 0SWESTRY RURAL PARISH COUNCIL

MINUTES OF THE EXTRAORDINARY MEETING HELD ON
 14TH JUNE 2010 at MORDA VILLAGE HALL
Present – Councillors – Chair – Cllr W Cheetham, Vice-Chair –Cllr J Middleton, Cllrs I Ashley, J Barlow, P Broomby, S Chalk,   B Evans, E.Evans, V Hunt, D Jones, S Jones, P May, R Milton and P Richardson

Also, Cllr J Barrow – Shropshire Council
1.0 Apologies for absence – Cllr V Byrne
2.0 There were 32 members of the public present for the Public Participation Session.

3.0 Presentation on Affordable Housing exception sites and the emerging LDF (Local Development Framework) site allocations.
The Chair introduced Jake Berriman, Head of Strategy and Policy at Shropshire Council and Councillor Malcolm Price, Portfolio for Housing at Shropshire Council who gave a presentation on Affordable Housing and the emerging SAMDEV (Site Allocations and Management of Development Planning).

The Chair announced before the start of the presentation that the Public Participation session would be included after the presentation and that councillors would ask questions first and then the public.

Councillor Mal Price introduced himself. He explained that his role as portfolio holder covered Affordable Housing and also social housing and the needs of gypsies and travellers.

What is Shropshire Council doing? They are looking at housing from the bottom up and asking communities what they want in the way of housing up to 2026. He explained that first time buyers in Shropshire have an average income of £21,500 and the average house price is £170,000 so the majority cannot get on the housing ladder. 
Affordable Housing was first introduced in South Shropshire because there was a local need for children/parents to stay in their locality or to move back nearer to their children as they were elderly. 
There are specific rules governing the building of affordable housing either as a development or a single plot. 

An exception site is a site where development would not normally be allowed such as outside a settlement boundary and in small villages. ‘Exception site’ developments will normally contain a mix of affordable housing for rent and affordable housing for sale but cannot contain any properties that will be sold or rented at open market prices. Affordable Housing is defined as housing provided at below market prices for people who are unable to afford to purchase or rent houses generally available on the open market. This need for affordable housing is particularly acute in rural areas and the Parish Council role will be to confirm that a person is ‘local’ and has local connections. The Parish Council will be asked separately for its comments on the proposed site and design when the planning application is made at a later date.
So what’s the catch? 

The restrictions are that the value of the property is based on a standard cost of construction plus a nominal plot value. This typically works out at around 60% of open market value (OMV). A legal agreement is used to ensure that the future sale of the property is capped at this % of market value for ever. The value of the affordable property will then rise (or fall) directly in proportion with the housing market.

The property cannot be larger than 100 square metres and this will include any attached garage. The house must be built to quality and design standards and sympathetically designed in relation to its setting.

Questions from the floor and from councillors included:

Q -If an affordable house was later sold has it got to go to a local person again.-

A -Yes. It must go to a person with a local connection. If it did not sell the Council could buy it.

Q -Over a period of time values could double and if a person wanted to move from their affordable dwelling they would lose money because it could only be sold for 60% of market value.

A - Yes. This is a risk that the applicant would have to make and applicants must understand that they are not building up equity.

Q - There is a flaw in the scheme because students leaving university and getting their first job will not be able to find housing because they are seeking to work their way up the career ladder and if they build an affordable home on their parents land for example they will then lose money when they want to move on.
A - This is the case but at least now a property can be built whereas in the past it could not.
Mal explained the role of the Parish Council and explained that it was a vital role to implement the new IPG (Interim Planning Guidance). Shropshire Council want Parish Councils to spread the word, confirm applicants ‘local connection’, identify sites and willing landowners, identify needs, consult locally and they are key consultees in the process.
Jake Berriman went on to explain the Shropshire Council housing strategy and explained that the Council had looked at 120 sites in Shropshire. There is insufficient housing for the elderly and young people in rural settlements. Shropshire Council wants to work hand in hand with Parish Councils on site strategy and Oswestry was being used as a pilot.
Dave Parker, formerly at Oswestry Borough Council had identified individuals who were interested in providing land and these areas were being reviewed. There is a proven need in Oswestry so that is why it is being used as a pilot area. In a short period of time action could be taken to get these affordable sites built. A series of presentations and meetings have been held with parish councils throughout Shropshire. Mr Berriman said that there were no sites with planning permission yet and that he was disappointed that none had come up. A publication ‘Planning for a flourishing Shropshire’ has been produced and circulated asking views on Issues and Options for a Development Plan Document (DPD) called  the ‘Site Allocations and Management of Development’ (SamDev). In this document there are maps of the large settlements e.g. Kinnerley, Knockin, Llanymynech, Maesbury Marsh, Morda, Pant & Trefonen. On these maps there are identified sites for consideration, identified open space and flood zones shown. The consultation ends on 25th June but views will still be sought after that date. Many people have been put off the process because they believe that all the hatched areas on the maps will be built on but this is only the first stage in the process to see what communities want.
Mr Berriman asked that villages decided whether they were a Hub where there is a community with a shop; pub, post office etc or whether they are a small hamlet without all the services required and could be joined with another cluster to make up a settlement or are they just countryside.

Why would a village want to be a hub so that development will take place there? There will be money available from any development to use for that community. Part of this approach is so that communities will help themselves. 

Questions and answers followed and some of these were:

Q -If affordable housing goes into an area Shropshire will not then allow an individual to build in any of the villages

A -Shropshire wants to encourage local families to stay in villages and support the local community.

Q -There is a potential of 46 exception sites for 115 affordable houses. Where will these be?

A - Anyone in a 10 kilometre radius, excluding residents living in a settlement of 3000 or more, will be able to apply for affordable housing. The boundaries are not clearly defined in that communities do not respect welsh boundaries so in effect the boundaries are false. There is a need because the last site built in Oswestry was in 1997.

Q -Is there a restriction of where people work?

A - No you may work elsewhere but build in this area.

Q - What will happen if residents from a particular settlement are split in the way that they want to be recognised? Some want to be a hub and others want to be in a cluster.

A - Shropshire wants the Parish Council to respond and it wary when a further document will be produced. It will be a stepped approach with further consultation in January.
Q - Out of the 8000 in Shropshire on the waiting list how many are actually in Oswestry.

A -  Not known but will get the figures and send to Parish Clerk.

Q - Why are there 13 empty flats in one street in Oswestry? Why are these not being developed?

A -. There has been new legislation whereby empty flats are now having to pay Council Tax and Shropshire have very recently taken on 2 new members of staff to go around identifying empty properties. There are currently 4,400 empty properties in Shropshire.
 The schemes in Oswestry are not just housing as employment is also a factor. There is a new local business in Park Hall, Elements Europe, who can put pod like properties up in 2 days. There is also a scheme in Bishops Castle where a land trust has been formed by local people and the trust will manage 2 properties. Shropshire Council has underwritten this. All areas are being explored and new projects being looked at.

Questions and answers followed.

Q - You say that SamDev is the most important document in planning for the next 20 years. Many people have not heard of it so how can you reach these people for their views?
A - There have been 70 meetings in Shropshire so people have had plenty of opportunity to attend one meeting. Shropshire Council has fought for figures. 900 new dwellings were suggested and Shropshire fought for more. 1,200 per annum were more desirable.

Q - Why has Maesbury Marsh been put in the document as a hub?

A - It is not so. Nothing is pre determined. In the Oswestry Borough Council plan Maesbury was a large settlement so that is why it is shown in the document.

Q - This is a 20 year plan so property will be twice the value. These properties could become unaffordable in 20 years time.

A - This is true so we need to raise the number of properties that are rented now.

Q - Who decides what land is available for development in Morda

A - Residents need to decide where they want development to be. Shropshire Council will decide after the residents tell them what they want after taking into consideration flooding, mining etc

Q - There is nowhere on the response form where you can say ‘I do not want any new sites in my village’.

A - Will take this comment back.
Q - On 27th May Mr Eric Pickles  MP wrote to Shropshire Council advising them not to proceed.

A - The spatial Plan is still there to be worked on until officers are told to write it off.

People have been less engaged with spatial awareness in the past so more time may be needed to get the policies right. 

Cllr Keith Barrow, Leader of the Shropshire Council asked to speak at this point and commented that there is a need to evidence the figures and numbers. The Local Development Plan that was in place in the late 80’s in Oswestry was wrong because the land was developed much faster than anticipated.He pointed out that there are no plans to close any rural schools and that he had gone onto the radio to stress this point.

Cllr D Jones from Maesbury disputed this point and said that Maesbury School was full and had a waiting list but now it had a falling roll because of the closure lists that were advertised. Parents were inclined to go to other schools because they think that Maesbury may close.

Cllr Barrow answered  that if  you want schools, pubs and post offices in villages there must be housing to generate the business.
The Chairman called a close to the meeting at 9pm and thanked everyone for the good attendance and for the Shropshire Council officers for attending and giving such a good presentation.
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