2nd East Whins residents’ meeting - 9th Sept 2010

present: Avalon dos Santos, Brian McMullen, Cornelia Featherstone, Helen Kalis, Joan Wilmot, Jonathan Caddy, Lieselotte Franke, Martin Noshimori-Roche, Mie Noshimori-Roche, Rita Glynn, Sandra Lecuyér, Sallie Mawson
apologies: Ariane Burgess, Holly Willmott, Hugo and Eveline V.M. Klip, James Chitty, Kathy White, Mark Bardner, Sybille Rhovier

We started with a delicious potluck dinner - the menu was first class cuisine: from a Findhorn river salmon to glorious fruit from Sandra’s garden in the South of France, from great broad bean pate to colourful salads, stews and warm bread - not to speak of the desserts! 

It was hard to interrupt the animated and varied conversations around the table and start the formal meeting. But down to business we got - discussing a wide range of topics:

Weekly Meditation: to help ground and bring grace, inspiration and abundance to the next phase of the DL development - every Wed 7 - 8pm in the Park Sanctuary. Some of you may want to meet beforehand over dinner in the CC to continue to strengthen the social networking in the evolving future residents group. Please make your own arrangements for dinner through the usual channels (online, visitor centre etc).

The East Whins survey: we looked at the preliminary report collated by Kevin which I attach herewith. I explained that my initial inspiration was to create a workbook for future residents to allow you all to address the many and complex issues over time, appreciating that it will be an ongoing process of information gathering and potentially changing perspectives as things evolved. We haven’t yet found a good way to use it as that but have gotten a good snap shot of opinions on some important issues. The group felt we wanted to keep to survey open a bit longer, allowing more of you to take part in it. I also attach a pdf version of it for your own use - in case you want to print it out,  look the questions over repeatedly - and perhaps even change your answers as you go along. We may decide to redo the survey at various points - either with the present questions or with different ones.

Finances/staged payments: your present ‘deposit’ or reservation fee is a 10% refundable deposit which technically is an interest free loan to Duneland. This means DL has to have a contingency plan for repayment as we have to spend that money for the infrastructure works to be carried out this Autumn. This contingency plan obviously is the resale of the units. And we can apply this with confidence as all the available units have been taken up without any publicity or marketing beyond the shareholders group and through word of mouth within this community. We are presently collating a waiting list of interested buyers. 
DL’s financial strategy relies on minimal expensive borrowing from banks to reduce costs for future buyers. Therefore staged payments will be part of the sales agreement. We cannot be certain about the final percentages, nor the definite dates applied but at present assume the following:
March 2011 - the reservation fee/‘interest free loan’ will be returned when the tendering process has been completed and fixed prices for the houses are known.  This is when a 35% first non refundable instalment will be required to pay for professional fees, preliminaries, infrastructure etc.
August 2011 - once the houses are wind and weather tight we require a further 35% 
November 2011 - another 25% will be due
January/ February 2012 - when the titles will be handed over and entry to the houses will be in sight, the final 5% will be payable.

Affordable housing: as part of the planning conditions every developer is obliged to provide a subsidy towards a certain percentage of the houses - in our case 20% which for the 40 houses in phase 1 are 8 units. This subsidy is referred to as ‘planning gain’ or Section 75. Normally this subsidy is delivered through giving one of the Housing Associations (Registered Social Landlord, RSL) the building plots at a reduced rate - in our case around £50K per plot. The RSL then gets a Housing Association Grant (HAG) from the government of around 30% of the build cost, covers the rest from their capital and builds (generally lower spec houses than planned for our development to make finances stack up) for social rent, allocated to tenants from the council housing list. For our community there are two challenges: firstly the allocation policy doesn’t allow community control and it is not said that even the members of this community on the council list would be allocated to these homes, not to speak of the many community members in need of housing and affordable rent but not on the council’s list. Additionally we have now found out that the Findhorn peninsula is very low on the priority list for social housing, resulting in a very low chance for an RSL to be awarded a HAG for a long time, if ever. So the risk would be that these units would not be built - which would be a huge loss to this community.

In discussions with Moray Council an option to create an innovative model for affordable housing in perpetuity without relying on government funding has emerged and the present proposal (awaiting approval by Moray Council) is to have 4 “planning gain” units on East Whins and 4 on 1B. The Full Spectrum Initiative has been working hard to develop financial and legal models to allow this to happen and has launched a major fundraising drive to generate the capital to achieve this ambitious but eminently do-able goal. In that process it has become clear that there is a powerful magnetism in the vision for a Park Housing Association that will bring housing into community control, with units available at affordable rents or for shared equity and within East Whins some of the specialised ground floor flats being available for care in the community in the final stages of life. It has become clear that this is not a one off project but a fantastic opportunity to change the culture around housing in this community for the future.

Alex Walker has done some financial modelling and came up with the following: for the finances to stack up and the rents to be affordable, each of the first 4 units on East Whins we will need
£30,000 in grants/donations/gifts/legacy
£30,000 in interest free loans
£50,000 will be contributed by DL’s “planning gain” obligation
leaving around £40,000 (for a flat), or £90,000 (for a 2 bed house) to be covered by shared equity, loans etc.

We attach the Park Housing Association flyer and Ekopia form for donors and investors for your interest. If you are in any way (small or big, money, inspiration, contacts etc) able to support this wonderful initiative please contact Jonathan or Alex.

(Stop press 25/9/10: Jonathan has just heard that the council is backing our bid to provide the affordable units this way so it is full steam ahead which gives us a really viable project!)

Collectively owned assets: DL board has discussed this issue during the Strategy Day on 4th of Sept and has come up with the following - extract from notes written by DL:

“We identified 4 distinct entities:
- Common Land - court yards, cluster centre: paid for and owned by East Whins residents. Managed at their expense - ?by Hoco with regards to strimming grass in central area
- Common Land - surrounding green belt - dancing green, fire pit. Owned by DL until it can be passed on to ?who. This needs a community process and detailed management plan (incl. costs of management). Next steps: AR to ask Paul Randall of NFD, JC to ask Findhorn Hinterland Group to each come up with a management plan proposal.
- Common Land - roads, verges, services - owned by ?who (FF owns the solum on FoD - but this is a time to revisit that question within the whole community). Managed by HoCo as on FoD and elsewhere in The Park.
- High Value Assets - Biomass Boiler, Common Room - and potentially communal solar/PV panels, guest room etc. Paid for by East Whins buyers, ?best owned by a East Whins Housing Coop? Next Steps: to discuss with future residents at the next meeting.

Discussions:
Green Belt land: who should pay for the green belt land - as presently DL - and therefore East Whins is carrying that burden. We excluded the option to put any burden on Phase 2 as this is speculative. Should the community pay for it? AR proposed that we use the Magic Triangle green belt issue to galvanise the community addressing the responsibility to steward the common land at The Park. Next steps: ???
Common Room/Boiler etc: Next steps - map out running costs (council tax, HoCo, energy, maintenance, replacement) - JC
East Whins Housing Coop (EWH): we need to map out
- running costs
- what exactly EWH would own
DL will insist on creation of an organisation that will take on ownership/responsibility at the point when title to properties are being exchanged. Next steps: there need to be 2 “opening members” - ?maybe DL directors who can resign once residents take on the coop.”

Next steps: Jonathan will map out capital and running costs for collective high value assets to inform the discussion of the residents group. At the next meeting we need to discuss the setting up of an East Whins Housing Coop.

Other issues discussed: Common Room design - it was felt that the present design was unsuitable. A group consisting of Helen Kalis, Lieselotte Franke, Rita Glynn and Sallie Mawson will come up with a plan.
WIFI - if left unregulated the likelihood is great that there will be a multitude of different WIFI setups in the cluster. We discussed the pros and cons of one shared WIFI, no WIFI at all but all cabled broad band etc. A small group has volunteered to look at options, concerns and costs - Brian McMullen, Martin Nishimori-Roche

Next Meeting - Joan’s is not available until end Oct which seemed a bit late so we are experimenting with a different format. Date Wed 6th Oct - 6pm for dinner in the CC, please make your own arrangements for dinner through the usual channels (online, visitor centre etc). 7pm - we do the weekly meditation together in the Park Sanctuary and then go to Cornelia’s house for the ‘business part’ of the meeting. Things to discuss include:

- collectively owned assets
- setting up the East Whins Housing Coop
- Common Room design
- WIFI in the cluster
