Item No. 105/08
MINUTES OF THE COMMITTEE OF MANAGEMENT MEETING

of

SERVITE HOUSING ASSOCIATION 

held on MONDAY, 27th OCTOBER, 2008 at 5 p.m.

at 118 STRATHERN ROAD, BROUGHTY FERRY, DUNDEE

Present:
Bill Roberton

(Chairman)

Simon Little
Ken Smith
David Logan
Ian Purvis
Alistair Barrie
Mark Gallacher
In attendance:
Tim Calderbank
Housing Services Director

(HSD)

Andrew Kilpatrick
Business Development Director
(BDD)

Ron Hunter

Finance Director


(FD)

Julie Cosgrove

Chief Executive 


(CExec)

Mary Walker

(Minute Secretary)

Alistair Barrie referred to the recent death of Jimmy Donnelly and requested that Committee Members’ condolences be conveyed to his widow.  The CExec confirmed that she had sent a sympathy card to Mrs. Donnelly on behalf of Committee and staff.

84/08
APOLOGIES
Apologies were received from Prue Watson.
85/08
DECLARATION OF INTEREST



None.
86/08
MINUTES OF PREVIOUS MEETING : 25 AUGUST 2008
It was proposed by Ken Smith 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 Lone Worker Policy will now be submitted to the December Committee as he had requested that the PIM concentrate more on budget issues at this stage.

The other items on the Action List were NOTED.

MINUTES OF MEETING TO ELECT OFFICE BEARERS : 23 SEPTEMBER 2008
It was proposed by Alistair Barrie that the Minutes be adopted as a true and accurate record of the meeting and this was seconded by David Logan.  The Minutes were duly adopted and signed by the Chairman.  

87/08
MATTERS ARISING : VERBAL UPDATE
The CExec advised that, following the Away Day held last week, the Government had now issued an initial outline on what they see as mid-market rent and what they will fund subject to certain criteria.  Further guidance is to be issued, and the SFHA had also included an article on their website.

88/08
CHIEF EXECUTIVE’S REPORT : CONFIDENTIAL ITEM

A separate Minute is available for this item.
89/08
BUSINESS DEVELOPMENT DIRECTOR’S REPORT


Review of Planned Maintenance Policy (incorporating the following Policies):

· Planned Maintenance Procedures

· Reactive and Re-Let Maintenance Procedures

· Procedures for Assessing Tenants Requests for Alterations

· Procedures for Providing Compensation for Improvements carried out by Tenants

· Stage 3 Adaptations Procedures

· Procedures for Providing Compensation to Tenants

The BDD advised that the above Policies had been due for revision on varying dates and it had been decided that it would be more practical and efficient to incorporate them into one document.  To minimise the amount of paperwork issued to Committee the BDD advised that he had not provided them with all the procedural documents necessary to support the various policies but these were available if anyone wished to review them.
The BDD further advised that he had incorporated into the Policy the recommendations made by the Internal Auditor, and also comments and suggestions made by the Tenants’ Forum who had been fully consulted on the Policy and Procedures.

In response to a query about cyclical maintenance the BDD advised that physical inspections are made to ensure that any replacement or refurbishment to any areas are necessary, i.e.  reached the end of their useful life, before proceeding to undertake any major works.
It was proposed by Alistair Barrie that the Planned Maintenance Policy be APPROVED and this was seconded by Ken Smith.

90/08
BUSINESS DEVELOPMENT DIRECTOR’S REPORT


The BDD advised that Servite had proceeded with our Homestake developments on the basis that any unforeseen or unavoidable increase in expenditure or decrease in sales income would be taken into account by recalculation of HAG on completion of the development.
At Old Halkerton Road, Forfar it was initially estimated that bridging interest would amount to £1,869 on the basis that the properties would all be sold by July 2007. As the properties sold between August and November 2007, our bridging interest amounted to £8,201.  The Scottish Government have not allowed any recalculation of this figure.  As there is no other source of funding for this cost, it could only be paid by the Association from our annual revenue, effectively meaning that our existing rents are subsidising the new Homestake properties.

Seagate/Lochside Court, Montrose

These 2 developments contain 19 general needs flats of varying sizes. They were completed in September 2007 and to date 14 flats have been sold. 2 remain unsold at Lochside Court, and 3 at Seagate.  Interest in the properties has been minimal due to the state of the current housing market generally.

The costs have therefore increased over and above those originally envisaged as we are having to fund not only increased borrowing and marketing costs until the properties are sold, but also ancillary costs associated with owning empty properties, such as insurance, maintenance and Council Tax.

As at 16th September the costs incurred at Seagate amounted to £1,204,000, against an approved figure of £1,178,000, and these costs will continue to increase until all the  properties are sold.  Costs incurred at Lochside Court amounted to £1,092,000 for the same period against an approved figure of £1,077,000.


Between the 2 developments we have paid £45,000 in interest payments and this continues to increase by around £2,000 every month.


The BDD advised that meetings had taken place with the Scottish Government to discuss potential options for the unsold properties at Seagate and Lochside Court.  The BDD stated that formal approval would be required to proceed with any of the five options detailed in his report.  The Scottish Government agreed to consider options. The options are:

1. Convert the unsold properties to social rented – the Scottish Government indicated that they are unwilling to consider this option just yet

2.
Convert the properties to open market rent – the Association is not able to let properties for open market rent, so the properties would need to be sold to another body and any grant re-paid to the Scottish Government.  This option would also require a willing commercial buyer

3.
Sell the flats on the open market – this would require willing purchasers, will be difficult in the current market conditions, and any grant would have to be repaid to the Scottish Government

The BDD advised that it is unlikely that the Scottish Government would reach a quick decision on this.  He stated they are therefore considering further marketing exercises and options with a view to selling the remaining properties as soon as possible.


In relation to future developments, the BDD advised that they are trying to avoid Homestake.

The possibility of renting the properties on SSST’s was discussed but the CExec stated that there were no mechanisms in place to allow SSST’s to be arranged.  


The CExec advised that she and the BDD had met with the Director of the local office of the Scottish Government and she had also written formally to him and copied the letter to the SFHA with a request that they take the matter up with senior civil servants at Victoria Quay.  The CExec further advised that she had written to Ron Ashton at Angus Council to determine if anything could be resolved.  These options will continue to be pursued.  The Committee proposed that the CExec write to the Scottish Government advising them that the Committee had discussed this situation in depth and would like answers to the questions raised in time for their next meeting which is scheduled to take place on 15th December.

In the meantime the Government has requested that we continue to market Homestake properties and the CExec advised that she wanted assurances that they were prepared to fund the flats for older people at West Heather Road, Inverness.  The Council appear to be more amenable to considering converting the tenure to social rented if the properties did not sell.  The BDD advised that the Council work very closely with Scottish Government in the Highlands and he would get the Development Manager to talk to Albyn Housing Society about the demand for Homestake in the area.


The BDD referred to Item 3 of his report in relation to Potential Additional Developments and advised that sufficient funding had been identified to pursue new development opportunities at Inchture, St.Madoes and Arbroath.

The BDD advised he had been in talks with the owner of the former Herald Building in Arbroath.  The owner has been trying to sell the site and the District Valuer had valued the property at £600,000 on the basis of it being developed into 20 flats.  The BDD advised he had still to carry out a Project Risk Appraisal but developers were wanting to move things before the next Committee Meeting.  The BDD stated that, if the Committee approved, he would put the project through the Project Risk Appraisal and provided he had the figures and support of the Council and/or Scottish Government he proposed proceeding to purchase the property.  He requested that the Committee allow him to obtain Chairman’s Action to approve any legal actions necessary.  The Deputy Chairman queried whether Scottish Government confirmation to fund the development would be necessary before proceeding.  The BDD advised that Servite could bridge fund the purchase but he would continue to seek the Scottish Government’s agreement in principle.  The BDD further advised that because of the current market we were able to negotiate down to a much more realistic figure and it runs well within the Government’s benchmark, and because the building is so substantial it is cost effective.

The Deputy Chairman felt that it would benefit Servite to purchase the building.  Provided the necessary checks were cleared with the Council and the paperwork agreed it was proposed that the FD and the BDD liaise with the Chair.  The CExec advised that approval from the Chair and one other Committee Member would be necessary and the Chair suggested that he and the Deputy Chairman be consulted on how to take things forward.  This was agreed.

The BDD referred to a possible article being printed in the Mail on Sunday about Padanaram on 19th October.  (Post meeting note:  An article appeared on 2 November in the Mail on Sunday and a copy will be issued with the papers for the next Committee meeting).  The BDD advised that a planning application had been submitted on Friday.  The proposal was for Servite to take over No. 82 as an office, and the neighbours would be notified on 27th or 28th October.

The remaining items in the report were NOTED.

FINANCE DIRECTOR’S REPORTS

91/08
Management Accounts for 6 months ended 30 September 2008

The FD advised that Homestake was one of the major financial issues, as an interim measure had estimated the potential loss as £40,000 and made provision in the accounts.


Another significant issue in the accounts is a significant overspend in reactive maintenance.  A thorough analysis had taken place over the past few weeks to determine ways of bringing the costs in line with budgets.  Consideration had also been given to adjusting the planned maintenance programme to take account of any reactive overspend.  The BDD advised that the overspend in relation to reactive maintenance was identified quite late in the budget period mainly because invoices had not been received for orders placed and had therefore not been included in the reconciliations.  Also, the average cost per order was higher than last year and there had been an increase in the numbers of repairs carried out.  The BDD further advised that various efficiency measures were being considered in relation to reactive repairs.  

The FD referred to the key ratios detailed on page 3 of the report, and advised we were meeting our loan covenants quite easily and, with the exception of liquidity, we were also meeting our internal targets in terms of our Treasury Management Policy.


The Committee NOTED the remaining items on the report.

92/08
Private Finance Update – Interest Rate Hedging


The FD advised that the purpose of his report was to keep the Committee informed of progress made regarding the interest rate management of the Association’s private finance.  Part of the hedging will come in the second six months of the year.

The Committee NOTED the report.

93/08
Internal Audit Tender Results

The FD advised that a fairly rigorous tender procedure had taken place and four Firms had been invited to present their proposals to a panel consisting of the Chairman of the Management Committee, Chairman of the Audit Committee, the Finance Director, the Finance Manager, and another two Members of the Audit Committee.


The presentation was based using similar criteria to that of the short listing process supplemented by detailed examination and discussion of their proposals.  Mazars, the seventh largest audit firm in Europe, were selected.

94/08
HOUSING SERVICES DIRECTOR’S REPORT

· Customers’ Conference 2008

The HSD advised that reasonable feedback had been received from the delegates.  The Deputy Chairman stated he felt that the workshop run by TIS could have been better organised.

· Former Tenant Arrears

The HSD apologised for the report not being included with the papers originally and advised that the actual figure he was requesting Committee approval to be written off was £15,892.41.  The HSD confirmed that a debt recovery agency had been employed in an attempt to recover the arrears.   If ex-tenants re-applied for accommodation, any outstanding balances would be reactivated.  He advised that the reason for requesting the amounts to be written off was because the debt agency could not trace the tenants or they could not recover the funds.  In reply to queries about the high amounts of arrears in two cases the HSD advised that one related to a protracted legal case and the other one was because the Social Work Department had been involved and we had been working with them in an attempt to support the tenancy, with the result that legal action was not instigated as swiftly as usual.

It was proposed by Simon Little that the request to write off former tenant arrears of £15,892.41 be APPROVED and this was seconded by David Logan.

95/08
HOUSING SERVICES DIRECTOR’S REPORT : CONFIDENTIAL STAFFING ITEM

A separate Confidential Minute is available in relation to this item.

96/08
POLICY ON BREACHES OF CODE OF CONDUCT
After a brief discussion it was proposed by Simon Little that the Policy be APPROVED and this was seconded by Alistair Barrie.

97/08
EMPLOYEE CAPABILITY POLICY

The CExec stated that the aim of the Servite Group is to ensure that all employees are treated in a fair and equitable manner and this policy was based on good practice and being a good employer.  A brief discussion took place about the policy and it was explained that, if an employee could not carry out the duties of their post to an acceptable standard, support and training would be offered by the Association.  It was proposed by Alistair Barrie that the Policy be APPROVED and this was seconded by Simon Little.
98/08
CORPORATE SERVICES MANAGER’S REPORTS

· Half Yearly Business Plan Update

The Committee NOTED the report.

· Key Performance Indicators Report for 6 months ended 30 September, 2008

It was noted that there had been a high turnover of staff recorded, it was explained that this was partly due to the Home Help Review which had been undertaken.  It was queried whether the liquidity target was realistic and the FD agreed that it probably was not as there was no necessity to hold large amounts of cash in reserve, and was probably more essential before the current review of private finance had been completed.  The FD advised that these targets would be reviewed when the budget was being considered.  The report was NOTED.
99/08
PROPERTY INVESTMENT MANAGER’S REPORT : HEALTH & SAFETY INFORMATION


It was queried why this report was necessary and the CExec advised that it was a legal requirement to inform Committee Members.  The Committee felt that the number of minor incidents should be included and a report provided if a major incident occurred which required a member of staff to attend hospital.

100/08
SCHEDULE 7 REFERRALS (5)

The Schedule 7 Referrals reports were APPROVED by the following Committee Members:

(i) Proposed by Alistair Barrie and seconded by Mark Gallacher

(ii) Proposed by David Logan and seconded by Alistair Barrie

(iii) Proposed by Ian Purvis and seconded by Mark Gallacher

(iv) Proposed by Ian Purvis and seconded by Alistair Barrie

(v) Proposed by Alistair Barrie and seconded by Mark Gallacher

101/08
A O B


An application for Membership of the Association from Ms. Elke Monika Shulz, Flat 9, 136 Alexander Street, Dundee was tabled.  It was proposed by David Logan that the application be APPROVED and this was seconded by Alistair Barrie.

102/08
SDFP SUB-GROUP MEETING


The CExec advised that the CSO would contact Committee Members to determine their availability for the meeting on 24th November.  The CExec advised that if the consultation document from the Scottish Government on lead developers was available she would also like to discuss this.
· Date of Next Meeting

15th December, 2008.
………………………………………………………………….. Chairman
………………………………………………………………….. Date 
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