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MINUTE OF BOARD OF MANAGEMENT MEETING HELD AT OCHIL HOUSE, ALLOA AND REMOTELY (VIA MS TEAMS) ON THURSDAY 30th MAY 2024
Present

1. Margaret Baxter, Chairperson (Office) 
2. Jim Savage (Teams) 

3. Graham Collie (Teams) 

4. Teresa McNally (Office) 

5. Adam Brown (Teams) 

6. Lynne Brierley (Teams) 

7. Susan Mackay (Office)
8. Shirley Ritchie (Office)  

9. Sandy Hunter (Teams) 

In Attendance
Anne Smith, Chief Executive (Office) 

Linda McLaren, Director of Housing Services (Office)

Andrew Gibb, Director of Property Services (Office) 


Stephen Wilson, Director of Finance & Corporate Services (Office)

1.0 RECORDING OF MEETING 
RESOLUTION:  The Board approved that the meeting be recorded.
2.0 APOLOGIES 

Apologies were received from Tom Brown.
3.0 DECLARATIONS OF INTEREST 

There were no Declarations of Interest.

4.0 MINUTES OF BOARD MEETING HELD ON 25TH APRIL 2024 
  RESOLUTION:   The minutes of 25th April 2024 were agreed as a true and accurate     

  record on a motion from Teresa McNally, seconded by Shirley Ritchie.
5.0 MATTERS ARISING FROM AGENDA ITEM 4.0

5.1
Elm Grove 

The Director of Property Services advised the Board that work started this week. Ochil View’s repairs contractor is conducting the work, with expected completion before the end of June.

6.0 DRAFT MANAGEMENT ACCOUNTS TO 31ST MARCH 2024 
The Director of Finance & Corporate Services summarised the key aspects of version 2 of the Management Accounts for the full financial year ending 31st March 2024. 

Version 1 was presented to the FACG Committee on 9th May 2024, and there have been some changes since then.

· Movement from version 1 to 2 was detailed in paragraph 4 of the report.

· The overall position is a surplus of £1.7m against a budgeted surplus of £1.67m.

· Gross rents receivable of £7.2m is £11K behind the full year budget.  Rent was included in the budget for Mar Street flats from 1st October, so this has had an impact as one flat remains unoccupied, due to the electricity meter installation still being outstanding.
· Void rent loss amounts to £47K which is 0.65% of the rental income.

· Employee costs were £53K under budget.

· Reactive Maintenance is overspent by £130K for the year. This was impacted by the need to appoint a new contractor during Q1.

· Cyclical maintenance is £161K under budget.  The underspend was largely due to electrical inspections and remedial works being less than expected.

· Housing property cost increased by £1.25m due to expenditure on kitchens, boilers, bathrooms, and windows.  The Association also purchased 10 off the shelf properties including 2 shared ownership buybacks.

· In terms of cash-flow, the year ended in a strong cash position with £9.4m across all the accounts and deposits, which is a net increase of £100K over the year.

· All loan covenants have been met comfortably and showing a good level of headroom.
COMMITTEE COMMENTS / DISCUSSION:  Teresa McNally, enquired regarding Appendix 1 under Consultant Fees, and where the RAAC consultancy were shown.
The Director of Property Services advised that some of that expenditure would be under this year’s accounts.
COMMITTEE COMMENTS / DISCUSSION:  Adam Brown enquired about the void maintenance costs.  The Appendix table on page 5, the average cost per unit for voids for Tullibody seems higher than the other areas, and he was curious as to why that was.
The Director of Finance and Corporate Services advised that there was a repossessed property that was in a state of bad disrepair, and this had cost over £40K.  
The Director of Property Services also advised that Tullibody in general has a lot of the older stock transfer properties which have relatively higher maintenance costs.
RESOLUTION:  The Draft Management Accounts to 31st March 2024 were approved by the Board.  
7.0 YEAR END REVIEW 2023/2024 / QUARTERLY MANAGEMENT REPORTS FOR PERIOD 1ST JANUARY TO 31ST MARCH 2024 
The Chief Executive presented the written report on the Quarterly Management Reports for Period 1st January to 31st March 2024.
7.1 Corporate Performance/Strategic Objectives Review
The Board noted the following aspects of the report circulated by the Chief Executive:

· Q4 showed 4 areas of high performance, 2 areas of moderate performance and 0 areas on low performance.

· The year-end position is 2 areas of high performance, 3 of moderate performance and 1 of low performance, which was the Strategic Objective repairs’ indicators.

· In terms of KPIs, 79% were met in Q4 and for the full year 74% were met. 

· The Chief Executive ran through Appendix 1 which showed the results in detail.

· The low performance in the repairs indicators was largely down to the performance in the first 2 quarters and there has been an improvement in the last half of the year – this was resulting from a change in contractor.  

· Appendix 2 provides explanations as to why indicators may not have been met.
COMMITTEE COMMENTS / DISCUSSION:  Graham Collie enquired about the slight degradation in SHQS, and wondered if this was due to off the shelf purchases why the figure has gone down slightly and secondly, regarding our Stage 3’s, our performance appears to have gone down considerably and wondered why that may be.

The Director of Property Services commented that in relation to the SHQS, the Bank Street project has still not been completed as yet and there have been a number of older EPC’s renewed throughout the year where previous ratings had been higher than the current rating.
In relation to the Stage 3’s, performance was affected by the staff absences. Furthermore, there was a major adaptation being progressed through a previous contractor that collapsed last year, and another contractor had to be brought in to finish the work - this severely impacted the performance indicator for the year.

7.2 Capital Programme Progress
The Board noted the following aspects of the report circulated by the Chief Executive:
Elm Grove 
This is progressing, as previously advised by the Director of Property Services.
Park Street

No movement at present, and the Association awaits cost information regarding Park Street. 

Mar Street

A date of 6th June has been given for the installation of the meter on the third flat.

Stage 3 Adaptations

The programme for 2023/24 is complete and confirmation of funding for 2024/25 is awaited.

Residential Property Acquisitions

For the year 2023/24 8 properties were purchased and 2 shared ownership properties were bought back.

So far in 2024/25, the Association has concluded on one mortgage to rent property, but again confirmation of funding for off the shelf purchases in 2024/25 is still outstanding.

COMMITTEE COMMENTS / DISCUSSION:  Margaret Baxter enquired regarding Mar Street, and if the meter is installed, how much work is required to be carried out to complete.

The Director of Property Services advised that he had met the architect on site and the boiler requires to be commissioned, the electrics to be re-checked and thereafter, it is mainly decoration and a couple of minor joinery repairs.

COMMITTEE COMMENTS / DISCUSSION:  Graham Collie pointed out a minor typo on the Mortgage to Rent Scheme.  It reads 2025 and it should read 2024.

7.3 Corporate Management Plan:  Year End Performance 2023/2024
The Board noted the following aspects of the report presented by the Chief Executive:

· 123 of the 134 tasks were completed, which equates to 92% of the work programme.  Section 5.1 of the report summarises the actions that are outstanding and the Chief Executive noted what these were and the updated position of the 11 actions not achieved. 

COMMITTEE COMMENTS / DISCUSSION:  Sandy Hunter enquired regarding the GDPR Policies, and he acknowledged that they were due for review, but he wondered if they were keeping the Association compliant with legislation and regulation at this point.

The Chief Executive advised the Association’s DPO has reviewed all relevant policies and these are compliant with current legislation, but there are some changes that are coming into play soon which will require some of the policies to be amended/reviewed.

7.4 Annual Assurance Statement
The Board noted the following aspects of the report circulated by the Chief Executive:
· The last annual assurance statement was submitted in September 2023, and the 2024 statement is due by 31st October 2024.

· It was previously agreed there would be a quarterly report and review to the Board and that has worked well.

· This report considers any new information or evidence since the previous quarterly update which was in January 2024.

· Appendix 1 is a summary of the additional evidence that has been added to the bank of evidence since January 2024.

· This additional evidence has been incorporated into the Evidence Template and is available on Govenda (under Documents/Annual Assurance Statement Evidence 2024).

· Appendix 2 shows the Evidence Template as supplied by SFHA and includes all the most recent amendments for the Regulatory Framework updates in 2024.
· Items in red on the template are the changes following review of the template to reflect framework changes in February 2024.

· Evidence highlighted in green is new evidence since the previous update in January 2024.

· Anything highlighted in orange, are outstanding pieces of evidence or are potentially improvement actions that have been identified and may be part of the Action Plan when the final statement is reviewed.
· Appendix 3 shows the timetable, with an intended sign off date at the Board meeting in September 2024.

· Appendix 4 is the Action Plan, and any progress updates.  

· The resident H & S report was originally proposed to be a quarterly report to the HSEHR Committee.  However, the Board do need assurance on the 7 identified key areas of health and safety.  The Director of Property Services will report to the Board with associated backup to show that requirements are being met.  Automated dashboards will be investigated for KPI’s which pull information from SDM – this is in the work plan for 2024/2025.

· There are no areas of non-compliance identified as yet, and this will continue to be reviewed prior to sign off of the 2024 statement.

· Appendix 6 is a copy of the communication from the Regulator where they confirm they require specific assurance on compliance with safety requirements on gas safety, electrical safety, water safety, fire safety, asbestos, damp and mould and lift safety.

COMMITTEE COMMENTS / DISCUSSION:  Graham Collie had one minor point on   Standard 7.9. Disposals is a notifiable event to the Regulator, and enquired whether this should be brought to the Board, rather than staff having delegated authority.
The Chief Executive noted that a lease is classed as a notifiable event, and there have been 2 of them in the Notifiable Events report this year. Standing Orders will be reviewed to address this point.  At present, the Property Leasing Policy states that Board approval is not required, but this will be considered as part of the review.

RESOLUTION:  The Year End Review/Quarterly Management Reports for Period 1st January to 31st March 2024 were approved by the Board.

8.0
STRATEGIC RISK MANAGEMENT Q4 2023/2024
The Chief Executive presented the written report of the Strategic Risk Management 2023/2024 (Q4) and highlighted the movement in various risks over the period as follows:
The overall risk register and operational risk register were attached at Appendix 1 and 2.

Section 5 of the report does not identify any new or re-emerging risks during the quarter.  
Section 7 of the report summarises some of the changes made:

· EESSH has been increased from medium to high residual risk as legislation is changing and timescales and costs are still uncertain.

· Risk of gas servicing breach has decreased from medium to a low residual risk, as processes are robust and working well.
· Void properties residual risk has decreased from high to medium due to fewer voids/quicker turnaround.
· Risk associated with Welfare Reform has been reduced from medium to low as processes are robust and working well.

· Insufficient staff resources – it is proposed to decrease this risk from high to medium as the staff structure is in place and there are no long-term absences.
· Unsatisfactory board numbers.  As the number of board members is now 10, a recruitment exercise will be undertaken prior to the AGM.

· Staff morale low – it is proposed to reduce this risk from high to medium, as the staff structure review has been met with positivity. 
· Violence/Injury to staff/tenants.  Recent issues have highlighted risks to staff and contractors and procedures are currently being reviewed.  Residual risk has been increased from medium to high in the meantime.

There is a proposed deleted risk, operational risk 28, Scottish Government restrictions on evictions and rent increases. These restrictions expired in March 2024.

COMMITTEE COMMENTS / DISCUSSION:  Teresa McNally enquired regarding the change of Government in the next few weeks, whether there was any implication for the risk with a change of Government.
The Chief Executive commented that this would be kept under review, but impact is likely to be minimal in the short term, as the Scottish Government will remain in place for the time being.

COMMITTEE COMMENTS / DISCUSSION:  Sandy Hunter enquired in terms of risk of violence to staff/tenants, if there was anything coming to the HSEHR Committee or the Board, regarding what has been put in place to reflect the increase in that risk.
The Chief Executive advised that the Senior Management Team is currently reviewing procedures which does not come automatically to the Board, but the Unacceptable Actions Policy will be updated to reflect the new procedure as an Appendix and that policy will be brought to the Board for approval.

RESOLUTION:  The Strategic Risk Management Q4 2023/2024 Report was approved by the Board.
9.0 ANNUAL RETURN ON THE CHARTER (ARC) 2024 
The Chief Executive summarised the key aspects of the Board report:
· The final ARC is at Appendix 1 and the return has been completed by the Senior Management Team.  This is due on 31st May 2024.
· All the information on the ARC return is on the KPI Schedule which has already been summarised.

COMMITTEE COMMENTS / DISCUSSION: Committee acknowledged the tenant engagement stats are excellent. 

RESOLUTION:  The Annual Return on the Charter (ARC) 2024 was approved by the Board.
10.0
COMMUNITY BENEFITS AND INITIATIVES ANNUAL REPORT 
The Chief Executive advised that the cover report summarised the position and confirmed: 
Section 4 of the report highlights that there is a small budget of £2000 per year and Appendix 1 listed the expenditure to the groups that request a donation.  The maximum donation is £250. All donations were reviewed by the SMT.

Section 5 of the report listed the larger maintenance contracts which included “Community Benefit” clauses.

This year these funds were added to the funding that we receive from SFHA and EVH and was used to provide energy saving advice, other items and fuel vouchers etc over the winter period.

A couple of contractors also provided skips to the value of £900 which were used for a clearance event for tenants, and some donation of employee time which was used for gardening work at one of the Association’s properties.
Section 6 summarised the work that was done with the two grant awards which were received this year, being £117K from SFHA in relation to the Fuel Support Fund and £71K from the Housing Association Charitable Trust (HACT) Fuel Fund.

RESOLUTION: The Community Benefits and Initiatives Annual Report was approved by the Board.
11.0 NOTIFIABLE EVENTS 
The Chief Executive advised that the cover report summarised the position and confirmed that there had been three Notifiable Events which were submitted to SHR during 2023/24 and were listed under section 5.1 of the report.
A screenshot of the portal was at Appendix 1.

The Board was asked to note that all submissions had been made in accordance with regulatory guidance.  The most recent guidance was issued in February 2024 and was attached at Appendix 2.

RESOLUTION: The Notifiable Events was approved by the Board.
12.0 5 YEAR FINANCIAL PROJECTIONS RETURN (“5YFP”) 
The Chief Executive summarised the key aspects of the Board report.

· The full 30-year plans were last approved by the Board in May 2023.  

· The 5-year projections (Appendix 6) are due to the Regulator at the end of May 2024 and will be submitted this evening after the Board meeting.

· The FACG Committee reviewed the papers on 9th May 2024.

· The plans incorporate all the component and planned maintenance life cycles, which are held by Property Services and Appendix 5 shows the baseline assumptions.

· The cash flow at Appendix 1 shows that cash will remain positive throughout the 30-year period and that the Association is financially viable in the short, medium and long-term. 
· Loan debt will be paid in accordance with the agreements.

· Loan covenants are met throughout the plan.

· Section 5.4 of the report summarises the assumptions.  Year 1 is based on budget for the year and the 30-year plans are based on the new staff structure.

The Chief Executive wanted to bring the Board’s attention to the fact that 2 years ago, above inflation increases had been removed from the plans.  Prior to this rent increases had been forecast at inflation plus 0.75% for the first ten years. Due to the increased reactive maintenance, void costs, insurance, planned maintenance etc, above-inflation rent increases have had to be re-introduced to the plan.
There are no provisions currently for energy efficiency or net zero work. A consultant will be engaged this year to advise on this.

The Chief Executive ran through the Sensitivity Analysis and scenarios with the Board.

RESOLUTION:  The 5 Year Financial Projections (“5 YFP”) were approved by the Board.

13.0 RAAC UPDATE 

The Director of Property Services summarised the key aspects of the report by firstly giving some background on RAAC.
The Director of Property Services drew the Board’s attention to section 5.1 of the report which detailed how the Association had approached the issue.  

Based on existing information and staff knowledge, there was no expectation that there was RAAC within the housing stock.  However, a full stock validation exercise was carried out to confirm that. A desktop analysis and stock assessment were carried out. Thereafter, the stock list was narrowed down to 156 properties where there was some form of concrete flooring which RAAC could have been used in.

The structural engineer carried out visual surveys (Appendix 1).  This led to further intrusive inspections and results were shown at (Appendix 2).
Secondly, a report highlighted an issue with one scheme, whereby CRA felt RAAC was not used, but an intrusive inspection was undertaken to ensure this. The third and final report was shown as (Appendix 3).

The positive outcome was that both the internal and external investigations demonstrated that the Association does not have RAAC present within its stock.

COMMITTEE COMMENTS / DISCUSSION: Teresa McNally suggested, as Lynne Brierley had done last month, going forward, any property purchase made should only be done once the RAAC position has been considered.

The Director of Property Services advised that the tenants of the 156 properties that were surveyed, have all been written to, advising them of the outcome and there will be an article in the upcoming Summer Newsletter.

RESOLUTION:  The RAAC Update was approved by the Board.

14.0 REPOSSESSION REPORT 
As the details relating to this item are considered to contain information of a private and confidential nature, the record of this Agenda Item is contained in a Private and Confidential Extract of Minutes.
15.0 MINUTES OF THE HSEHR COMMITTEE MEETING OF 2ND MAY 2024 
15.1
Verbal Report from the Convenor 
Lynne Brierley, Convenor, advised the Board that the Minutes were self-explanatory.  Several performance reports were approved.  
There is a draft wellbeing report that is ongoing, and the Corporate Communication Strategy is being deferred.  There are two policies recommended for approval by the Board. 

RESOLUTION:  The Board noted the Minutes of the HSEHR Committee meeting of 2nd May 2024.

15.2 
Flexible Working Policy Review 


RESOLUTION:  The revised Flexible Working Policy was approved by the Board.
15.3
Sabbatical Policy Review 

        RESOLUTION:  The revised Sabbatical Policy was approved by the Board.                               
16.0 
MINUTES OF THE FACG COMMITTEE MEETING OF 9TH MAY 2024 

16.1 Verbal Report from the Convenor 
As the Convenor was not present at this meeting, the Vice Convenor Jim Savage advised the Board that the Minutes were self-explanatory and there was nothing of note that required to be highlighted specifically from that meeting.
RESOLUTION:  The Board noted the Minutes of the FACG Committee meeting of 9th May 2024.

17.0
GOVERNANCE / OTHER BOARD TRAINING ISSUES
17.1 
Board Performance & Development Reviews 

The Chairperson reported that these are progressing, with nearly all Board members having organised a date for their review.  Anyone who has not done so yet should contact the Corporate Services Administrator to arrange a date.
17.2 Committee Training Programme 2024-2025



The Chairperson confirmed that the next training session for the Board is Thursday 13th June at 6.00pm.  It will be some health and safety refresher training and it has been requested that trainer sticks to one hour maximum.  

The next session after that will be held in October.
17.3
Annual Tenant Report 2023-24






RESOLUTION:  The Board noted the contents of the Annual Tenant Report 2023-24.
17.4 
SFHA Special General Meeting – Agenda



Teresa McNally advised that there was a 14-page report on the suggested amendments, and she queried a few of them. The AGM will be held on Zoom on 18th September 2024.


RESOLUTION:  The Board noted the agenda for the SFHA Special General Meeting.  
18.0 EVH REPORTS:
18.1 Monthly Report: May 2024 
Teresa McNally wanted to highlight the news of the passing of Flora Wallace, who was a long-standing member of EVH’s Executive Committee.
The Member Information Exchange is scheduled for Monday 3 June and Teresa will be in attendance.
RESOLUTION:  The Board noted the May EVH Monthly Report.

18.2
EVH Conference   

COMMITTEE COMMENTS / DISCUSSION:  Teresa McNally and Lynne Brierley had both attended the EVH Annual Conference on 17th to 19th May and Teresa updated the Board on her report from the EVH Conference.


COMMITTEE COMMENTS / DISCUSSION:  Lynne commented that it was her first time in attendance and enjoyed it.


RESOLUTION:  The Board noted the EVH Annual Conference Board Report.

19.0 A.O.C.B
19.1 Wednesday Morning Office Closure 
  The Chief Executive reported that this trial arrangement is ongoing and there have not been any issues reported back from QAPM who are taking our emergency calls whilst the office is closed on a Wednesday morning for staff training.


The Chief Executive was looking for approval from the Board as it may be that this arrangement needs to be extended from 9.00 am until 1.00pm on a trial basis (instead of 12 noon), to accommodate the full staff meeting.

RESOLUTION:  The Board noted the extension to the Wednesday Morning Office Closure.
19.2
Flexible Working

The Chief Executive advised that after the staff away day last September, it was always the intention that after the re-structure had taken place, the Senior Management Team would investigate flexible working/9-day fortnight/4-day week etc.  


A full report would come back to the Board with any proposed trial of a proposal, but the Chief Executive advised that she wanted to let the Board know that she intended to distribute a survey to staff regarding this.  


The Chief Executive has had a discussion with Paul McMahon, EVH, particularly in relation to the 9-day fortnight and she will have further discussion with one of the EVH Managers.  There should not be an impact on tenants, as the intention would be to keep the office open every day.  Staff would also still be doing their full required hours over a fortnight so there are no working hours implications, salary implications etc.


RESOLUTION:  The Board noted the Flexible Working Survey to staff and noted a further report would be put to the Board regarding any proposed trial.


There was no other business, and the meeting ended at 7.15pm.
20.0
DATE OF NEXT MEETING: 
27th June 2024
Anne Smith
Chief Executive

10th June 2024 

Signed ………………………………………………… (Chairperson)
   Date ………………
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