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MINUTE OF BOARD OF MANAGEMENT MEETING HELD AT OCHIL HOUSE, ALLOA AND REMOTELY (VIA MS TEAMS) ON THURSDAY 30th NOVEMBER 2023
Present

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

3. Tom Brown (Office) 

4. Louise Gregory (Teams)

5. Teresa McNally (Office) 

6. Shirley Ritchie (Teams)
7. Graham Collie (Teams)

8. Lynne Brierley (Teams) 
In Attendance
Anne Smith, Chief Executive (Office) 

Andrew Gibb, Director of Property Services (Office) 


Linda McLaren, Director of Housing Services (Office)
1.0 RECORDING OF MEETING 

RESOLUTION:  The Board approved that the meeting be recorded.
2.0 APOLOGIES 

Apologies were received from Adam Brown.
3.0 DECLARATIONS OF INTEREST 

There were no declarations of interest.

4.0 MINUTES OF MEETING HELD ON 26TH OCTOBER 2023 
RESOLUTION:  The minutes of 26th October 2023 were agreed as a true and accurate record on a motion from Teresa McNally and seconded by Tom Brown.
5.0 MATTERS ARISING FROM AGENDA ITEM 4.0
5.1
Mar Street
BOARD COMMENTS / DISCUSSION: Teresa McNally enquired about Mar Street.

The Director of Property Services advised that we received the habitation certificates for flats 1 and 2 and Key have now signed the lease for both properties. One tenant has moved in and the other is in the process of moving in.

There has not been much movement on flat three. There was an e-mail received two days ago from the Scottish Power Ombudsman Team, advising that there is now an issue with the registration of the MPAN number and they are assuring us that they are dealing with this as a matter of urgency.

5.2
Staffing Review 2023-2024
BOARD COMMENTS / DISCUSSION: Tom Brown enquired whether the Chief Executive had spoken to EVH.

The Chief Executive advised that she had an initial meeting with EVH, and they were comfortable with the way we were approaching the review and that we will be going to the Board with a proposal at the end of January 2024.  
EVH have said that they will not comment on specific structures but are happy to review the report before it comes to the Board.

The Chief Executive advised that EVH have also been asked by the Association to set aside some time in February 2024, which they are holding at present for potential checking of grading of specific roles in case that is something that comes out of the review process. 

5.3
Mortgage to Rent Property 


The Chief Executive advised that the electricity and gas checks have all been carried out.  The property is in good condition, and there is grant funding of £69K available plus around £7K for repair costs, which covers the full repair costs.  The cost of the property is £115K.  We have said we will proceed, and are awaiting the legals to go through which takes around 6-8 weeks. 

5.4
Management Accounts for Period 1st July to 30th September 2023 


The Chief Executive advised regarding the typo on page 4, item 5.2 that this had now been amended.

5.5
Defects Elm Grove

BOARD COMMENTS / DISCUSSION:  Teresa McNally enquired regarding the defects on page 5.

The Director of Property Services advised that a list of all the defects had been submitted, of which there are over 100 from the various properties.  These have all been re-checked with every tenant.  The last update from Kingdom was that they are looking to appoint a contractor with a view to progressing the defects.
5.6
Staff Absence Property Services 


The Chief Executive advised that in relation to the temporary replacement for the Grade 7, the role has been given to an internal candidate.

BOARD COMMENTS / DISCUSSION:  Lynne Brierley asked regarding page 7 regarding RAAC and the SHR requesting the information by the end of October 2023.


The Chief Executive advised that this had been responded to. The Association is appointing a qualified contractor to survey properties where there is any doubt about the presence of RAAC.

BOARD COMMENTS / DISCUSSION:  Lynne Brierley enquired whether tenants are being advised regarding this.


The Director of Property Services replied that all tenants that will have a surveyor visit, will have had a letter explaining the process.
5.7 Xmas Dinner
The Chairperson advised that most have confirmed with the Corporate Services Administrator if they are attending the Xmas dinner.  There are only a couple of people who have yet to confirm.

6.0 RENT CONSULTATION 
The Chief Executive advised that the last increase was effective 1st April 2023.  We would be looking at consulting for the proposed rent increase which would be effective from 1st April 2024.

Section 5.1 shows the last consultation took place this time last year, against a backdrop of very high inflation rates.  

The Chief Executive ran through the consultation last year and the situation this year.  The 30-year cash flows were looked at in May, and these noted a large reduction in cash balances in year 30, from 35 million down to 19 million, which was primarily the impact of the lower than inflation increases.   

Reviewing these plans, it does not appear feasible to implement a rent increase of less than that which was used in the Business Plan – this was consulted on last year, i.e., inflation plus 1%.
Looking at inflation rates now, the October 2023 rate was 4.6%, so it is proposed that the consultation takes place using the inflation rate of 4.6% plus 1% agreed last year, therefore a 5.6% increase.

It is not proposed to consult on different rates this year and we don’t want to go higher than the proposed 5.6% increase - also the Business Plan could not support a lower increase than that.

The Chief Executive advised that state pensions will be increasing from 1st April by 8.5% and Universal Credit by 6.7%, so the proposed increase of 5.6% is less than this.
If approved, the intention is that the consultation will be issued early next week and will close mid-January for the Board to consider responses and a final agreed increase at the end of January.

BOARD COMMENTS / DISCUSSION:  Teresa McNally enquired whether this included factoring service as well.

The Chief Executive confirmed that this would include factoring fees.

RESOLUTION:  The Rent Consultation was approved by the Board.

7.0 COMMUNITY BENEFITS AND INITIATIVES ANNUAL REPORT 
The Chief Executive summarised the key aspects of the Board report:
Small local groups can apply for funding - Appendix 1 gives details on who the recipients of the funding have been.

£1K of the £2K budget was transferred to help with the Winter Hardship Fund for tenants.

Section 5 lists the community benefits from some of our larger maintenance contractors during the year.  These were added to the funding received from SFHA and EVH which enabled us to provide energy saving advice and specific energy saving items to tenants over the last Winter.
Section 6 summarised the grant funding we were successful in receiving last year. 

This funding enabled us to provide fuel and food vouchers, energy saving equipment and 4 Meet, Heat and Eat events last year.

The Association has secured £117K in funding from the SFHA Fuel Support Fund this year and the Meet, Heat and Eat events have just taken place again and they have been extremely successful.

BOARD COMMENTS / DISCUSSION:  Teresa McNally enquired what G stood for in the abbreviation TCG Community Council in the Appendix.

The Director of Housing advised it stood for Tullibody, Cambus and Glenochil Community Council.

The Chairperson thanked both the Directors of Housing and Property Services and their teams for all the work put into the events.


The Director of Housing advised that in the space of a week and a half, we have also issued over £40K of fuel vouchers to tenants. 

RESOLUTION:  The Community Benefits and Initiatives Annual Report was noted by the Board.

8.0 EESSH/NET ZERO REPORT 
The Director of Property Services summarised the key aspects of the Board report:


Section 4 of the report and the Appendix gave the background on EESSH/EESSH 2 to date and the aim is to try and drive up the energy efficiency of social housing stock and was introduced around 9 years ago.  It is currently under review.


We are currently working under temporary guidance (Appendix 1), whilst waiting for the new standard coming out.  


The key message from the Scottish Government is that despite the review, we should still be trying to make our stock as energy efficient as possible.  


Section 5.1 of the report shows where we are at present.  At the end of Q2 we have 166 properties (under 12%), at Band B or above, and two of the properties are below Band D.  With those 2 properties, measures are being investigated to bring them up to standard.


We have minimal properties at the lower end of the scale, but we have a huge chunk of properties that are at Band D and Band C.  Potentially, there is a large amount of work to be done with these.

The figures are based on 900 EPC’s we have and it’s not a huge amount of cloned data.


BOARD COMMENTS / DISCUSSION:  Jim Savage requested a further description on what cloning means.


The Director of Property Services advised that if we have five properties that are the same in a street, and we have EPCs for two of them, we will use that data for those two for the other three properties.


The next stage will be to fully develop a plan, using the 2032 deadline, and getting our properties up to that standard.  


Section 5.3 gives examples of suggestions on how to do this.  

The biggest issue is insulation.  A lot of the stock is poorly insulated (particularly 
Tullibody stock). We have around 450 properties that might require insulation.

5 properties are being looked at in Bank Street for internal wall insulation and we think there are a further 350 properties that may require some sort of loft insulation top up.

In relation to heating, we do have a significant programme for changing boilers over the next five years.  We entered a five-year contract, but we took the decision to commit to 3 years at the moment, to tie in with insulation upgrades we may look at over the next period.


We will have to look at some trial projects and try out the technology to allow us to expand it out to the rest of our stock.  


Solar PV – it is difficult for us to quantify what we can do there.  When we are considering Net Zero and considering consumption and use, we require to look at battery storage as well, and we don’t have any experience of that or projects with that capability yet.

A Green Strategy was deferred from the Property Services Departmental Plan last year, but that will be a key development to look at all our stock and how we get Ochil View to net zero and how that ties in with EESSH going forward.


Bank Street, Alloa


We did get funding under the decarbonisation fund, but that was pulled due to the time it took to get this project off the ground.


We now have an offer of Eco-funding through our gas contractor, who are currently surveying the properties.  

The Director of Property Services intends to bring a report back to the Board in the next few months in relation to this.

BOARD COMMENTS / DISCUSSION:  Tom Brown acknowledged that there was a lot of work involved in this and Graham Collie felt that the Board should consider making provision for consultancy services for this as it is a huge task. 


The Director of Property Services agreed and advised the Board that two of our officers are now fully qualified energy assessors and can provide EPCs which helps in that respect, but we do need to make some provision for consultancy services.


BOARD COMMENTS / DISCUSSION: Tom Brown also commented that we need to gather up as much information as we can to develop a strategy without committing too much money at this stage.


The Chief Executive commented that until we get the results back from the Scottish Government’s Consultation on Net Zero, we don’t know what the targets are. We need to take part in the consultation, but don’t want to spend any large amounts of money until we know what the targets are.


BOARD COMMENTS / DISCUSSION:  Shirley Ritchie commented that the policy is quite contradictory in the aim for net zero, but also remaining mindful of the fact that just now gas is the cheapest heating source – we also need to eradicate fuel poverty.


BOARD COMMENTS / DISCUSSION:  Teresa McNally enquired whether the Property Services Department was part of a forum to discuss these issues and share information.


The Property Services Director advised he was on the Asset Management Forum, and it has been discussed there.  

BOARD COMMENTS / DISCUSSION:  Graham Collie commented that we will start to see a bit more momentum now that the consultation is out.

RESOLUTION:  The EESSH/Net Zero Report was noted by the Board.

9.0 MINUTES OF THE FINANCE, AUDIT & CORPORATE GOVERNANCE COMMITTEE MEETING HELD ON 9TH NOVEMBER 2023 
9.1 Verbal Feedback from Convenor 
The Vice Convenor advised the Board that the Finance, Audit & Corporate Governance Committee Minutes were self-explanatory, and it was noted that some of the KPI’s were a little bit behind, but it was more than likely that these will be pulled back during the year.  The properties that require rent re-setting were discussed and there were two policies being brought forward for Board approval.
9.2 Rent Policy 2024

 





RESOLUTION: The Board approved the Rent Policy 2024.
9.3 Board Expenses Policy




RESOLUTION: The Board approved the Board Expenses Policy.
10.0 GOVERNANCE / COMMITTEE TRAINING ISSUES 
10.1 Board Code of Conduct and Declarations of Interest Process (Verbal Update) 
The Chief Executive advised that we have all the Declarations of Interest received back, but there are two Code of Conducts still to be received.  One person is currently on leave of absence and the other we are following up.

RESOLUTION: The Board noted the Board Code of Conduct and Declarations of Interest Process.

11.0 EVH PAPERS 
BOARD COMMENTS / DISCUSSION: Teresa McNally updated the Board that instead of having monthly Committee meetings, EVH have now changed the structure, and there will be quarterly information/member exchanges, with the first one being on Monday 4th December.  Anyone can attend, you just have to advise that you are going along or joining on Zoom.

11.1 
Monthly Report November

RESOLUTION:  The Board noted the monthly report for November 2023.

12.0 A.O.C.B

12.1 Scottish Water – Unbudgeted Costs
The Director of Property Services advised that there is a surface water drainage system at Ash Grove in Alloa which has not been vested.  Scottish Water carried out an inspection and advised it needed work done prior to them taking this over.
We have tried to get one of our contractors to quote for the work, but they were unable to. Scottish Water provided us with their recommended approved contractor, and they provided us with a quote.

There are two options, we get the work carried out by Scottish Water’s recommended contractor and it is vested over, or we continue to carry out the work ourselves and continually maintain it.

RESOLUTION:  The Board approved the works at a cost of £24,422.23.

12.2 Board Xmas Dinner


BOARD COMMENTS / DISCUSSION:  Shirley Ritchie confirmed attendance at the Board Xmas dinner. 

12.3 Insurance Reinstatement Costs 


The Chief Executive advised that currently we are insuring our properties at an average of £119K and it was felt that might be understated. It is important to be accurate with reinstatement values from a qualified surveyor.  They will also be looking at things like how many properties in a block are connected, which gives us full and proper information to get accurate insurance quotes.

A tender was put out to five different surveyors and only one response was received back. The total of which was £35,312.00 (inc VAT).

The Chief Executive spoke to our insurance broker, and they feel that this was in line with what they have seen elsewhere.  

The company have advised that they would be able to complete this in six weeks.
RESOLUTION: The Board approved the Insurance Reinstatement Costs.

There was no other business and the meeting concluded at 18:50 pm.
13.0 DATE OF NEXT MEETING 
25th January 2024
Chief Executive
1st December 2023

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