required include:

For CLTs and Community Support Organisations

To understand how the new funding and policy environment and the host of new
rights in the Localism Bill will impact upon emerging organisations in their
quest to provide local homes for local people.

To initially concentrate on establishing a viable and networked local group with a
clear set of values and objectives.

To be skilled to develop and manage projects as an effective client.

To recognise that technical advice and support may be required and the
importance of selecting the right partner(s).

Collectively to develop industry wide initiatives through the CLT Network
whereby CLTs can have access to:

— Appropriate pre development funding, development finance and long term
loans and mortgages for their shared equity purchasers.

— Appropriate constitutional models and governance arrangements.

— A ‘community of practice’ from which shared learning and training
activities can be drawn. Professional enablers will also need to be trained
in both their professional work and in their attitudes to community
empowerment.

— Technical documentation as an industry standard.

For Government

Whilst central government is energising community led development, state support that

could enable such development is under pressure. That said, if a localist approach is to
be successful some of the required actions by government include:

To value public benefit and social impact when disposing of public land and
property assets.

To provide timely and proportionate public investment to emerging CLTs and
their support organisations.

To create fiscal measures, e.g. tax breaks and investment tax relief support to
encourage private investment finance into the affordable housing sector.

To encourage mainstream finance and mortgage providers to support the sector
with commercial products.

To continue to promote the concept that local people are able to manage and
control community owned assets as a step towards creating resilient communities.
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Case Studies

The twelve case studies that follow were compiled over summer 2011 in
conjunction with the CLTs involved. They will be available on the CLT website

(www.communitylandtrusts.org.uk), together with the documentation of good practice as

set out in the individual case studies.
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Saint Minver Community Land Trust

Summary
Rock, in the parish of St Minver Lowlands in North Cornwall is reputedly one of the

most expensive places in the world to purchase a home due to high levels of second home
ownership and holiday lets. A local group formed a CLT to facilitate the provision of
affordable self build homes and in their first scheme completed 12 homes for local people
at under a third of open market value. A further phase of homes is underway which will
result in the CLT providing a total of 20 homes on a rural exceptions site.

Saint Minver
under construction
(OBBC)

Key Features

Origins

High levels of housing need were not being met by the existing delivery mechanisms and
a group of concerned local people, including members of the parish council, wanted to
take direct action to provide truly affordable homes for local families in employment

which would supplement the work of housing associations and the local authority. They
were inspired by a local builder and were able to acquire land from a local farmer on the
edge of the existing development boundary. This generated enormous support within the
community for a self build initiative.

Community Assets Developed

The CLT completed its first project of 12 self build homes in December 2008 and has
embarked on a further phase on adjoining land. The site is in an Area of Outstanding
Natural Beauty and is a rural exceptions site. Following community consultation it was
decided to design an initial scheme of 12 detached bungalows using highly insulated
timber frame construction procured from a local manufacturer. The achieved aim was
for final costs, including land and fees, to be less than the local affordable sales price
ceilings of £100,000 for a three bed home and £85,000 for a two bed home. These figures
were based upon the then North Cornwall district council’s (NCDC) Supplementary
Planning Guidance on providing affordable homes on exception sites, and had to be
tested with local applicants to ensure that they could obtain mortgages. The second
phase of 8 self build homes is currently on site and a third phase is a possibility. The
second phase is jointly being developed with Cornwall Rural Housing Association
(CRHA) who are concurrently providing homes for rent on the site.
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Allocation Policy

A local allocation policy was agreed with NCDC and the 12 self build applicants were
selected from local people in need. The CLT has signed a Section 106 Agreement which
controls future occupancy and affordability criteria, and these obligations also have to be
adhered to by all successive owners. The completed homes cost the self builders £78,000
for a two bedroom bungalow and £84,000 for a three bedroom bungalow.

Funding Sources

The CLT formation group had the benefit of a £5,000 set up grant from NCDC and were
advised by the then newly formed umbrella body, Cornwall Community Land Trust
(CCLT). Detailed cost estimates were produced for the project appraisal and when
agreed, a planning application was made, funded by the landowner. Once planning
permission was granted, NCDC agreed to advance an interest free loan of £544,000 to
pay for the road bond at £94,000, the land, fees and to generally facilitate the
development, including the appointment of a project site manager. The self builders had
individually secured mortgages enabling them to purchase a serviced self build plot from
the CLT, repay NCDC’s loan and continue with the project. Key stages of the project
were certified by the project architect to enable the mortgage loans to be drawn down
from the self builders’ lender.

Legal structure

The St Minver CLT was incorporated as a charitable company limited by guarantee in
December 2006. The CLT sold the serviced plots to the self builders freehold with a
resale covenant which ensures that the disposal requirements cannot be breached, plus
the added assurance of a pre-emption agreement which gives the CLT a ‘first refusal’ to
reacquire or nominate a purchaser for a bungalow when it is sold. The resale covenant
fixes all resales as a percentage of open market value (OMV) and at St Minver, following
independent valuation of the first phase, this percentage was fixed at 31.3%.

Impact

Many CLTs wish to support members of their community who want to self build and/or
self finance their own homes. The scheme, at Dingles Way, St Minver, has transformed
the lives of local families who without it would not have been securely housed in their
local community. The success of the project also gave confidence to the concept of CCLT
acting as an ‘umbrella’ CLT and its ability to work closely with its local CLT partners
and their projects in Cornwall (See case study 4). Furthermore, the successful
completion of the project in 2008 gave inspiration to the then opposition shadow housing
minister Grant Shapps MP in his quest to promote community led housing solutions.

Stakeholders — who is involved?
St Minver CLT recognised the importance of working with local stakeholder groups, and
has become a shareholding member of CCLT. CRHA and NCDC were also key partners.

The model/mechanism & lessons learned

The combination of self build with the resale price covenant is a powerful model for
communities to adopt, particularly in places where there are excessively high house
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prices. Typically in such locations there will be local people with building skills who are
unable to purchase a home. This together with the formation of a CLT to hold the land
in trust, along with the resale price covenant mechanism provides an excellent example
for other communities to replicate.

Future aims of the Trustees

‘If you were to do it again what would you do differently?

Helen Richards:

“The St. Minver project was powered by NCDC's interest free loan, and the rust has come
to believe that the principal enabler would be a system of revolving funds. Availability of
such funds would facilitate works to the point of morigage drawdowns. If central and
local government could initiate such provision, the same money would see multiple
developments flourish.”

Completed homes
at St Minver

(©CLT Network)
Features
Urban
Rural Yes
HCA Support
LA Support Yes
HA Partnering Yes
Umbrella CLT Supported Yes
Self build Yes
Non housing assets
Cross subsidy
Documentation good practice Yes — Resale Price Covenant documentation
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Holy Island Development Trust

Summary
The Holy Island of Lindisfarne Community Development Trust (HILCDT) was formed

fourteen years ago to build affordable homes for island residents being priced out of a

rising housing market on the island. The trust originally obtained charitable donations
to fund the construction of 7 two bedroom houses and flats for rent with all but one of
the tenants working on the island. The trust then found the original families needed
larger homes and the decision was made to build more homes and a scheme of 4 three
bedroom homes was started in May 2009 in a unique partnership with 4 Housing Group.
HILCDT was the first CLT scheme to receive an investment from the Homes and
Communities Agencies National Affordable Housing Programme.

Completed homes
on Holy Island

Key Features
Origins
Like many rural areas, The Holy Island of Lindisfarne off the coast of Northumberland,

has and still is being, beset by affordability issues due to tourism and being a popular
area for second homes. Local residents’, particularly young people, often find themselves
priced out of the housing market and the local school was threatened with closure until
the trust formed a charitable organisation with the aim of building homes. In the first
ten years they won funding support from a national charitable trust, and armed with a
bank loan payable through the rent stream, completed 2 affordable rental schemes
providing 5 houses and 2 flats. The volunteer trustees also managed the homes over this
period.

Community Assets Developed

Their third scheme consisted of 4 three bedroom, semi-detached houses on land
purchased in 2006 when HILCDT boug