MINUTES OF THE COMMITTEE OF MANAGEMENT MEETING

of

SERVITE HOUSING ASSOCIATION 

held on MONDAY, 24th AUGUST, 2009 at 5 p.m.

at 118 STRATHERN ROAD, BROUGHTY FERRY, DUNDEE

Present:
Bill Roberton

(Chairman)

Bill Hunter

Bob Ward

Ian Purvis
David Logan

Alistair Barrie

Kenneth Martin

Simon Little

In attendance:
Julie Cosgrove

Chief Executive 


(CExec)

Andrew Kilpatrick
Business Development Director
(BDD)

Tim Calderbank
Housing Services Director

(HSD)

Ron Hunter

Finance Director


(FD)

Mary Walker

(Minute Secretary)

The Chairman advised that he had checked the Standing Orders and determined that there was no requirement to have a proposer and a seconder in every instance when approval was required for reports.  It was sufficient that only the Minutes of the meeting were formally approved.  There was unanimous agreement with this proposal. 
67/09
APOLOGIES
Apologies were received from Tom Potter, Mark Gallacher and Prue Watson.

68/09
DECLARATIONS OF INTEREST



None.
69/09
MINUTES OF PREVIOUS MEETING : 15th JUNE, 2009

It was proposed by Bill Hunter 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.
ACTION LIST
The BDD advised that the sale of our last remaining Homestake property had now settled.
MINUTES OF CONFIDENTIAL ITEMS : 15th JUNE, 2009
It was proposed by Alistair Barrie that the Minutes be adopted as a true and accurate record of the confidential items discussed at the meeting and this was seconded by Ken Martin. 
70/09
MATTERS ARISING

· Bowerswell Memorial Homes (Perth) Ltd. – Transfer of Engagements
The CExec advised that she had met with the Regulator to discuss the process.  The Regulator is keen for an early resolution and it was agreed to work towards the date of 31st December, 2009 for the conclusion of the Transfer of Engagements.  A timetable has been prepared noting the key events and deadlines for the necessary stages.  The CExec advised she would present an outline business plan and business case for the next meeting in October.  Bowerswell tenants would be consulted on the key elements and once those are complete and the necessary approvals obtained arrangements would be made for Bowerswell to hold an SGM to approve the transfer, followed by a meeting within Servite to accept Bowerswell.
· Scottish Housing Regulator Assessment
The Regulator reviews the Annual Performance and Statistical Report, financial information as well as other submissions from the Association on an annual basis.  The Regulator will also consult with other bodies before issuing a regulatory assessment on the Association’s viability and financial standing.  On the basis of assessing all these factors the Regulator has advised that they would have low engagement with Servite at this time, and that we should continue to submit our normal returns.  
The CExec stated that there was no room for complacency as a number of quite critical regulatory performance assessments have been issued in recent months with which we must ensure we will comply.  
· Tayplan (Strategic Development Planning Authority for Dundee, Perth, Angus and North Fife
The CExec advised that a new agency has been established to create a Strategic Development Plan for the four Local Authorities.  It is currently carrying out an awareness raising exercise.
The CExec further advised that the Association needed to start its strategic planning process and proposed bringing in an external consultant to assist in facilitating the day.  She stated she would get the CSO to co-ordinate diaries to agree a suitable date.
71/09
CHIEF EXECUTIVE’S REPORT
· Confidential Report – Tenant Complaint
A separate Confidential Minute is available for this item.

72/09
CHIEF EXECUTIVE’S REPORT

· Confidential Report – Staffing Structure
A separate Confidential Minute is available for this item.

73/09
CHIEF EXECUTIVE’S REPORT

· Policy on Unacceptable Behaviour
The CExec advised that it was felt necessary to introduce this Policy which would provide guidelines for staff for occasions when individual’s behaviour and persistent demands of staff and Servite are unacceptable or unreasonable.  She stated that she had spoken to the Regulator who had referred her to the Scottish Public Services Ombudsman’s site for information on how to deal with difficult situations.  Consultation with the Tenants’ Forum had taken place and they had no particular issues with the Policy, and it was also sent to Servite’s Solicitors for comment.  APPROVED.

FINANCE DIRECTOR’S REPORTS

74/09
Audited Accounts 2008/2009 (plus Audit Findings Report 2008/2009)
The FD advised that the Audit Committee, in conjunction with the Auditors, had gone through the accounts in detail and an unqualified Auditors’ report had been received.  The Auditors were very satisfied with Servite’s accounting standards and general performance throughout the year.   The transfer of assets from Servite Housing Charitable Trust had resulted in a healthy surplus for the Association.  APPROVED.
In response to a query raised by David Logan at the Audit Committee meeting the FD advised that the actual indicator re-let performance had been amended to show the correct figure of 21 days.

The Audited Accounts for 2008/2009 will be presented at the Annual General Meeting for adoption by the Members.

75/09
Revised Health and Safety Policy
  
The FD presented the revised document on Health & Safety and advised that it was available for Committee’s review.  He also presented a Health & Safety Handbook.  The FD stated that the Health & Safety Policy for which he was seeking approval was a condensed version of both these publications.  The FD advised that the Chairman and the Committee of Management have ultimate responsibility for health and safety issues within the organisation.  
Following general discussion the Health & Safety Policy was APPROVED.
In response to a query about 24 hour cover the FD advised that our Consultants, Ellis Whittam, provide this.

David Logan proposed that a training session for Committee Members on Health & Safety be organised and this was agreed.

76/09
FINANCE DIRECTOR’S REPORTS
· Management Accounts for period ended 30th June, 2009

The FD presented the quarterly management accounts, he advised that there were no major areas of concern at this stage in the year and responded to some questions raised.  There was discussion around ensuring that we continued to manage our financial robustly and reviewed risks which might impact on the financial modelling through detailed sensitivity analysis and projected outturns.  This was AGREED and 

NOTED by the Committee.

· Minutes of Audit Committee Meeting of 6th August, 2009

Alistair Barrie stated he had appreciated the comments from the Auditors that there was nothing significant to be reported.
· Risk Map Update


The FD advised that there were no new emerging risks which had been identified and the revised risk map included any work which had already been carried out.  In response to a query by the Chair whether any Committee Members had anything to add, David Logan queried the private finance arrangements.  The FD advised that the financial consultants we use were requested to review our borrowings and they provided an assessment of our future needs.  The Deputy Chairman stated that the Scottish Government were continually expecting the Association to use its own funds.  The FD stated that we have certain amounts in reserves but no significant cash resources, although we have in place excellent draw down facilities.  He stated he was planning to review the Treasury Management Policy which would be submitted to the Committee for approval.

HOUSING SERVICES DIRECTOR’S REPORTS
77/09
Revised Void Policy

The HSD advised that tenants had been consulted on the revised Policy and only minor changes had been requested.  One statutory change had been necessary and one or two procedural ones.  The main aim was to turn properties around as quickly as possible in a satisfactory condition.  Bob Ward suggested categorising voids into different classes.  A discussion took place about using contractors to do void inspections and carry out any necessary works to return them to the Association’s lettable standard.  It was agreed there was merit in this approach which would be considered further.

A discussion followed about some of the more difficult to let properties and whether we should be seeking to dispose of them, and also what indicators would need to be used in determining our strategy.


Alistair Barrie felt that properties appeared to be getting damaged more than they had in the past.  The HSD stated that recharge invoices for damage to properties were sent to both existing and former tenants but some properties were abandoned and we had no forwarding addresses, making it often impossible to recharge and recover monies.

The BDD advised that he had discussions with Hillcrest about their repairs team carrying out our void repairs but they had quoted £750 for each property and our costs are considerably less than this.  The HSD advised at present on average it costs £250 per flat.  APPROVED.
78/09
Recommendation to Write Off Former Tenants Arrears

The HSD advised that these reports had to be reported to Committee on an annual basis and Committee approval obtained to write off more than £500.  He stated he had provided a brief explanation of individual cases.  Alistair Barrie queried the percentage of amounts we have tried to recover.  Although he did not have this figure to hand the HSD advised that the amount he was recommending to be written off was 0.3% of our total debit.  The CExec advised that the Regulator has highlighted in the inspection guidance that the Committee needs to be aware of housing write-offs and to make sure we are trying to recover as much as possible.  APPROVED.
79/09
Revised Tenant Participation Strategy


The HSD advised that, although the Strategy was due to be reviewed on an annual basis, there were no significant changes in the document from the previous year.  It has been reviewed by the Tenants’ Forum with involvement by Kirsty Wells from the Tenants’ Information Service (TIS).  The Forum’s AGM will be held at 3 p.m. at the Hilton during the Customers’ Conference on 22nd September.


Ian Purvis queried the reduction in support from TIS.  The HSD advised that there will still be some involvement with TIS but, on consultation with the Forum, this has been reduced and the Forum are happy with that.  APPROVED.


BUSINESS DEVELOPMENT DIRECTOR’S REPORTS

80/09
Heating Charges for Victoria Street and Kirkton in Dundee


The BDD advised that in relation to the accounts for last year differences were highlighted in the service charge side, one of the key differences being the heating charges.  Both these schemes have combined heat and power systems, generating heat, hot water and electricity.  


The BDD advised that the proposals for the Kirkton development are:

· The consultants we engaged will be requested to provide a further report. On the basis of their findings to date, and the recently tendered gas and electricity rates we will seek more accurate estimates for gas usage and proposed charges for the coming year

· The consultants will also be requested to provide a comparison against standard domestic gas and electricity prices. This will help us demonstrate to Tenants that, even if we have to increase charges significantly, their energy charges are still cheaper than would normally be expected.

· The consultants have recommended that an education programme for Tenants should encourage them to reduce the heat within their properties and reduce energy bills as a result.

· With regard to the non-payment issue, we will obtain costs to install card meters to every individual property for electricity and/or heating and hot water. This will enable Tenants to monitor their own energy usage, and pay for what they use, as opposed to the current flat rate charge that is applied.

In relation to the Victoria Street development the BDD stated that an error had been made by the utility company and we have received a rebate from British Gas as a result of the investigations carried out.

The expenditure is still estimated to be more than anticipated income for 2009/10, therefore for our income to meet expenditure we would have to increase the charge from £45 per month for a 1 bed flat and £50 per month for a 2 bed flat to £75 per month for the 1 bed and £85 per month for the 2 bed flats.  This would obviously represent a substantial increase, therefore it is proposed that the following actions are taken to further investigate the issue:

· The consultants will be requested to provide a further report. On the basis of their findings to date, and the recently tendered gas and electricity rates we will seek more accurate estimates for gas usage and proposed charges for the coming year

· The consultants will also be requested to provide a comparison against standard domestic gas and electricity prices. This will help us demonstrate to Tenants that, even if we have to increase charges significantly, their energy charges are still cheaper than would normally be expected.

· In addition, anecdotally, the consultants visiting the development felt that, each time they visited the heat levels within the building were unnecessarily high. They recommended that an education programme for Tenants should encourage them to reduce the heat within the building and reduce energy bills as a result.

· We are also investigating the possibility of fixing the valves on radiators in communal areas, so that they are set at a specific level at all times and not able to be adjusted by residents.

The BDD advised we required to have as much information as possible before reporting back to the tenants.  He stated that his current report is for NOTING but he would present a further report to the meeting in October.
The Deputy Chairman was of the opinion that the tenants should be told as soon as possible that there is a problem and that charges will have to be increased.  He felt that the sooner they were involved and they were told we were trying to get new suppliers this might reduce tenants’ anxiety.
Bob Ward queried whether the figures included heating and lighting for the communal areas, the BDD confirmed this for Victoria Street.  He stated that the  development at Victoria Street was using more than the development at Dickson Avenue which is a similar size scheme.  There is not another development similar to Kirkton in order to make comparisons.  Ken Martin queried whether there was evidence that people were taking advantage of the system by keeping their houses too warm.  The BDD advised that it appears consumption perhaps is more than we would normally expect.  A number of options were discussed including, installing individual meters or card meters, disconnection from the system and incremental increases.
Alistair Barrie supported the Deputy Chairman’s proposal of advising the tenants that we were going to have to increase their service charges by 20% to reduce the current losses, but in the meantime we are losing money.  The Deputy Chairman recommended that the tenants be told the Association is not going to recover any  charges for the deficit which was as a result of not charging tenants the full rate being charged to Servite.
The CExec advised that it was intended to provide a further report to the October meeting detailing initial feedback and views with proposed action.  The FD advised that the new tendered rates would help.
Alistair Barrie was of the opinion that consideration should be given to whether the CHP system is efficient and if is proved not to be then it should not be used for any future developments.  The CExec stated the Association intend to carry out an exercise on the range of heating we install.  The BDD advised he was possibly going to an independent consultant to investigate the systems in the future.  Alistair Barrie stated it would be interesting to see comparable figures for Canal Street in Perth and Victoria Street in Dundee.  

The BDD stated that the Deputy Chairman made a significant proposal in that we do not take any retrospective action regarding payment.  The Deputy Chairman stated he felt the Association would look stronger if we showed the tenants we were working on the problem.  The CExec advised that the amount written off would be £26,000 for Kirkton.  Following discussion it was agreed that the sum of £26k for the previous year be written off by the Association and that following the tenants meeting a further report is brought forward in October detailing the action being proposed.
81/09
Report on Development and Planned Maintenance, including information on Student Placement

The BDD advised his report which was for noting contained general update information on schemes at planning and acquisition stage, progress of developments on site and planned maintenance projects.  In relation to the development at Padanaram the BDD advised that the total development and works costs are higher than budgeted.  The development at Inchture was a phased project with Muir Homes which the government was keen for us to progress and gave tender approval in advance of planning approval.  


CORPORATE SERVICES MANAGER’S REPORTS

82/09
Policy Amendments


The Deputy Chairman queried the procedure in respect of criminal records.  The FD advised that a check would be carried out prior to appointment or as soon as possible thereafter.  It would depend on the post and the appointment could be either probationary or a contract not provided until the Disclosure was received.  During the interview process applicants are made aware of our procedures.


Bob Ward queried whether our Contractors were asked to provide us with Disclosures.  It was agreed this would be investigated and a procedure could be written into the Contract.  The Deputy Chairman felt this would be good practice.  


The policy amendments were APPROVED.

83/09
Health & Safety Report


NOTED.

84/09
Key Performance Indicators Report for period ended 30th June, 2009

The CExec advised that our performance has dipped in relation to the contractors dealing with our reactive repairs and discussions are ongoing with the contractors on the reasons for this.  We are going into a period of significant change and are being much more robust in our monitoring of contractors performance so that over time we will have more accurate information.


A query on the arrears figures was raised and the HSD advised that Housing Benefit is paid four weekly and rents charged calendar monthly which results in a steady increase in arrears owed via housing benefit, but this evens out as the year progresses.  Dundee City Council have not as yet increased our increased rental figures in relation to Housing Benefit.


The FD advised that we have cash sitting on fixed rates and funds are drawn down on a fixed rate, also for any cash in a deposit account the deposit rates are very low.  The FD advised the current policy was to keep cash deposits as low as possible.  


David Logan queried the efficiency issues in relation to overheads and turnover.  He also queried the significant difference in relation to the liquidity ratio.  The FD agreed that he should have provided a clearer explanation for the liquidity ratio compared to our target.  He agreed he would provide more information at the next meeting.

85/09
Schedule 7 Referral


The report was APPROVED and signed by the Chairman.

86/09
A O B


Bob Ward queried whether there had been any further development in relation to DevCo.  The CExec advised that, because of holiday commitments, there had been no further progress at this stage.  She was due to attend a meeting the following Monday and will report back at the next meeting.

87/09
Date of Next Meeting


Annual General Meeting : 22nd September, 2009 in the Hilton, Dundee


26th October, 2009
………………………………………………………………….. Chairman
………………………………………………………………….. Date 
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