MINUTES OF THE COMMITTEE OF MANAGEMENT MEETING

of

SERVITE HOUSING ASSOCIATION 

held on MONDAY, 23rd FEBRUARY, 2009 at 5 p.m.

at 118 STRATHERN ROAD, BROUGHTY FERRY, DUNDEE

Present:
Bill Roberton

(Chairman)

Alistair Barrie

David Logan

Ian Purvis

Prue Watson

Simon Little

In attendance:
Julie Cosgrove

Chief Executive 


(CExec)

Tim Calderbank
Housing Services Director

(HSD)

Ron Hunter

Finance Director


(FD)

Andrew Kilpatrick
Business Development Director
(BDD)

Mary Walker

(Minute Secretary)

01/09
APOLOGIES
Apologies were received from Mark Gallacher.
02/09
DECLARATION OF INTEREST



None.
03/09
MINUTES OF PREVIOUS MEETING : 15 DECEMBER 2008
It was proposed by Ian Purvis that the Minutes be adopted as a true and accurate record of the meeting and this was seconded by Alistair Barrie.  The Minutes were duly adopted and signed by the Chairman.
The items on the Action List were NOTED.
CONFIDENTIAL MINUTE FROM 15 DECEMBER, 2008

It was proposed by Prue Watson that the Confidential Minute be APPROVED and this was seconded by Ian Purvis.

04/09
MATTERS ARISING

· Bowerswell Memorial Homes (Perth) Ltd. – Transfer of Engagements (Verbal Update)
The CExec advised that we are one of five associations who have been selected to go forward to the next stage.  A brief is expected within the next few days.  The CExec was therefore seeking Delegated Authority from the Committee to prepare a submission and to agree it with the Chair and Deputy Chair for approval before submission.  This was unanimously agreed.
05/09
FINANCE DIRECTOR’S REPORT : NEW INTEGRATED HOUSING MANAGEMENT AND FINANCE SYSTEM PROJECT APPRAISAL


The FD advised that the exercise to identify how best to proceed with replacing the Association’s existing SDM Housing Management Information System had been carried out in a structured manner, following European Procurement Rules.


The FD referred to the Project Risk Appraisal which had been completed on the basis that either Aareon UK Ltd. or IBS Open Systems would be capable of supplying a system which meets our specification.  The final decision on which supplier would be appointed will be made by the project team in conjunction with the consultants and based on the results of the reference site visits and final analysis of the tenders.

The FD stated that both systems were expensive in terms of software and installation costs, but that the costs would be capitalised and spread over the next 5 – 10 years.  He further stated that, although there are high degrees of risk, processes will be put in place to mitigate these.  The FD further advised that the intention is to go live in April 2010, with staged implementation and testing.

The Chair stated that the Committee are being asked to approve either system when it has been established the one most suitable for the Association’s needs.  It was proposed by Ian Purvis that the recommendation detailed in the Project Risk Appraisal be APPROVED and this was seconded by David Logan.

BUSINESS DEVELOPMENT DIRECTOR’S REPORTS
06/09
Contractors Liquidation & Receivership Policy

The BDD stated that in the event of a contractor going into Receivership or Liquidation, the Policy minimises the losses and expenses incurred as a result of that happening.  He further advised that, although there were not many changes from the previous document, the Policy had been revised in light of the current market conditions.


It was proposed by Prue Watson that the Policy be APPROVED and this was seconded by Ian Purvis.

07/09
Policy for Complying with the CDM Regulations 2007

The BDD advised that these regulations were introduced around 1997/1998 because there too many injuries had occurred in the construction industry.  The BDD further advised that the 2007 Regulations contain revisions which are clearer and more workable, and a summary of key changes had been included in his report.

It was proposed by Ian Purvis that the Policy be APPROVED and this was seconded by Prue Watson.

08/09
Purchase Recommendation : Philip Redford Court, St. Madoes


The BDD advised that we had submitted to the Scottish Government details of a number of different opportunities that have been brought to us by developers as part of the Scottish Government’s accelerated funding programme in an attempt to assist the construction industry.

The BDD further advised that Perth & Kinross Council were keen for us to progress the purchase of six flats currently being built by Redford Homes at St. Madoes.  There is a good demand for social rented housing in this area.  Our bid for funding had been approved subject to the money being spent before the end of the financial year.


The BDD referred the Committee to the Project Risk Appraisal which identified three risks all of which were classed as moderate.  The purchase of this site is not in our Grant Planning Target agreed with the Scottish Government for 2008/09 however, it has been confirmed that our application for additional funding for these units has been agreed in principle by the Scottish Government.  A Tender submission has been made for formal approval, and we expect this to be approved prior to our purchasing the properties in March.

In reply to a query the BDD confirmed that the price included landscaped areas,  parking provision, and drying areas which would be turfed.

It was proposed by Alistair Barrie that the Purchase Recommendation be APPROVED and this was seconded by Ian Purvis.

09/09
Purchase Recommendation : Don Street, Forfar : Additional Ground to be purchased from Angus Council

The BDD advised that the purchase of this site had been approved by the Committee in April 2006.  Since then the developer, Ballindarg Buildings (Forfar) Ltd. identified an additional piece of ground that Angus Council were keen to dispose of in order to consolidate this area of ground.  This had the added benefit of enabling the Association to revise the layout and provide 14 rented units instead of 10.  Negotiations took place and Angus Council have agreed to sell this piece of ground to Servite for £5,000, as it is surplus to their requirements.  The BDD drew Committee’s attention to Item 4.2 of his report in which it states that the Developer has agreed to reimburse the Association for the purchase price of £5,000, and also agreed to meet the cost of the Title Indemnity Insurance, and the Association’s reasonable legal costs on dealing with the matter, therefore there are no financial implications to the Association.

It was proposed by Prue Watson that the purchase of this additional piece of land be APPROVED and this was seconded by David Logan.

10/09
Update Report incorporating Planned Maintenance Programme 2008/2009


The BDD advised that the majority of items in his report were for information but that one item required Committee approval.  At the last meeting Committee had approved the purchase of the Herald Building in Arbroath subject to the Scottish Government’s approval being in place.  A request was submitted to the Council that it be developed entirely for social rented housing and they have now confirmed that they support this request, with the exact housing mix being discussed in more detail with the Council at a later date.  

The Bank is acting on behalf of the Developer who apparently is very close to Receivership and therefore there is an urgency to sort out the Developer’s financial affairs. 

The BDD advised that the Association is keen to purchase the property without it going on the market, as there is no guarantee that we would be successful in purchasing it should it go down this route.  The legal negotiations had proceeded conditional upon receiving Committee approval that the condition attached to the Purchase Recommendation in December that the purchase was subject to the Scottish Government’s approval being in place be waived, and that the purchase proceed using the Association’s own reserves.  In reply to a query the BDD advised that he thought the monies to develop the building should be available in the year 2010/2011.  The purchase price is £600,000 which would provide 20 flats at £30,000 per unit.  The BDD stated that a surveyor had been appointed to check it out and it had been confirmed that it is a substantial building, in good condition and has been well maintained.  The Chair confirmed this description of the building.

It was proposed by Alistair Barrie that the Committee APPROVE that the Association continues to purchase this property to landbank it prior to receiving formal Acquisition Approval from the Scottish Government, and this was seconded by Ian Purvis.


In reply to a query about what further challenges could be expected in relation to the ransom strip at Padanaram, there were conflicting legal views and therefore Servite had sought further legal advice had been sought from Professor Robert Paisley with a request to analyse the whole situation.  He has since come back with a recommendation that we should apply to the Land Tribunal to vary the terms of the Deed of Conditions to use 82 as an office, which could take about nine months.  In his opinion such a variation is likely to be approved.  The BDD advised that he and the CExec were to meet with the Solicitors to discuss that report and how to take it forward.  There would be legal fees involved in applying to the Land Tribunal plus other costs and part of the meeting with the Solicitors would be to try to establish a figure which could be used as a basis for some potential settlement with the owner of the ransom strip.  


The BDD advised that once the matter was settled there would be an action by Servite in an attempt to recover costs.  The necessary action would be discussed with the litigation Solicitors.  

The Deputy Chair was of the opinion that an offer should be made as a way of moving this situation on.  The CExec requested that power be delegated to herself and the BDD to proceed to discuss a reasonable offer and if an agreement can be reached to finalise matters, the Chair and Deputy Chair be provided with details to allow them to consider the offer in advance of the next Committee meeting.  It was proposed by Ian Purvis that delegated authority to the CExec and the BDD be APPROVED and this was seconded by Alistair Barrie.
It was noted that there was a great deal in the BDD’s report about helping the construction industry and it was queried whether we should be publicising the efforts the Association were making in this regard.  It was confirmed that the Communications Officer would be involved in progressing this.

The remaining items in the report were NOTED.

HOUSING SERVICES DIRECTOR’S REPORTS

11/09
Allocations Policy Update and Review (Supporting Policies : Mutual Exchange;  Racial Harassment;  Domestic Abuse)


The HSD stated he was seeking approval for a few minor amendments to the Allocations Policy and three supporting policy statements.  The proposed changes, though minor, are being recommended to ensure that there is definitive guidance and clarity for staff and applicants, particularly when assessing housing need and awarding priority passes.  The HSD advised that a full copy of the amended policy is attached to his report with the key changes highlighted in the document relating to:
· Amend Homeless – Assessment of Need
The HSD stated that evidence from implementation of the policy has been that many landlords serve a Notice to Quit (NTQ) to enable them to vary the terms of the tenancy, principally to increase charges.  They have no intention of pursuing legal action to remove their tenant who is therefore not made homeless.  The HSD proposed that the high priority needs assessment and, therefore, reasonable prospects of being rehoused by Servite, should only apply if the tenant is actually threatened with losing their home because their landlord has served a NTQ and has commenced legal action.  In order to correct this and provide clear guidance it is recommended to change the wording in the assessment of need to:

· ‘NTQ of 28 days or less and Court Action pending”

In the same section of the current policy any applicant who was threatened with homelessness was given a medium priority need band and received a silver pass.  This group would typically include people struggling to meet the rent or mortgage repayments, however, legal action to repossess had not been commenced and they had not made representations to the Local Authority for assistance.
This practice did not differentiate between those applicants who would be in prior need (in the main people requiring support) and those who would not be in priority need (in the main people not requiring support).

To correct any anomalies and provide clear guidance it is recommended that the policy be amended to include two assessments of need:
· under threat of homelessness (in priority need) will receive a medium priority assessment and a silver pass

· under threat of homelessness (no priority need) will receive a low priority assessment and a bronze pass

The HSD advised that these amendments would be reviewed again in advance of 2012 and the statutory changes in priority need.

· Amend Accommodation Incorrect Size – Assessment of Need
The final recommended amendment from the review relates to the category of applicant who is under occupying a property – accommodation of an incorrect size.  In the current policy an applicant who was living in a large property and was not occupying 3 bedrooms received a high priority need assessment and a gold pass.

This high assessment of priority need and, therefore, reasonable prospects of being re-housed, was felt to be too generous for what was not a statutory housing need.  This placed the applicant in the same housing need category as someone who was statutorily homeless, fleeing domestic violence or who current housing was a danger or health risk.

To correct this it is recommended that the policy be amended and the high assessment of need category for under occupation is deleted.  Applicants under occupying a property will receive either a medium or low priority need assessment depending on their individual housing circumstances.

The HSD stated that the process of implementation of the new Allocations Policy highlighted a number of gaps in terms of specific policy statements on a series of supporting and complementary allocation activities.  Housing Services Officers have researched these and have produced a number of policies that provide clear guidance and statement for staff, tenants and applicants.
As a result the following supplementary policies have been prepared:
· Mutual Exchange Policy

· Policy Statement on Racial Harassment

· Policy Statement on Domestic Violence

Simon Little referred to the table under Item 3.3 and the reference to Section 5 Referral as an assessment of need.  He felt that applicants may not know what that meant.  The HSD advised that this was a nomination from the Council which we are duty bound to accept.  It was agreed that the explanation would be expanded to show that this was a homeless priority.

Simon Little also queried the inclusion of ‘Living in a Caravan’ in the same table under Item 4 – Unsuitable Accommodation.  The HSD advised that this had been included because the housing conditions could be as bad for those applicants as those living in accommodation suffering from serious disrepair, or homeless applicants.  The HSD stated that caravans in our area of operation are usually of a high standard, and the same assessment of need is carried out for those applicants living in a caravan.

After a further brief discussion it was proposed by Ian Purvis that the Allocations Policy and the three supplementary policies be APPROVED and this was seconded by Prue Watson. 

Compliance with National Care Standards:
12/09
Care & Support Planning Statement

The HSD advised that this is a regulatory policy in relation to the inspection criteria required by the Care Commission.  In reply to a query it was confirmed that we were confident that the terms of an agreed policy were fulfilled.
13/09
Policy on Management of Challenging Behaviour


It was felt that the wording of the first paragraph on page 3 should be amended to read “………..all reasonable steps will be taken………………”.  The HSD agreed to make this amendment.


In reply to a query the HSD advised that training on this subject would form part of the annual training plan and would apply to all staff.


It was proposed by Simon Little that both policies be APPROVED and this was seconded by Prue Watson.

14/09
CHIEF EXECUTIVE’S REPORT
· Lead Developer Consultation
The CExec advised that the report and proposed draft response had been circulated as a separate document in advance of the main Committee papers to give Committee Members more time to consider its contents.  The CExec invited comments from Committee Members.

Alistair Barrie stated the Government appeared to be placing emphasis on a system which is clearly uncertain.  The CExec was of the opinion that RSL’s should be trying to shape the Agenda themselves in relation to procurement and sharing services.  

The Chair did not feel it was the right time to introduce a lead developer approach to development procurement given the current climate.  The CExec advised that at a local level Dundee City Council and Angus Council were keen to develop partnership working.

It was proposed by Alistair Barrie that the response to the Government’s consultation document be APPROVED and this was seconded by Simon Little.  

· Business Plan – 2009 – 2014
The CExec advised that a series of performance indicators had been identified against the actions which will be used to monitor and report on progress and performance in achieving the Business Plan.  The CExec requested that approval of the Business Plan be deferred to the Budget Sub-Group meeting on 9th March in order that consideration be given to the financial impact of the 5 year budget.

It was proposed by Alistair Barrie that approval of the Business Plan be DEFERRED to the Budget Sub-Group and this was seconded by Prue Watson.

· Committee Training
The CExec advised that the proposed training dates had been agreed in response to the areas highlighted by Committee Members as areas for development in the recent skills analysis.  Committee Members will be advised of the topics to be discussed in advance of the training dates.
It was proposed by David Logan that the training plan be APPROVED and this was seconded by Ian Purvis.

· Committee Recruitment
The CExec advised that 7 applications for Committee Membership had been received, one of whom is a tenant member.  She stated she was seeking delegated authority to arrange follow up meetings with the Chair to meet with possible Committee Members, and if suitable to invite them to attend the next Committee meeting in April, and also invite them to training events.

It was proposed by David Logan that the Committee APPROVE DELEGATED AUTHORITY to the Chair and Chief Executive to progress recruitment of new Committee Members.

Prue Watson advised that she would be retiring from the Committee at the Annual General Meeting in September.

The remaining items in the report were NOTED.

CHIEF EXECUTIVE’S REPORTS
15/09
Committee Members’ Expenses Policy


It was proposed by Simon Little that the Policy be APPROVED and this was seconded by Ian Purvis.

16/09
Payment & Benefits Policy - Schedule 7 – Housing (Scotland) Act 2001

The CExec advised that this policy was required in relation to benefits Committee Members and staff are entitled to receive.  


It was proposed by Simon Little that the policy be APPROVED and this was seconded by Ian Purvis.


FINANCE DIRECTOR’S REPORTS

17/09
Postpone Risk Management Policy Review


The FD advised that an internal audit on risk management is scheduled to take place in March and therefore he felt it was sensible to await the report on the review of risk which would inform this policy.

It was proposed by Alistair Barrie that the delay in the review of the Risk Management Policy be APPROVED and this was seconded by Ian Purvis.

18/09
9 months Management Accounts to 31st December, 2008


The FD advised that maintenance costs had been offset by our mortgage interest payments as a direct result of bank borrowing rates.  Some developments had been postponed which meant that our borrowings had reduced.

The FD further advised that our net surplus for the period is £175,611 which is below budget expectations for the nine month period.  The FD referred the Committee to his report which detailed the reasons for the variance in relation to the various areas of the accounts.  He invited Committee Members to advise if they wished a more detailed explanation in relation to any of these items.


The FD stated that he had allowed £40,000 in the accounts for the write off of some Homestake expenditure.  Negotiations are currently taking place with the Scottish Government in relation to Homestake and if they agree that the properties become part of our stock and be made available for social rented applicants we may be able to absorb that amount.

The development programme is quite low at £2.3 million.  Furthermore it is anticipated that we will be in surplus at year end but not meet our projected 5% surplus.


David Logan queried whether the reduction in property values affected our security.  The FD advised that, due to the methodology employed to value social rented properties the actual movement in market prices did not affect that directly.

Ian Purvis queried whether the reactive maintenance figures affected the average cost of repairs.  The BDD advised that the repair costs were being monitored very closely on a monthly basis by the CExec, himself, the Property Investment Manager and the Finance Manager in order to retain an element of control.  The BDD further advised that the consultants who have been appointed to analyse how we carry out the repairs, procurement of contractors, charging by contractors, will provide recommendations on how to improve the service which will be reported to the Committee.

A discussion took place about the current procedures and the numbers of contractors used, and whether a schedule of rates process should be used for repairs orders.  The BDD confirmed that the costs are estimated prior to orders being placed.  The Chair was of the opinion that we should wait for the consultants findings before implementing any changes.


It was noted that the Home Help income was below target.  The HSD advised it was hoped to exceed the target and the Home Help Co-ordinator is managing the service much more efficiently and has reduced the amount of expenditure, overtime and travel expenses in relation to the service provided.  
The FD advised that he felt the outturn figure was incorrect and needed to be revisited.  He further advised that part of this was budget timing, especially in relation to service charges some of which are being brought forward because these do not increase until June but there were two schemes in particular where energy costs are high.  The FD stated that, whilst the service charges cannot be reset, a more realistic service charge can be applied.  The FD advised that Monarch is to be appointed to negotiate a gas and electricity contract when our current contract ends.  Part of any deal with Monarch is that bills will go to them for checking before they come to us.
The Accounts were NOTED.

19/09
HOUSING SERVICES DIRECTOR’S REPORT

Update Report incorporating:

· Repossessions/Evictions

· Refusals

The HSD provided an update on the current membership of the Tenants’ Forum and their involvement in various aspects of the Association’s policies and procedures in relation to the Repairs Policy Review, Customer Conference and AGM, and also the Business Planning process.  The Forum has also been involved in discussions relating to the Rent & Service Charge Setting Policy and rent increase.  
The HSD advised that our Tenant Participation Officer is proactively encouraging tenants to become involved in the Forum and has received six notes of interest from our tenants to date.

The HSD then drew the Committee’s attention to the graph which provided a breakdown of the reasons for refusal of properties.  The refusals were confined to 27 properties, some of which we are aware of being difficult to let.

In reply to a query about evictions at Commissioner Street in Crieff, the HSD advised that these properties were general needs accommodation which had a significant turnover and the allocations were made to applicants nominated from the Local Authority.

The report was NOTED.

CORPORATE SERVICES MANAGER’S REPORTS

20/09
Working Time Regulations (New Policy)


It was proposed by Prue Watson that the Policy be APPROVED and this was seconded by Ian Purvis.
21/09
Staff Development Policy


It was proposed by Ian Purvis that the Policy be APPROVED and this was seconded by Prue Watson.

22/09
Policy Amendments


It was proposed by Simon Little that the review dates of the policies listed be APPROVED and this was seconded by Prue Watson.

23/09
Corporate Performance Indicators


The staff turnover figure of 20% was queried as it appeared to be a little high.  It was agreed that a breakdown of areas and an analysis of where the turnover had occurred would be provided.

David Logan queried the numbers of pre-inspection and post-inspection repairs.  The BDD advised that the numbers of post inspections carried out had been disappointing but more time had been spent on the budgeting side.  Post inspections are carried out when the estimated value of an order is over £250, or work carried out by a contractor with whom we have had issues in relation to the quality of repairs.  

The report was NOTED.

Appendix to Item 23/09

Performance Indicator Reporting 2009/2010


The CExec advised that this was an additional report which included more performance related targets and which would allow Committee Members to gauge our performance against the Business Plan.  The same format as the key performance indicators would be used but only as it related to the Business Plan in order that Committee could monitor how we are delivering our services.  The Chair was of the opinion that it would provide more information and be more easily read.
24/09
PROPERTY INVESTMENT MANAGER’S REPORT
· Health & Safety Information
The report was NOTED.
25/09
APPLICATIONS FOR MEMBERSHIP OF THE ASSOCIATION (7)


It was proposed by Ian Purvis that the seven applications be APPROVED and this was seconded by David Logan.

26/09
SCHEDULE 7 REFERRAL


It was proposed by Prue Watson that the report be APPROVED and this was seconded by Simon Little.

27/09
A O B


The Corporate Services Officer queried whether Committee Members were able to accept the invitation to the ceremony to be held in Inverness to mark the commencement of the development at West Heather Road, and also if anyone wished to take advantage of the coach being provided to travel there and back.  It was established that Ian Purvis would take Bill Roberton and Alistair Barrie and one member of staff in his car and the coach would not then prove necessary.

28/09
Date of Next Meeting


Budget Sub-Group on 9th March.  David Logan, Ian Purvis, Mark Gallacher, Simon Little and Bill Roberton will all attend the Budget Sub-Group meeting.


The next main Committee of Management meeting will take place on 20th April, 2009.

………………………………………………………………….. Chairman
………………………………………………………………….. Date 
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