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Note:  

Two other documents are provided separately – the draft Site Selection Process, and the 
reports on Green Technologies by Steve and Wayne& Jenny. The first of these in 
particular is part of the preparation for this meeting. 

Lunch on Saturday is on a ‘bring and share’ basis. 

We expect our website will be available for members to see. 
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1    Programme for the day  

 

10.00 COFFEE AND TEA 
 

10.30 

 

Introductions and plan for the day 
 

10.50 

 

Receive & discuss reports 

- From the Management Committee 

- From Membership & Community Building AG 
- From Finance & Building AG,  

11.30 Short break 
 

11.40 
 
 
 

12.15 

Site selection process 
Consideration of the Draft Policy (provided as a separate document) 
and the Site Appraisal Tool (given below),  in small groups  
 
Reports back to share & capture thinking  
 

12.30 LUNCH – bring and share 
 

13.30 

 

Procurement Strategy   
See Briefing Notes for this session given in Section 3 below 
Peter Holmes (architect) will give a short talk and then answer questions 
Discussion in small groups  
Sharing and gathering our responses 
 

15.00 

 

TEA 

15.15 

 

Members’ Meeting  
to agree next steps 

16.00 

 

Close, clear and depart 
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2   Reports 

2.1  Report from the Management Committee/Board  
 

We have met twice and considered the following matters: 

Board roles.  We shared our thoughts on our new roles and what we can offer, and 

expect from each other. David has agreed to be Treasurer for the time being.  We will 

review how we are getting on in September. We have still not decided who will be 

designated Company Secretary. 

Membership.  We were pleased to consider & accept Debbie Wilson’s membership 

application.  

Incorporation.  Having provided the necessary details, we expect the legal documents 

for incorporation very shortly. 

Co-ordination.  We have received reports from the Action Groups and tried to help 

them bed down, and tackle cross-cutting matters.  

The Prospectus. We approved the new version, and agreed to spend £500 on it being 

professionally prepared by David Lock Associates (DLA).  

Working with DLA. We have received a constructive proposal from DLA for how they 

can work with us.  This includes their terms of business.  We will respond shortly and 

want to use this relationship to think through how we select professional advisors.  

Finance.  Although our financial position has hardly changed (delays in incorporating 

mean we have yet to be billed), it is obvious that raising funds from members will be 

necessary again soon.  This is one reason why we need a financial forecast (so it is 

clear what the money is needed for) 

Planning General Meetings.  We reviewed the last meeting and recognise the need to 

simplify the way we hold Formal Meetings and strengthen the way we capture 

thinking from the sessions. We have planned the forthcoming General Meeting and 

propose that the July General Meeting has finance as a major issue.  

Banking.  We are considering who we will bank with in the future.  

RP 9
th

 May 
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2.2   Report from Membership & Community Action Group 
 
Membership 
Four people have attended an Introductory meeting and we hope that some of them will 
apply for membership.   We have one further enquirer, Catherine Scanlon, and Ines and 
Sheila are arranging to meet her, as the April Introductory Day was cancelled. It is likely 
that we may have to deal with new enquirers on an individual basis, trying to arrange 
meetings with two or three members, but the June Introductory Day has not yet been 
cancelled.  We have put a system in place for when Ines goes into hospital.  We are aware 
that a priority must be to get more members. 
SGPP 
The SGPP group has updated the first draft of the SGPP with the points raised at the 
last GM.  Jenny Borden, with support from the rest of the group, has worked on the site 
selection procedure and the resulting draft is provided separately.  From discussions and 
comments at the last GM to date they have identified the following areas of work:   
- criteria for offering residency to members 
 - what we mean by mixed tenure, especially shared ownership and criteria for it and 
rental and criteria for it 
 - the business to be conducted at the AGM 
 - how we handle conflict/disagreement 
 - termination of membership 
Following conversations with members, handling conflict/disagreement may be the next 
one to tackle. 
Website 
Colin expects the website to go live in the middle of May.  This is on track and he will be 
reviewing it with other members of the team in this coming week.  Depending on Wi-Fi 
availability at the Meeting House, we may be able to see it at the GM. 
Bulletin 
The 14th edition of the Bulletin was distributed on 22nd April and the next one will be in 
June.  The bulletin will also be posted on the website. 
Publicity/YMG 
Work on the re-design of the publicity leaflet has been shelved until the new Prospectus 
is finalised.  Both of these will be made available at the Quaker Fair at British Yearly 
Meeting Gathering in Bath in August.  Denise is working on the preparation for this. 

Social events 

For the moment Sheila has taken on responsibility for the social events, and Debbie 

Wilson has offered to help.  If anyone else felt able to take this on, Sheila would be 

delighted!  It was decided not to hold a social event in conjunction with the next General 

Meeting on 17th May as quite a few people were not available on the Friday evening.  We 

hope to have a ‘bring and share’ supper on the Friday before the next General Meeting 

on 19th July.  Rob and Jo Paton have offered their house for a Garden Party on Saturday 

30th August and we hope to be able to offer visits to Rainbow Housing Co-operative, and 

possibly the Zedfactory village at Upton, Northants, and Malthouse Court in Towcester 

on the same day.           SB/9.5.14  
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2.3  Report from Finance & Building Action Group 
 

Colin and Rob have met twice; Wayne and Rob have emailed and spoken on the phone.  
The process is not perfect but probably best we can do for now.  

Work in Progress 

 Procurement: Wayne and Rob (with advice from Robert Purton) have prepared a 
plan for a workshop session and have arranged for Peter Holmes to introduce it 
and to take questions.  

 Land:  With advice from Robert Purton our site appraisal tool – appended - is 
now at the point where Colin is arranging to ‘road test’ it on sites known to us.  
Approaches to the main landowners (MKDP, People and Places) will happen as 
soon as we have the new Prospectus. 

 The Prospectus: We have now revised this and arranged David Lock Associates to 
prepare it in full colour with lots of graphics.    

 Project Plan: Colin has concluded that until we have land, the project is not really 
plan-able.  Instead, he has prepared a diagram setting out the work to get us to 
that point – it is appended .    

Work that has not been in Progress 

We have taken no further action on QHT (awaits Lee’s return) nor on Elderflowers. We 
postponed the pre-application meeting with Jo Gooding (re HCA financial support) 
because we need engagement with a landowner to make the most of this. We are looking 
for a new date as the Community-led projects fund may not be renewed after next 
March. 

Looking ahead 

Over the next two months, and building on the discussions at the General Meeting, we 
hope to be able to: 

 Seek to establish dialogues with landowners (especially Connelly Homes, MK 
DP, and People and Places) – and as soon as one shows some promise, plan for 
the pre-application exercise with Jo Gooding 

 Refine and learn to use the site assessment tool, and put in place arrangements to 
be notified of any potential ‘infill’ sites 

 Return to QHT and also seek a meeting with JRCT – in pursuit of possible grant 
funding 

 Revisit the financial model to refine the estimates, to work further on bridging 
the funding gap, and to prepare a first, rudimentary cash-flow for the 
development phase 

 Follow through as appropriate on the Procurement discussion  
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SITE ASSESSMENT TOOL – TEST VERSION 

SITE: [Name] VENDOR: [Name] 

CRITERIA WEIGHTING SCORE 

Size of the Prospective Site:       

[0 = < 1 acre, 5 = 1 to 1.5 acres, 10 = >1.5 acres] 

Note: a site is always big enough if the form of the development changes 

 

< 10 

 

Site Characteristics: 

   5 = mature trees                      5 = southerly orientation 

   5 = flat/level site                      5 = views of water 

-10 = in flood plain                   -10 = archaeologically  
                                                     sensitive area 

 -5 = localised contamination  -10 = heavily contaminated 

 

-30 to < 20 

 

Location:  

Character of nearby streets 

[0 to 10 relating to density, parking, safety & trees] 

Proximity to key facilities 

[0 to 10 re: ease of getting to shops, buses, walks, GP] 

Traffic noise 

[0 to 10 where 0 = intrusive, 5 = acceptable, 10 = silent] 

Note: This only relates to the immediate vicinity 

 

 

< 10 

 

< 10 

 

 

< 10 

 

Asking Price: 

-10 = more than £250k over budget 

  -5 = more than £125k over budget 

   0 = on budget 

   5 = £125k under budget 

 10 = £250k under budget 

Note: This only relates to the actual site being considered 

 

< +/- 10 

 

Deliverability of the project (build readiness): 

10 = Highway infrastructure in place or imminent  

10 = Utilities infrastructure in place or imminent 

Compatible existing planning status 

  0 = requires a change of use or detailed application 

10 = requires a reserved matter application or the 
reworking of a detailed permission 

Note: This only relates to the actual site being considered 

 

< 20 

 

 

< 10 

 

Bonus Points (The “Wow! Factor) 

Your initial reaction within the first minute of seeing the 
site.  If you experienced “wow!” give 10 points bonus. 

 

 

 

 

Total 100  
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Figure illustrating the planning process for 

Still Green leading to site acquisition 

Large colour printed versions of this diagram will be available at the meeting to help discussion. 
 
 
 

August - Dec 2014 
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3   Preparing for the session on 
Procurement Strategy 

 

In this session we will consider how we go about securing the sort of development we 
want.   

We have found it helpful to think in terms of three broad strategies. Of course, this is a 
simplification.  In practice, each of these strategies could be carried through in different 
ways, so things are not so cut and dried. Nevertheless, these three broad approaches 
highlight some of the key choices. 

This note introduces the three strategies through diagrams, and then it presents our 
initial appraisal of their advantages and disadvantages in a series of charts.  In the session, 
Peter Holmes will say a bit more about all this drawing on his experience, and answer 
questions.   

 

Our aims are: 

 to advance and share our understanding of the procurement issues and decisions 
we will face 

 to  capture our thinking – inclinations and preferences, further questions, 
suggested next steps - on the implications of what we have learned for our 
project and how we want to proceed  

 

In the diagrams on the following pages, the size of the circles suggest how ‘big’ the work 
outsourced is, and the length and thickness of the lines suggest something about the 
closeness and/or intensity of the relationship involved.  It is also worth bearing in mind 
the following comments from Robert Purton: 

“House builders have a system set up already to deliver homes at the rate and in 
the costed design they wish.  Equally, and importantly there is a national shortage 
of homes and so they do not need buyers.  To maximise your prospects of 
having a balanced partnership with a commercial developer SG need to think of a 
reason/s why you are better than a normal set of buyers - what can you save the 
standard builder from having to do, where are his cost savings / increased 
profits?  Most importantly why should the developer move away from his 
standardised tried and tested (limited risk) financial model of delivery that they 
have agreed with their financial backers?” 
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Procurement Strategies: Preliminary Assessment  

Strategy One: Outsource Development (to Connelly Homes, Places for People, or other) 

Advantages Disadvantages Risks Requirements for success 

SG responsibility minimised - 

mainly focused  on influencing 

layout/design of SG portion of 

the Developer’s scheme 

Limited control over the 

configuration and design of homes, 

sustainability, open spaces and other 

important requirements  

Lowest financial risk; 

highest risk of failing to 

meet social, cultural and 

ethos requirements. 

Depends on finding a sympathetic 

developer - so that the relationship is 

more than a hard commercial 

transaction. 

Partner may finance the scheme 

and is experienced in all that is 

involved in promoting and 

developing a site 

SG will have limited bargaining 

power on price.  

The cost of the homes will 

probably be higher than 

might be. 

Firm negotiation and clear contracts? 

Certainty on planning status. 

Partner has planning permission 

- or will gain it very shortly.   

No certainty as to when the homes 

will be built. Timing will be a 

business decision. 

Possible delays and 

uncertainty 

Developer’s timescale matches ours 

 

 

  Developer seeks non-financial benefits 
through working with SG, as well as 
financial return? 
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Strategy Two: Outsource Design and Build (eg, to a ‘Green-kit Builder’) 

Advantages Disadvantages Risks Requirements for success 

SG has more control over the 

overall development including 

planning, sustainability, site 

layout, architecture, ethos, etc. 

SG gets what SG wants. 

More load on SG, who will need 

advice from experienced planning 

consultant, QS, architect, legal 

advisor and project manager  

Through inexperience, we 

introduce further delays by 

not being clear or failing to 

agree  

Good relationships with sympathetic 

advisors and min contractor are crucial 

No one single relationship is 

critical – we have spread the 

risk among several business 

partners  

SG has to find the project funding 

from among its membership or from 

a bank 

Potential for delay; gaining, 

and timing of, planning 

approval are risks 

SG has to find and secure a site that is 

‘ready to roll’ 

If it does things reasonably well, 

then SG gets some of what 

would have been the 

developer’s profit.   

If SG messes up, then costs will rise 

and it may even end up being more 

expensive 

Medium financial risk  

Risk of sub-contractor 

delays/non delivery 
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Strategy Three: Run the whole project through a professional team 

Advantages Disadvantages Risks Requirements for success 

SG will have maximum control; 

scope for a variety of different 

styles / designs and green 

credentials 

SG must have a team of members 

ready to contribute a high level of 

time and energy 

 

Risk of sub-contractor 

delays/non delivery/cost-

over-runs Experienced professional advisors to 

engage the range of sub-contractors 

required; these one-to-one 

relationships will be critical If it does things reasonably well, 

then SG gets the developers 

profit 

If SG messes up, then costs will rise 

and there will be little if any 

developer’s profit 

Highest financial risk  

 

 

 

SG has to find the project funding 

from among its membership or from 

a bank 

Delays in securing the 

necessary funds 

Members plan ahead and/or our bank 

has confidence in us  

Choice of site 

 

Having to find a site (and secure 

approvals) 

Risk of being held up for 

ages 

SG has to find and secure a site that is 

‘ready to roll’ 
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4   Agenda for the formal meeting 

 

 

 

1 Chairs welcome, apologies for absence 
 

2 Confirmation of the minutes 
 

3 Signing of the Articles of Association of Still Green CIC 
 

4 Progress on the process for finding and agreeing a site 
to agree a short minute on how we want this work to continue in the light of the 
discussions in the morning 
 

5 Procurement strategy 
to agree a short minute on how we want this work to continue in the light of the 
discussions this afternoon 
 

6 Proposals for the next General Meeting and other work through to August 
to confirm, adjust or add to the proposals on other matters in the various reports, 
in the light of the discussions in the morning 
 

7 AOB  and Confirmation of the date of the next meeting. 

 

NOTE: If time allows, after the business is concluded, those members who wish to will 
have the opportunity to join a short (listening-style) Reflections session.   
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5  Minutes of  the General Meeting on 
March 22nd 2014 

Minutes of last meeting 

The minutes of the last meeting held on 25th January 2014 were signed as 
correct, subject to the addition of Sheila Bacon to the list of those present. 

Reports  

1  Management Committee 
Rob Paton presented the management committee report and gave further 
information on the willingness of members to serve as Directors and in the 
Action groups.  He said he expected most of the outstanding roles to be 
filled shortly.  He invited new members to consider whether and how they 
could assist the action groups. 

The latest version of the list of nominations is attached to these minutes and 
we accept these names with deep appreciation to all of who have come 
forward to take on these responsibilities.  Sheila Bacon has agreed to 
become a member of the Board and to serve as Convenor of the 
Membership and Community Building Action Group.  We hope to confirm 
a fifth member of the Board shortly. 

Rob also reported on his satisfaction that Still Green seemed to be shifting 
up to a new level in terms of its capacity to make decisions and progress 
work. Incorporation, having a website, and having a functioning 
organisation (not just a committee) are all important advances.   Rob said 
this was happening in the nick of time – both because of the opportunities 
opening up and because he himself would not be able to sustain his current 
level of work for Still Green. 

The discussion of this report included the following observation among 
others: 

 ‘Planning Lead’ should be ‘Land and Planning’ lead – it incorporates 

site search and selection.  Alex Yeats indicated that he wishes to be 

involved in this aspect of the work. 

We ask the Management Committee to proceed with incorporation when 
they have five Directors who are acceptable to the members. 

We thank the Management Committee for their work and in particular pay 
tribute to the huge contribution that Alice Maynard, who is standing down 
as Treasurer, has made during this formative period.  We salute her and are 
glad that we will continue to enjoy her presence and contributions as a 
member. 
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2  Membership and Community Building 
 We received the report from the Membership and Community Building 
Action Group and note the continuing high level of activity.  We welcome 
Jenny and Wayne Borden into membership and are delighted to be on the 
brink of having our own website.  In discussion, the following points were 
felt to be important: 

 Continuing to highlight the words ‘cohousing’, ‘third age’ and ‘Milton 

Keynes’ on our website pages, to facilitate searching 

 Reviewing the future of the Bulletin alongside the format and 

function of the website 

We note that Denise Rowe is standing down as the convenor of this Action 
Group and thank her for orchestrating the work to this point. 

3 Finance and Building  
We received and discussed the report from Finance and Building presented 
by Rob.  He gave an update on recent developments, including a meeting 
with the Community Foundation, and regarding the prospects of receiving 
HCA funding towards the costs of securing planning permission. As always, 
some complications come with the territory – but this is a very exciting 
prospect.  Jo Gooding of the UK cohousing network hopes to arrange, 
towards the end of April, a pre-application briefing with a consultant from 
‘Locality’ who understands the HCA’s thinking.  Rob also reported on a 
renewed invitation from Elderflowers to become a discrete element within 
their larger scheme.  This will need to be considered both in its own right, 
and as part of our engagement with MK Development Partnerships (who 
own significant amounts of land).  There is also a development by Connelly 
Homes near the Stables in Wavendon.  These will be pursued by the 
Finance and Building Group and Rob undertook to keep members 
informed on all these developments. 

The discussion of this report gave members a chance to share their 
responses and concerns - which included: 

 Clarification of what is meant by ‘procurement’, essentially all aspects 

of design and building – the stage after the site is agreed. 

We thanked Rob and Colin for their work – and are also grateful to Robert 
Purton for his assistance. 

4  Green technology 
We received a report on the visit to the Eco Building exhibition made by 
Jenny and Wayne; and also on the initial review of ‘flat-pack’ homes 
undertaken by Steve Ryan.  We noted that: 
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 Zedfactory homes and homes built by Potton Homes should be 

followed up further by the Finance and Building Action Group 

 In addition to energy efficiency, sustainability and affordability, 

homes need also to meet at least Lifetime Standards and be 

accessible. 

 ‘Zero bills’ is not the same thing as ‘zero emissions’. 

Both reports will be sent to members and we thank Jenny, Wayne and Steve 
for their time and effort, which has kept this line of working moving ahead. 

5 How we manage our affairs 

We realise the need to be clear about our own processes and our ways of 
relating to each other in the course of making difficult decisions.  We have 
reflected on Draft of the SGPP and offered our appreciations, reservations 
and suggestions.  These were captured by note takers in the groups.  We 
thank the members who have suggested detailed edits and improvements to 
Ines and Rob.  Further detailed comments would be very welcome, 
especially if received within the next week.  We will then forward these to 
Jenny for the next stage. 

6 Land Availability and planning 

We have reflected on the briefing sent in advance, on the presentation by 
Robert Purton and his responses to the questions raised.  Our thinking on 
the key issues flagged up by this session was captured on the worksheets and 
will be summarised as a reference point for the Finance and building Group.  
This summary is appended to these minutes. In our business meeting, the 
following further reflections on what we have learned emerged from our 
discussion: 

 Synchronisation of site availability and a viable number of members 

will be important 

We asked that any further comments be sent to Colin or Rob by the end of 
the coming week.  Our thinking from this work will be carried forward by 
the Finance & Building Group, and by the Policies & Procedures Group for 
the site selection process. The Finance and Building Group will return to us 
in May with a revised Project Plan that takes account of what we have 
learned.  

7  AOB 

We ask the Membership and Community Building Group to look into the 
timing and frequency of future social events. 
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Responses from the discussions on Land Search on March 22nd 
 

These are the results from two groups in terms of the number of dots given.  
The other groups discussed the issues without getting to the point of 
expressing and capturing preferences.  

    Combined results What if we can't find a site? 
  Possible actions Comments Preferences 

 Expand the search area Given plots available in MK, are we 
being too picky? 
Make list of plots available in MK. 
Villages might be too small and isolated 
Buckingham, Towcester, Olney? 

19 

 Settle for less Not less, just different 8 

 Re-think the scheme Buy old house/street and retrofit? 
Take over Well at Willen? 

4 

 Additional category added by red group: 
It depends what's learned in 1st period 

  4 

 

    Combined results Timescale 
  Time to find a site Comments CurrentThinking 

 Up to 6 months It's the people that make the 
neighbourhood! "Good enough" will be 
good and keep us moving ….  

7 

 9 to 12 months Patience will encourage realism and 
keep us together 

17 

 18 or 24 months Don't rush it! We can't change it later. 7 

 

     


