AVETON GIFFORD PARISH COUNCIL

AVETON GIFFORD PARISH COUNCIL


MINUTES OF A MEETING HELD ON 5 DECEMBER 2011
IN THE MEMORIAL HALL, AVETON GIFFORD AT 7.00 PM
	Present
	Cllr John Coates
	JC
	

	
	Cllr Tim Abrahall
	TA
	

	
	Cllr Ros Brousson
	AG
	

	
	Cllr Delia Elliott
	DE
	

	
	Cllr Sarah Harcus
	SH
	

	
	Cllr Jeremy Gibson
	JG
	

	
	Cllr Mike Newing
	MN
	From minute 212 /11

	
	Cllr Sarah Pugh
	SP
	

	
	County Cllr William Mumford
	WM
	

	
	District  Cllr Bryan Carson
	BC
	

	
	
	
	

	In attendance
	Peter Javes
	PJ
	Clerk

	Apologies
	Cllr Steph Maclean-Mactaggart
	SMM
	


Members of the public present: 1 before minute 212/11
	
	The Land Society
	

	
	The meeting was preceded by a presentation by Erica Lewis of The Land Society on self-build housing and community land trusts. A summary is attached at Annex A.

	

	207/11
	COMMENTS FROM MEMBERS OF THE PUBLIC
	

	
	No member of the public present wished to raise any comment.

	

	208/11
	REPORTS
	

	208.1

208.2
	Tree Warden

It was reported that the hornbeam by the shop was infected with honey  fungus and needed to be removed as soon as possible. All councillors were invited to contribute ideas for a replacement.
Police

Nothing to report
	All

	208.3
	Shop Committee
See minute 21.3 below.

	

	208.4
	Parish Paths Partnership
	

	
	DE would visit to investigate reports of the aggressive horse in the field above Hillhead.

	DE

	208.5
	Renewable Energy
Awaiting the Parish Plan.

	

	208.6
	Parish Plan

See minute 217 below.
	SH

	208.7
	Memorial Hall

The meeting noted the excellent Christmas decorations in the Hall and wished to minute the Council’s appreciation. 

	

	209/11
	DECLARATIONS OF INTEREST
	

	
	None
	

	
	
	

	210/11
	MINUTES OF THE PREVIOUS MEETING

The minutes of the meeting held on 7 November 2011 were accepted as a correct record and signed by the Chairman. 

	

	211/11
	MATTERS ARISING
	

	211.1
	The Brook

Following 159.1 a scheme was being devised to repair the bank behind Brook Court.


	

	211.2
	Bench on Stakes Road by Timbers Car Park
Following minute 159.2 SH and JG would investigate further to see if the bench could be moved or a kerb installed.

	JG/SH

	212/11
	CASUAL VACANCY 
	

	
	Following minute 187 it was proposed that Mike Newing be co-opted to the Council. 

RESOLUTION

That Mike Newing be co-opted to the Council

Proposed: Cllr Ros Brousson                        Seconded: Cllr Delia Elliott

Resolution carried unanimously


	

	213/11
	VILLAGE SHOP
SH reported on the recent AGM. It was noted that a chair still needed to be elected. It had been proposed to extend the seating area outside the shop by the provision of decking and this would cost around £2,000. The PC might be able to consider a temporary loan of funds.

There were concerns about the reluctance of villagers to become involved with the shop. It was wondered if there was a better vehicle for the ownership of the building rather than the limited liability company. TA would continue to represent the PC to the Shop Committee.


	

	214/11
	TRAFFIC CALMING
	

	
	Following minute 188 an achievable set of calming measures was tabled (see Annex B). It was agreed to put these forward for further public consultation at a date to be set. A leaflet drop and further publicity would be arranged before the consultation.

	

	215/11
	TIDAL ROAD
Nothing to report.

	

	216/11
	TIMBERS CAR PARK
To be considered further at the next meeting. A working party to tidy the area would be organised, this needed to be before the daffodils emerged.
JC would write to DCC about the path to the Fisherman’s Rest.
	All

JC



	217/11
	PARISH PLAN

SH had been in discussion about the structure of the plan. Once this had been decided it would be printed and shown to the PC and SHDC.


	

	218/11
	SOUTH EFFORD MARSH
	

	
	An open day had been organised by the Devon Wildlife Trust on 14 January 2012. Booking was essential for the guided walks.

	

	219/11
	PLAY PARKS
	

	
	There was a discussion about relocating the Icy Park equipment (two sets of swings and one climbing frame) to Pittens play park.
The PC was still holding £1,000 donated by Sports and Leisure for play equipment. In addition a further £250 could be available from SHDC.


	

	220/11
	AFFORDABLE HOUSING
	

	
	The presentation by the Land Society had been of great interest. A plan was tabled of two further fields in the village that could be made available for affordable housing. It was felt that these could be candidates for a self-build project.
	

	
	
	

	221/11
	BRIDGE END 
	

	
	The Duchy reported that efforts to trace the owners of the remaining boats had been exhausted. The owner of trawler wanted it dismantled and removed.

It was noted that the boat park fee for Timbers car park would increase to £120 on 1 January 2012. Notices would be placed on the boats that had been removed there for disposal.
	

	
	
	

	222/11
	SNOW WARDEN
	

	
	Four pallets of salt had been delivered and were being stored by JG at North Efford. 

The Rock Hill bin would be replaced in the near future.
RESOLUTION

That a towable grit spreader be purchased up to a value of £1,800.

Proposed: Cllr Tim Abrahall                        Seconded: Cllr Jeremy Gibson

Resolution carried unanimously and TA and JG would review suitable machinery.

It was hoped to fund this by a grant from County Cllr WM’s Local Area Grant.

RESOLUTION

That a pallet of pre-packed salt be bought up to a value of £308 to be stored at outlying areas.

Proposed: Cllr Sarah Harcus                        Seconded: Cllr Tim Abrahall                        
Resolution carried unanimously 

	TA/JG


	223/11
	PLANNING
	

	223.1
	New Applications 
	


	2811/11/DIS 
	Maycroft, Loddiswell,  TQ7 4EG 
	Discharge of conditions for proposed demolition of existing bungalow and construction of replacement two storey dwelling with detached garage and workshop 



	3004/11/CLP 
	Robin Cottage, Loddiswell, TQ7 4EG 
	Lawful Development Certificate for a Proposed use or development for extension to rear of existing building 



	2974/11/F  
	Oak Park Farm, AG, TQ7 4LE 
	Replacement of mobile home with log cabin for residential use associated with equine business approved under planning reference 02/0820/05/F. 



	2983/11/F  
	Markstone Farm, Modbury, PL21 0SE 
	Full planning application for the erection of an agricultural worker's dwelling. 



	The planning sub-committee had arranged to visit the above locations and report back.




	
	
	

	223.2
	Decided Applications
	

	
	Hillhead Barn, Rock Hill
SHDC had replied to the PC’s letter but a further reply was awaited.

An invitation would be issued to SHDC for a planning officer to meet councillors to discuss the planning process generally.


	Clerk

	224/11
	ENFORCEMENT ISSUES
	

	224.1
	Little Marsh

It was noted that there had been a marked reduction in activity.

	

	224.2
	Wakeham Lane

DE and SP reported on their meeting at  the site. They had passed on the PC’s and obtained assurances regarding some of the vehicles on the site. In due course there would be a follow up visit to see if help was needed in moving some of the vehicles.
	

	
	
	

	224.3
	Helliers Field
Notice of appeal had been received and the PC would respond supporting the enforcement action.
	Clerk

	
	
	

	224.4
	Field at Fir Tree Garage

JC reported on a letter to SHDC from a local resident about activity on the field.


	

	225/11
	FINANCE
	

	225.1
	Bank balances

The clerk reported the bank balances listed below:                                          £
	

	
	Current account

Savings account

Parish Paths Project
	4,880.86
3,207.49
161.23
	

	
	TOTAL
	8,249.58
	

	
	In addition VAT of £567.88 was reclaimable
	


	
	Payments since the last meeting included in the above balance:-
	

	Payee
	Reason
	£


	DALC
	Administration
	312.00 

	Magnet Media
	Website
	30.00 

	James Fowler
	Administration
	247.22 

	Post Office re HMRC 
	Administration
	194.40 

	Peter Javes
	Administration
	326.94 

	Palladium
	Repairs/maintenance
	33.27 

	Royal British Legion
	S.137 payments
	75.00 

	T & H Abrahall
	Repairs/maintenance
	300.12 


	
	The above payments were approved.
RESOLUTION

To make a donation of £500 to St Andrews PCC for graveyard maintenance.
Proposed: Cllr  Delia Elliott                        Seconded: Cllr Sarah Harcus                        
Resolution carried unanimously


	

	225.2
	Precept 2012-3
Following minute 198.2 the precept sub-committee reported on initial views on the precept submission for 2012-3. The Clerk would prepare a final version for approval at the January meeting.

	Clerk

	226/11
	COMMUNICATIONS
	

	226.1
	Village Website
The village website was experiencing increased traffic.


	

	226.2
	Engaging with younger parishioners

Nothing to report.
	

	
	
	

	227/11
	DISTRICT COUNCILLOR’S REPORT

BC spoke about new dog control orders which would enable complaints to be dealt with more quickly.

BC also reported that there appeared to be little appetite from parish councils for further services to be devolved to parish councils. 

A meeting would be held of all PCs  covered by the District Councillor on 23 January 2012 at Aveton Gifford Memorial Hall at 7.30pm. All councillors were invited to submit agenda items to BC.

	All

	228/11
	MEETINGS ATTENDED

The Clerk had attended the weekend training for clerks in Tiverton.


	

	229/11
	CORRESPONDENCE
· St Andrews Church PCC re donation to churchyard maintenance.

	

	230/11
	ANY OTHER BUSINESS

None
	


The meeting closed at 10.40pm 



Next meeting:  Monday 9 January 2012
Appendix A

Self build affordable housing for local people

1. Developing affordable rural housing without public subsidy

The Land Society is a non-profit social enterprise dedicated to working with local communities to strengthen rural economies with a particular emphasis on sustainability.  

To contribute to rural regeneration and improving local lives we are facilitating rural communities, with the support of their Parish Council, to develop community assets, in particular affordable, secure, environmentally sustainable homes.  Hence families in housing need can live in the village they grew up in, where they have strong links or where they have an important contribution to make.  

Because there is so little government funding now to contribute to the provision of affordable housing, we support rural communities to develop energy efficient, affordable homes without public subsidy for local families in housing need who are unable to afford to buy on the open market in their area. We have had discussions with the affordable housing team at the District Council who in principle are supportive of what we are aiming to achieve. 

2. Community managed to ensure housing available for local people in perpetuity

We support villages to set up a Community Land Trust (CLT) which is a ‘not for profit’ company all of whose members are local, including representatives of the Parish Council.  CLTs are set up for the express purpose of furthering the social, economic and environmental interests of a local community. They do this by acquiring, managing and developing land and other assets, such as affordable housing, to provide benefit to the local community.  CLTs are established under legal arrangements which are expressly designed to ensure that any surpluses from its activities are only used this way.  An ‘asset lock’ means the CLT owns a share of the housing it develops in perpetuity to ensure that the housing will always benefit local people.   

3. How we ensure housing is affordable both to buy and to live in 
a) Cheaper ‘exception’ sites

The village CLT buys land that is cheaper because planning permission is secured with the support of the Parish Council and the local community on the basis that it is an ‘exception’ site i.e. specifically for affordable housing that would not be available for open market housing.  Generally speaking the CLT pays about £10,000 per plot for the land.

b) Self build

People build their own house designed specifically for self builders in their spare time supported by a bespoke college course they attend one evening a week for a year, with local natural materials delivered to site on a ‘just in time basis’.  The labour that the house owners put in ‘pays for’ 20% of their equity in it.  The houses meet lifetime standards and considerably exceed building regulation requirements for insulation.  The sites have a very simple layout with a minimum of infrastructure, keeping cars to one edge of the site minimizing the need for roads (while ensuring access for emergency vehicles and people with disabilities)

c) Shared equity

Owners purchase in total a 60% share in the equity of their home, funded partly by their own labour (20%) and partly (40%) by a mortgage.  The level of mortgage required is as follows and is generally less than the rent would be for a new letting in social housing:

	House size
	Mortgage for 40% (approx)
	Repayments per month 

(at 5% over 25 years)

	2 bedrooms
	£85,000
	£460

	3 bedrooms
	£95,000
	£515

	4 bedrooms
	£110,000
	£596


N.B. These figures are illustrative and the exact figures on a particular scheme may vary.

At a later date owners may buy a further 15% of the equity if they wish.  However 25% is held in perpetuity to ensure the property is never sold on the open market and is always available for the local community. 

d) Tackling fuel poverty 

With our specialist architects we have developed a unique house design which as well as being simple to build, incorporates a number of features including maximising solar gain and high levels of insulation which mean very high energy efficiency and hence much reduced energy bills.

e) Contributing to local food availability

We develop sites which are large enough to allow people to have space to grow some of their own food in allotments and orchards.

4. How we ensure the scheme is genuinely for local people

Each CLT will agree their allocation policy with the Parish Council.  The local authority will also need to agree it as it will form part of the conditions of planning permission (Section 106) and hence is legally enforceable.  Generally speaking the local community and Parish Council decide that people who live or work locally, who have local family connections or who will be making a significant contribution to the community and who are unable to afford to buy a suitable house in the village should be eligible. To be eligible people must also commit to attending the self-build course, carrying out the work, and supporting others with their building where necessary.  Where more people are interested than can be accommodated, the CLT and the parish council will agree selection criteria.

5. How we secure land and planning permission

To enable residents to have allotments and possibly orchards or a pond, we aim to have about three or four properties per acre. We anticipate the Parish council and local potential CLT members will be in a good position to identify possible plots of land. A number of small sites spread around each community is probably preferable to minimise local impact and so the community can quickly assimilate these new developments. Once a potential plot has been identified, the Land Society will assist with the negotiations and the legal agreements.

To obtain planning permission, there has to be Parish council and community support, the land has to be within the village ‘envelope’ and next to existing buildings (i.e. not two fields away). There also has to be a legal agreement (Section 106) which sets out the allocation policy i.e. for local people in some housing need.  There also has to be reasonable road access, access to services etc.

Generally there is enthusiastic support from local authorities for this scheme as it is providing affordable housing with low running costs without the need for public subsidy.  

Later in 2011 the Community Right to Build will be enacted as part of the Localism Bill which may simplify developing these schemes providing at least 51% of the local community support the development in a referendum. 

6. House design and construction 

Our architects, with input from structural engineers and building control have come up with a simple design intended specifically for self build which incorporates the following features:

· Advanced passive solar design incorporating very high insulation (straw bale walls and either straw bale or wool roof insulation) and thermal mass (rammed earth) for very low additional heating need

· Straw bales rendered with clay have much higher fire resistance than timber framed houses, and provide excellent sound insulation.

· Locally sourced, natural materials and simple, mainly hand tools build (including gabion rather than concrete foundations)

· Adaptable with optional extras to suit individual families and site conditions

· Flexible exterior proportions and finishes to blend with local vernacular

· Designed to lifetime standards

· Heating provided by wood burning stoves and solar hot water

· Solar PV 

· Either dry compost loos or reed bed system for reduced use of water and sewerage

· Rainwater harvesting 

· Simple site layout with minimal hard landscaping, keeping cars to one edge

Supplies of locally sourced materials are delivered as required for each phase of construction, on a just-in-time basis by a specialist building supplier, Tremena Ltd. Materials for the next phase will not be delivered until everyone has finished the previous phase. We anticipate groups working together on walls and roofs to get to the weather-tight stage, and then working more individually on the internal fitting and finishing.

7. Bespoke training course for self-builders

We have developed with South Devon College (SDC) an innovative course covering every aspect of the build based on our house design.  It will be 3-hours-per-weekday evening, one evening per week, for ten months, teaching the skills each month for the next month’s build. 

Tutors, the architects and specialist contractors will also inspect work on site and, where required, test and sign off completed stages (electrics and plumbing, for example), and co-ordinate with the retained Quantity Surveyor for inspections, signing off stages of work and approving the release of funds.

8. How participants fund their homes

The cost of land, materials, training course, legals, planning and overheads will be about £85k for a two bedroom house, £95 for a three bed and £110k for a four bed and represent 40% of the equity in the finished house. We are working with an Independent Financial Adviser who is experienced in obtaining mortgages for shared equity, self build and eco-homes.  

Participants will be asked for a deposit of £10k in stages and then pay the balance quarterly in stages from an arranged mortgage. In addition the self-building work (sweat equity) is valued at between £40-50,000 i.e. 20%, which becomes part of the resident’s equity in the property. There are mortgage lenders that will accept sweat equity as the deposit. Members will thus own 60% equity in total.  Additional extras and some options will be available at additional cost. 

The remaining 40% equity is held by the Land Society for 3 years and then handed back to the CLT. Each property owner can then, if they wish, purchase a further 15% equity. Residents can never own more than 75% equity and can only sell the property on to someone who meets the same criteria as they did under the terms of the original CLT allocation policy.  Hence this is a scheme for those interested in obtaining a long term secure home in the local community, not for someone planning to sell up and move on in a couple of years. 

The 40% of unreleased equity can be used to raise funds for further similar developments in the village, or other facilities such as a village hall or crèche. 

9. Who is involved in the Land Society?

The Directors are:

Don Lang , a lecturer in Sustainable Construction & Development, Director Don Lang Design since 1985, Conceptual designer for 'Code 7' housing (Code 5 plus local materials, low embodied energy, etc), Former development consultant to:  London Docklands Development Corporation, Bellwinch PLC, Broseley Homes, Port of London Authority, Thames Water, and more,

James Furse, former Financial Director of John Lewis Partnership and Waitrose, and now Director Jaconet Consulting Ltd. working as Executive Director of a group of Social Enterprises including Retail, Grocery and Organic Food Production,

Erica Lewis, with extensive experience in community engagement, project management and organisational development in the social housing, social enterprise and voluntary sectors,
Simon Sherbersky, formerly the Executive Head Communities at Torbay Council, with strategic responsibility for Housing for 8 years; lead officer for community and voluntary sector development and strategic commissioner for adult social care. He is currently project managing the development of a carbon neutral community resource centre in Torquay, as a social enterprise to enable disadvantaged people to gain skills and become economically active.

10. Frequently Asked Questions

What is the role of the Parish Council and how will the Parish Council relate to the CLT?

The Parish Council has an important part to play in identifying that there are housing needs in the village that this scheme could help to meet.  The ‘in principle’ support of the Parish Council at an early stage helps reassure potential CLT members that the idea is worth pursuing.  

The Parish council is consulted on the allocation policy and may choose to be represented on the panel that decided the allocations.

Members of the Parish Council may be aware of land-owners with land next to the village who may be interested in selling for a scheme of this type.  

When the CLT is set up, membership is available to anyone from the village who supports the scheme, and Parish Council representation would be very welcome.  To enable Parish Council members to comment on the planning application when it comes forward, some may decide not to become members until planning permission has been secured.  

Are local natural materials proven for house building and acceptable to Building Control? 

Yes, quite a few houses including housing association homes have now been built from straw bales.  Houses built this way have an expected life of more than 100 years and a fire resistance of more than two hours – far in excess of the standards of modern houses. Our design has been approved by structural engineers and by building control.  We are working with the Building Research Establishment at Bath University, and Dr Jim Cafrae, an expert in straw buildings at Plymouth University to ensure we comply with the latest best practice.

What about mortgages and insurance for unconventional building materials?

Not every mortgage company or insurance company will deal with innovative building materials yet.  Hence we can put purchasers in touch with a mortgage adviser with experience of obtaining mortgages for shared equity, self builders and innovative building materials.   We are also in touch with an insurance broker with experience of insuring work in progress and completed buildings made from straw bale and other environmentally sound materials. 

What happens if someone does have to sell up for any reason?  

Owners will only be able to sell their equity in the property to someone who meets the Allocation Policy i.e. who cannot afford to buy on the open market and who has local connections.  The Community Land Trust will be able to assist with finding potential purchasers.  

11. Future developments

In collaboration with a number of partners we are hoping to develop a ‘rent to mortgage’ model, raising community investment, for those who are unable to obtain a mortgage at the outset. 

We are intending to evaluate the self-build scheme and refine it where necessary in the light of experience on the first two or three projects, and then franchise it to other individuals or suitable organisations round the country.

We are also looking at how best to support older people and others in need of support to remain in their local village, as their care needs increase.  

12. Next steps

To enable a scheme to go ahead in a village we need three things:

· In principle support of the parish council 

· A group of eligible people keen to make a start

· A plot (or plots) of land ideally big enough to provide enough houses for all those eligible

We look forward to the opportunity to discuss this further with you

Contacts:
Donal Lang   


Erica Lewis



07902 279 844

07790 177146 or 01803 867209

donlangdesign@hotmail.com                erica_lewis@btinternet.com
Appendix B

PROPOSALS OF TRAFFIC CALMING WORKING PARTY FOR AGPC MEETING 5TH DECEMBER 2011.
We felt that we were much more likely to get our proposals accepted if we asked for something that was achievable without too much expenditure, so we suggested that the priorities should include 

1. 
Double yellow lines on the road from the Icy Park turn to the entrance of the Rectory Lawns.

As parking within the village is so scarce, and the Memorial Hail car park is often full, some additional nearby parking is often needed; there is no guarantee that an extra car park will be built at this end of the village in the near future. We therefore queried the proposal for double yellow lines to be extended from the Rectory Lawns entrance to the turning into Fore Street.

2.
Traffic priorities of Tree Corner.

To ensure that traffic entering AG is deterred from taking a short cut through the village.

3. 
Pinch point to be created of the entrance to Fore Street of Tree Corner.


As discussed with DCC Highways.


​

4. 
Crossing point outside the school.


At present there are 2 crossing points outside the school entrance, and neither is in the best place. This was discussed with DCC Highways, and a better/safer position agreed.

5.
Remove parking restrictions on a small length of road outside the village shop, from the shop gateway towards the road junction.


If the school crossing is moved to a better position, then DCC could see no problem with this, and it might encourage more people to use the shop.

6.
Create a cycle path along Fore Street on the Memorial Hall/pub side.

As discussed with DCC Highways.

7 
Keep the remaining yellow lines along Fore Street as they are.

8.
Double yellow lines to be painted in the place at present used as a parking bay on Rock Hill above Ivy House.


This is essential ‑ ASAP ‑ as parking there would obstruct emergency vehicles to the houses further up the hill.

9.
Remove the existing pinch point island from outside the pub, and put in a new pinch point ‑


as discussed with DCC Highways.

10 
20 mph road markings on the road ‑ using red road markings

· at Tree Corner junction and

· at Fisherman's rest junction and

· in the middle of the village

(Other discussions with DCC Highways have included the Tidal Road, Bridge End, speed limits over the bridge and up the hill, and changes to signage on Fore Street, the bypass, roundabout, etc. We haven't included any of these issues in these suggestions.)

Chmns inits
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These minutes can also be seen on www.aveton-gifford.co.uk


