TCLT

Thorverton
Community Land Trust

Andrew Fosters’ speaking notes for 16 July 25 public meeting

OPENING REMARKS
Welcome to our sixth Affordable Housing Open Meeting

This Board was formed after the AGM last April and replaced the one that presented plans to you at the previous
Open Meeting in Feb and | would like to take this opportunity to thank the old board for their diligent ground work.

Last April it was agreed that we would hold regular Open Meetings to keep you all abreast of the latest
developments, and we do have some positive news for you on our progress in purchasing the land in Silver St from
the Church Commissioners, our search for a Housing Association partner and the continued support we are getting
from Mid Devon District Council.

Please bear in mind that this is an UPDATE meeting; there will undoubtedly be a seventh, eighth, ninth and tenth for
you all to look forward to as we are not in the position of presenting a final proposal tonight. We still think we are
making good progress when compared to other CLTs but bringing all the interested parties together is a time
consuming process.

We’'re also conscious of the fact that not everyone who is interested in occupying one of these homes will have been
able to attend tonight so we may yet conduct a house to house survey to get a definitive view from the village. We
will keep you abreast of this.

You are now going to hear more about the site proposals from Andrew Saunders, our resident architect and he will
be followed by Andrew Wiles who will tell you more about the progress we are making with our partners.

You will hear how we have taken into account the feedback from the February meeting, how the recent government
announcements on Affordable Housing are affecting us — the target set for Mid Devon increased by nearly 50% to
571 new homes per annum - and how the subsequent ‘Call for Sites’ made by Mid Devon is such a significant issue.

We are also going to show you a number of potential options and explain the background to them all.

Please can we ask you to wait until the end of their presentations before you ask any questions; there will be plenty
of time for this and we will do our best to respond to any query.

CLOSING REMARKS

We have sincerely tried to give you as detailed and comprehensive an update as we can. | am trying to gather the
‘mood of the meeting’; it seems as if you are in agreement with the current plan and wish us o carry on with the way
we are working at the moment, as in pursuing the purchase of the land from the Church Commissioners, confirming
an HA partner and building affordable homes to the north, supported by some Open Market to the south.

There will be another Open Meeting in the autumn months. In the meantime you can see more about the project on
the website and there will be regular updates in Focus.

Thank you all once again for coming tonight and please can | say a public thank you to Helen who has kindly offered
to help the Board tonight.

Andrew Foster, Andrew Saunders and Andrew Wiles presentations July 2025



TCLT

Thorverton
Community Land Trust

Andrew Saunders’ speaking notes for 16 July 25 public meeting

What’s happened since the last meeting

There has been an increase in government housing targets — meaning that there will need to be double the number
of homes built in Mid Devon each year.

In response to this, MDDC put out a Call for Sites — and several local landowners have put forward their land around
the village for future development. Some of these are capable of accommodating a lot more houses than the sites in
Silver Street.

Up until now the CLT enjoyed the unique position of complying with the Local Plan under the “rural exceptions”
policy, but we have recently been advised by a senior planning officer that the “Call for Sites” will change that status
because the District Council will be under such pressure to grant consents for residential development that the
current “Development Boundaries” will no longer carry much weight.

At the last public meeting the Board was encouraged by those present to investigate and put forward options for the
development of the land at Silver Street.

As you will be aware, the first option that we looked at was a proposal for a total of 32 units, which was presented at
the public meeting in February. This option is not currently being promoted by the Board. Another option that we
were asked to investigate was a small-scale proposal of say 6 to 8 dwellings, a “Lynch Close” if you like. We
suggested such a proposal to the Church Commissioners who ruled it out as not being a good use of the site

So moving on from this, we initially focussed our efforts on the development of the land on the north side of Silver
Street and now we can show you our current thinking for this.

LAYOUT OF NORTH SITE 19 DWELLINGS
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As a Board we consider that the optimum use of this site would be for it to eventually provide a total of around 19
homes comprising 1, 2 and 3 Bedroom dwellings. The planners have expressed support for this approach. At this
point it is worth restating that there are abnormal costs in relation to the development of the north site relating to
the electricity sub-station, dealing with the overland flow and surface water attenuation and storage.

The other clear message that came out of the public meeting in April was that we should pursue the purchase of
both of the sites at Silver Street and we have been carrying out a regular dialogue with the CCs with this aim in mind.

As you will recall, we have an MOU with the Church Commissioners; the deadline of March 2026 co-insides with the
grant funding expiry date which is a key milestone for the CLT and therefore, by implication, all the interested
parties.

We have been talking to Hastoe Housing Association. They have indicated that they would only build on the north
site, and all the dwellings would be “affordable”. They have said that they would favour 15 units for social rent and 4
for low-cost home ownership, which does not reflect the findings of the HNS.

They have also said that they would consider building the project in phases, if that’s what the current need dictated,
with a first phase of say, around 14 units. Or phasing might be something that we wish to control.
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Their involvement would be subject to re-establishing what type and how many homes were needed and satisfying
themselves that there was support for the project within the community.

Hastoe would appoint their own consultants including architects and they will fund the planning application, so it
would be their scheme. The CLT would still have some influence but it wouldn’t be a “bespoke” Thorverton scheme.

They would be in control of the funding, design and layout, housing mix, allocations and management, although the
CLT would have some input. It will also mean that the project would be carried out to Hastoe’s own timescales.

In the next few weeks we will consider the various ways, including by seeking advice from Devon Communities
together, how we can update our knowledge of who in the village is in need of affordable housing.

So that’s where we currently are with the north site.
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But, in the Board’s opinion, an “affordable-only” project on the north site would not generate enough money to pay
for the abnormal costs associated with the diversion of the power lines and the management of the overland flow,
let alone the BNG, play area and the path and link to the village. We needed to find a way to fund these things.

So we had another look at the Housing Needs Survey, and saw that it highlighted the fact that the parish has a
number of older households who wish to downsize to smaller accommodation as their needs change. It pointed out
that whilst some will require affordable homes; ‘The remainder are likely to be looking on the open market for
accommodation that is suitable for their changing needs. The current stock profile in the village suggests that
there is an under representation of smaller homes. It may be appropriate for some consideration to be given to
the type of homes that are needed in the open market going forward.’

So, one possible option, which we have done some preliminary work on, would be to develop of a limited part of the
south site with some open market homes, with a view to selling them to Thorverton residents who wish to downsize.

LAYOUT OF SCHEME FOR BOTH SITES, 25 UNITS
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These dwellings could be sited centrally so as to avoid being directly opposite and in front of the existing dwellings
on the north side of SS and therefore affecting any of their views.

This overall scheme represents 75% affordable and 25% open market which the District Council has confirmed they
would accept as a legitimate proposal under their “Rural Exceptions” policy.

Hastoe will not build homes for Open Market Sale, we would need to find a developer for this.
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We also intend to discuss the benefits and risks of involving a developer in the delivery of the project, including
having them lead it instead of the Housing Association and we have already had very preliminary discussions with
locally based companies.

What we need to do now is ensure that progress is made swiftly so that we can maintain the confidence of MDDC,
the CCs, and the Housing Association.

And avoid being overtaken by an alternative proposal from a house builder, where the village would have no
influence.
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Andrew Wiles’ speaking notes for 16 July 25 public meeting
There are many stakeholders to satisfy, and also different delivery partners to bring on board.

They all have, as one would expect, different agendas, expectations, red lines, priorities and timelines. Some have
flexibility, others less so. Our task is to help to sufficiently reconcile and align all of these such that the project can
then move forward to completion.

It is not unusual for projects like ours to have, at this stage, lots of spinning plates or balls in the air, cats to be
herded, or whatever your preferred metaphor, but in our case this feature is accentuated by a number of not-
normal factors such as:

e the Church Commissioners’ offer of a site that is capable of accommodating more homes — at least 32 - than
we now wish to provide. It must surely be quite financially tempting to the Church Commissioners to let the
site be developed as a bog-standard private development instead

e and then there’s our own ambitions to do something beyond just the provision of some affordable housing
for local people — for example provision for downsizing local owner-occupiers, and the provision of a
substantial public amenity area on the south part of the site, and possibly some self-build or starter homes..
The downsizing proposal, which is well supported by the Housing Needs Survey, is innovative and therefore
needs a lot of careful research. Some of these ambitions bring with them costs which need to be subsidised
from elsewhere on the site, others of the ambitions could do the reverse, that is actually make money to be
used elsewhere on the site

e | also think that the major grant offer from Mid Devon District Council is something of a mixed blessing: great
to have the offer obviously, but inevitably it will be tied to expectations and conditions.

So where have we got to with our stakeholders and would-be delivery partners? I'll go through them briefly, and
in rough order of priority:

(1) Stakeholder No 1 is the community of Thorverton...... The whole point of our work is to deliver a project which
not only answers a proven local need but also does so in a way which is broadly supported by the village. A lot of our
dipping and diving has been driven by this consideration.

(2) Next up are the current land-owners, the Church Commissioners, and their agents Savills. At its baldest, if the
Church Commissioners aren’t on board, there is no project. For example they have already said no to what they see
as too small a development on the site.

At our most recent meeting with them, or rather with Savills, which took place last week, we were very reassured by
what we heard. They told us that the Silver St site (both north and south) is still not only very firmly in their list of
some 70 sites across the country to be prioritised for affordable housing, but is at the very top of that list in terms of
progress towards an actual development taking shape. They also said that that in-principle they would accept the
development of the north site being phased, with an initial development of say 12-14 or so affordable and then a
further development of say 7 or so affordable homes some years down the line.
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Further reassuringly, we have just signed a new Memorandum of Understanding with them, giving us until March
2026 to firm up our project. An MoU is not legally binding but nevertheless a significant indication of the Church
Commissioners support of the project to date.

(3) Next are what we call delivery partners, that is those will actually build out the site for us. These could be a
Housing Association, or a Private Developer, or a combination of the two.

Regarding housing associations, we’ve found it more difficult than we expected, to identify a partner, but we are
finally getting there: our partner, taking on the north site, is highly likely to be Hastoe Housing Association. Hastoe
are a well-known and well-respected provider of affordable housing across southern England.

At our most recent meetings with them, two during last week, they were very clear how keen they are to work with
us — but on the north site only, and for a scheme which is all — quotes -“affordable”, as a mix of social rent and
shared ownership.

They were also clear to us that they saw a couple of important issues which need to be sorted out before they can
fully commit.

The first issue for Hastoe is the overall numbers of affordable homes on the north site, the tenure mix there, and
the suggestion of possibly phasing the development

Andrew Saunders has covered the issues of overall numbers and tenure mix, so | won’t stop on this, other than to
say that | am optimistic that we will be able to find a middle ground acceptable to all parties.

Regarding the possibility of phasing, also touched on by Andrew Saunders, we set out for Hastoe the argument for
phasing the development of the north site Its basically a concern that if 19 affordable homes were developed all at
the same time, would there be 19 oven-ready Thorverton households ready to take them on.

We also acknowledged the arguments against phasing, namely: Phase 2 works would be very disruptive to Phase 1
residents; 2 smaller developments would be more expensive per home than 1 larger one; Phase 1 development
would have to deliver much of the infrastructure work required for Phase 2. For these reasons Hastoe are definitely
cautious about phasing, but they don’t entirely rule it out.

The second issue for Hastoe is the south site and how our ambitions there impact on Hastoe taking on the north
site. The impacts/linkages are of two kinds:

e (a) the south site’s key contribution to delivering on the some of the planning conditions which will be
imposed across the whole site. Most importantly these will include provision for what is known as “Bio
Diversity Net Gain” — which means leaving the natural environment in a better state than it was before - and
for surface-water run-off. How can Hastoe be sure that these features will be delivered. And how would this
be arranged — practically, legally, financially?

e and (b) TCLT’s ambitions to provide, for example, 6 open-market bungalows or chalet-bungalows on the
south site (i) to benefit local downsizers, and (ii) to provide some subsidy for such things as BNG, children’s
play area, bridge to Mill’'n Green, work to the electricity supply, north site phasing etc) Two specific
questions were raised by Hastoe about these market homes:
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o (1) what will Homes England, the major source of public subsidy for affordable homes, make of
there being this market housing, given their wariness of funding combinations of affordable and
market housing on the same site, especially if the latter enable landowners to siphon off profits? We
think we can answer this challenge

o (2) how will the pre-development costs for the south site be paid for? This is a perfectly reasonable
challenge, but one which are confident that we can find an answer to (but we haven’t got one just

yet).

That’s it on the housing association for now. Moving on: as part of our thinking through options for the south site,
we have made preliminary contact with some local small- and medium-sized private developers. These contacts
have yet to get very far. This has also been touched on by Andrew Saunders but | can add

e We have had very initial discussions with Foxfords, a local building firm known to most of you (Ken is in the
audience) about whether they might take on the south site. There’s enthusiasm from both sides, but clearly
there is a lot of work to do to see whether & how their involvement could actually work out in practice.

(4) Moving on again, we mustn’t forget the crucial role of Mid Devon District Council :

e (a) as the Local Planning Authority. With their Planning hat on they continue to be extremely positive
about our plans. We won’t be taking this positivity for granted.

e (b) as a source of grants. They’ve already given us nearly £20k to help towards some, very initial,
exploratory, work. But the big one is the £280k that they have offered to enable us to buy the site.
We've got now less than 12 months to commit to this.

(5) And the final stakeholder I’'m going to touch on is Homes England, the government agency responsible for the
essential public subsidy that is needed to make affordable housing work financially for its providers — probably well
over £100k per homes for social rented homes. The current Government has just increased the size of Homes
England’s programme substantially, which is good news. We ourselves have not yet had direct contact with Homes
England; we have suggested to Hastoe that we do so together
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