TRUST HOUSING ASSOCIATION LIMITED

Minute of the Board Meeting held on Thursday

24 March 2011 at 11.00 am in the Board Room,

12 New Mart Road, Edinburgh EH14 1RL
PRESENT:
D Blair


I Howie


P Kinloch


P Russell


J Sillars (via video conferencing)

I Crawford
)


L Dunlop
)


A Flynn
) Prospective New Board Members (PNBMs)

H Pearson
)


K Vincent
)

IN ATTENDANCE:
B McDougall, Chief Executive


G Veryan, Director of Customer Services


J Marshall, Director of Financial Services


D McIndoe, Director of Property and Development


K Nicholson, Director of Corporate Services


F Smith, Strategy and Performance Manager (item 16 only)

L Hamilton, PA

PAM RUSSELL IN THE CHAIR

	Agenda Item
	Detail
	
	Action

	1.

1.1

1.2


	Chairman’s Opening Remarks

Vice Chair, Pam Russell, confirmed that she would be chairing the meeting as Lynn Ross was still unwell and unable to attend today’s meeting.  We understand that Lynn’s recovery may be a long slow process and the Board’s continued best wishes were expressed to Lynn.

She continued that the main substantive item is budget development which is still work in progress but a critical document for Board Members as key decisions will be required.  She proposed that Members spend one hour discussing the budget, allowing the second hour for the remaining items.


	
	Note
Approved


	2.

2.1

2.2


	Declarations of Interest

Lilias Dunlop expressed an interest in item 11 as a prospective new Board Member who may be co-opted onto the Board at this meeting.
Director of Financial Services, Jack Marshall, declared an interest on behalf of himself and other employees present in item 7 as part of the budget report includes proposals on employees pay award.
	
	Note

Note

	 3.

3.1
	Apologies

W Clarkson, P Harper, B Irvine, W Palmer, E Ptolomey, L Ross and S Islam.

	
	Note

	4.

4.1


	Previous Minute of the Special Board Meeting of 17 November 2010

Decision: Agreed to continue the minute to a future meeting as those Members present at the meeting were not in attendance today and therefore the minute cannot be formally approved.


	
	Continued item



	5.

5.1
	Previous Minute of the Special Board Meeting of 17 February 2011 

Decision: Approved the minute as a true and accurate record.

Proposed P Kinloch, seconded D Blair.


	
	Approved

	6.

6.1

6.2

6.3

6.4

6.5

6.6

6.7


	Matters Arising

Ian Howie enquired if the Regulator receives a copy of Board and Sub Committee minutes.  Chief Executive, Bob McDougall, advised that the Regulator does not receive copies of minutes but is able to request minutes from any Registered Social Landlord.

Director of Financial Services, Jack Marshall, drew Members attention to the tabled JINCF paper confirming that Management had advised staff of the pension decision following the previous Board meeting on 17 February 2011.  A group of approximately 30 staff members requested a meeting with JINCF representatives to raise concerns about the pension issue.  Following this meeting Jack issued a briefing note to staff with responses to the queries that had been raised as well as a number of responses we received over the consultation period of two months.  The briefing note confirmed little disquiet was detected during the consultation period and there had been very little contact from staff following issue of the briefing note.

JINCF staff representatives subsequently asked staff to comment whether it was acceptable for Trust to reduce the pension scheme with a simple YES/NO response.  JINCF have requested that Board Members know what the vote was – 89 voted it was not acceptable and 14 voted it was acceptable.  Jack confirmed that it is too late to do anything further as the new scheme comes into effect on 1 April 2011.

John Sillars suggested that perhaps the reason there was not a great response from staff was because they thought the decision had already been made.  Jack Marshall confirmed that staff were given two months to comment and in fact the deadline was extended due to the lack of feedback.  Members were given a range of schemes to comment on and he felt there had been ample consultation time.

Bob McDougall added that Management met with JINCF yesterday and had a full and frank discussion.  The staff side felt they were getting some criticism from staff who felt they were not negotiating but simply acquiescing to Management.  He felt there is a ground swell of understanding amongst staff but equally they wanted to clarify that whilst not taking this lightly they wanted to record their concerns.  JINCF have asked if they can attend future Board meetings and he confirmed that he would willingly recommend that staff representatives see how the Board works in practice.  Following yesterday’s discussion staff are very clear on how difficult things are for us as a business but we also understand that there is a bigger communication issue in getting the message out to all staff.  He confirmed that he will be writing to all members of staff following our next staff meeting next week.
Director of Corporate Services, Kenny Nicholson, advised that legal opinion of the situation has been sought.  There is no risk to the Association on the decision taken and we will write individually to members of staff to let them know about changes to the pension scheme.

Ian Howie commented that as a Board Member he recognised that staff do not want their conditions changed however we all have to be aware of the current economic climate.  He also highlighted that although we have in excess of 500 staff it is our lower paid employees who are not members of the pension scheme.  He felt there is a disproportionate impact of people on lower salaries and Board Members need to keep that in mind.  Jack Marshall reminded members that two years ago a review of salary comparisons indicated that two grades, cleaners and sheltered housing co-ordinators, were below the median salary level and at that time we did increase their salaries up to the median level.  We agreed at that time to review service and conditions of all staff in the wider context.


	
	Note
Note

Note

Note

Note

Note

Note – Deferred Item



	7.

7.1

7.2

7.3

7.4

7.5

7.6

7.7

7.8

7.9

7.10

7.11

7.12

7.13

7.14

7.15

7.16

7.17

7.18

7.19

7.20

7.21

7.22

7.23

7.24

7.25


	Budget Development 2011/12 – 2015/16
Pam Russell commented that normally the Strategy Sub Committee would review the budget with a fair degree of scrutiny before coming for approval to the Board but that has not happened this year.

Jack Marshall introduced his report confirming that he would go through the budget report in detail as well as the tabled papers commenting that this year’s budget has been the most difficult exercise since he started with Trust.  

He detailed the main issues that have impacted on budget development for the next planning period, namely:

· Pensions

· Budget Transfers including

· Alarm Systems Budget

· Heating Replacement Costs

· Component Accounting

· Component Depreciation Charges

· Increases in Rental and Service Charges as agreed in December 2011 and homologated by Board in January 2011 

· 1% Pay Award

· Capital Programme

· Covenant Calculations

The collective impact of all of these changes has an adverse affect on the rental income stream and a favourable impact on the service charge income stream and to address this cost shift, future years’ assumptions have been amended as detailed in the assumptions table in the budget model.
A further impact of all of these changes is on covenant calculations resulting in the need to find savings of £25,000 in 2011/12, £275,000 in 2012/13 rising to £300,000 in 2013/14.  In order to ensure delivery of this saving it is recommended that in approving the 2011/12 budget this should contain a savings target of £100,000 that would act as a springboard to achieving future savings required.
It is important that Members are kept up to date on these figures and Jack proposed that he will report to each meeting on achieving those targets.  Covenant compliance is absolutely vital and we need to ensure that we are achieving targets and continuing to monitor the budget model and performance on a monthly basis.
Ian Crawford asked what the impact would be to offer a higher pay award and would it be sustainable to offer a 2% pay award?  Jack Marshall confirmed that each 1% increase translates as an additional £50,000 approximately on Trust’s in year surplus/deficit and this would also have a similar detrimental impact on the service charge income stream.
Lilias Dunlop referred to the increasing voids figures asking if over the longer term we will be looking at a strategy to address this potentially serious issue for Trust.

Bob McDougall confirmed that our asset management strategy will address this issue in the longer term and will become part of the discussion at the Board Away Day and future Corporate Strategy.  He invited Director of Property and Development, David McIndoe, to update Members.  David confirmed that inputting of the Stock Condition Survey data is almost complete and will show different costs associated with each development.  Longer term we will be able to identify developments which are costing us more money than others and the spending forecast for each.  It is envisaged that this exercise will be completed in the next few months with the aim of producing the asset management strategy for the Board meeting in September 2011.

Pam Russell asked Jack Marshall to explain to Members the importance of covenant compliance.  Jack Marshall explained that when we enter into an agreement with any bank to borrow money, they set lending conditions that we have to comply with and a target that we have to achieve, for example our loan with Dunfermline Building Society has a 1.1 target.  The consequence of us not reaching targets could be renegotiating of the loan.  Breach of covenant is a notifiable event to the Scottish Housing Regulator so it is absolutely vital that we continue to meet our targets.  We supply a copy of our monthly accounts to the banks to ensure that we are working within target.
Jack Marshall confirmed that there will be slight changes to Appendix 2 – Proposed Budget – Capital Expenditure – as Property have provided some revised figures but there was insufficient time to fully adjust the figures on the budget model.

David McIndoe updated Members on Stage 3 Funding where, within the current scheme, adaptations are fully funded by the Scottish Government.  In the last week it has been announced there will be a Stage 3 funding pot of £8 million set aside but with some caveats, including that funding of the first £1,000 will have to be met by HAs themselves.  It is also understood that the 10% funding for admin costs will also be removed.  The SFHA has contacted the Scottish Government and issued a survey to RSLs on the impact of the changes.  The outcome of the survey will be reported to the incoming Housing Minister, whoever that may be.  It is a watching brief which will have an impact on the budget.
Pam Russell expressed some concern about delegating £2 million worth of spend to the Director of Property and Development as the Board needs to ensure that the budget is properly spent and there may be issues if we need to spend more than £2 million.  She also expressed concerns about tenant consultation on the capital budget.
Lilias Dunlop suggested that the Board should approve the budget as it stands to allow the process to go forward with the caveat that officers will report back on any issues around the stock condition survey and stage 3 adaptations.
Members complimented Finance staff and the Management Team on the level of budget information supplied to date noting that changes may be made as we progress.
Kate Vincent noted that there is a lot of information to absorb for the non-finance individual and she would appreciate some finance training.  Pam Russell suggested that it would be beneficial for Jack to meet with interested Members to further expand the whole budget process.  This was agreed.

Decision: Noted the content of the report.

Noted the risk assessment and stress testing that has taken place in preparing these budget proposals.

Agreed the revision to the budget assumptions for the five year planning period included in the tabled Appendix 1.

Agreed the revenue budget for 2011/12 and the indicative budgets for subsequent years as included in Appendix 1 including the savings assumptions discussed at the meeting.

Agreed to a pay increase of 1% to employees from 1 April 2011.

Agreed the Capital Programme proposals as outlined in section 4 of the report and as detailed in Appendix 2.
Agreed delegated authority to Office Bearers for approval of the 30 year financial planning figures.

Agreed to the submission of figures, and amendments as discussed today, included in Appendices 1 and 2, to the Scottish Housing Regulator and other interested parties as appropriate.

Agreed to receive further reports on progress towards achieving the savings requirements required in the current and future years.

	
	Note

Note

Note

Note

Note

Note

Note

Note

Note

Note

Note

Note

Note

Note

Note

Finance Training – Jack Marshall

Note

Note

Approved

Approved

Approved

Approved

Approved

Approved

Approved

	8.
	Finance Restructuring – see private minute


	
	

	9.

9.1

9.2

9.3

9.4

9.5
	Grievance Procedure

Kenny Nicholson explained that the grievance procedure had been reviewed and simplified by removing one stage of the process bringing the procedure in line with the ACAS Code of Practice and our own disciplinary procedure.

Ian Crawford commented on the reference to time schedules as calendar days and questioned if this should not be working days.  He also made reference to employees’ rights to be accompanied and who the companion can be at various stages in the process and questioned if that section should have exclusions such as legal representation.
Kenny Nicholson felt that the timescales are realistic and by definition it excludes legal representation as it has to be a member of staff of Trust.

Lilias Dunlop asked how this revised procedure had been received at yesterday’s meeting of JINCF.  Kenny confirmed that it had been accepted without question.
Decision: Approved the revised Grievance Procedure.


	
	Note

Note

Note

Note

Approved

	10.

10.1

10.2

10.3

10.4
	Eviction Report

George Veryan provided the background to the ongoing problems and anti social behaviour of the tenant since the tenancy commenced in March 2008.  There have been continuing and significant efforts from Social Work and Trust staff to support the tenant but the tenant has failed to engage with the services offered and to take action to prevent incidents of anti social behaviour.
An eviction decree on the grounds of anti social behaviour was granted on 2 February 2011 and Board authorisation is requested to enforce the eviction decree.

Peter Kinloch enquired if an ASBO had been taken out against the tenant.  George Veryan confirmed that this action was not deemed appropriate and attempts have been made to have the tenant moved into accommodation that would not have the same impact on neighbouring tenants.

Decision: Agreed the enforcement of the decree resulting in the eviction of the tenant.


	
	Note

Note

Note

Approved

	11.
	Prospective New Board Members Update – see private minute

	
	

	12.

12.1
	Previous Minute of the Strategy Sub Committee Meeting of 17 February 2011 

Decision: Noted the content of the minute.

	
	Note

	13.
13.1
	Previous Minute of the Operations Sub Committee Meeting of 17 February 2011 
Decision: Noted the content of the minute.


	
	Note

	14.
14.1
	Previous Minute of the Isle of Arran Homes Sub Committee Meeting of 24 February 2011 
Decision: Noted the content of the minute.


	
	Noted

	15.
15.1

15.2
	Budget Monitoring to 28 February 2011 

Jack Marshall advised Members of the financial position of the Association at 28 February 2011 which was broadly a good news story.  The rental income stream is showing a surplus of £272,000 and this is primarily due to the timing of property spend coupled with savings on interest charges.  These savings are being offset by increased void costs and reduced interest receivable due to lower interest rates on bank accounts.  Covenant targets have been exceeded.

Decision: Noted the content of the report and appendices.


	
	Note

Note

	
	Fin Smith joined the meeting


	
	

	16.
16.1

16.2
	Staff Survey 2011
Strategy and Performance Manager, Fin Smith, referred to the results of the recent staff satisfaction survey for 2011 which is our third annual survey.  The 2011 results have shown an upward trend on both the 2010 and 2009 results.  A few areas for improvement will be covered within our improvement action plan which is currently being compiled, including:
· Increased development visits by Directors and Heads of Service

· Improving the profile of JINCF

· Improving inter departmental working and communication

· Improving communication in general

Decision: Noted the content of the report.


	
	Note

Note

	
	Fin Smith left the meeting.


	
	

	17.
17.1

17.2

17.3

17.4
	Board Members Attendance at Meetings 2010
Bob McDougall referred to the attendance statistics confirming that all meetings throughout the year had been quorate which is commendable whilst considering that we currently have four vacancies and Prospective New Board Members attendance does not count towards a quorum.

Peter Kinloch commented that the Board meeting held in Glasgow did not attract Members from the east of the country so should we continue to hold a meeting in Glasgow.  Bob McDougall suggested that we continue with the practice of holding at least one meeting in Glasgow per year and in this instance two meetings in 2011.

Pam Russell suggested that those who cannot attend the meetings in Glasgow could video conference from the Edinburgh office.

Decision: Noted the content of the report.


	
	Note

Note

Note

Note

	18.
18.1

18.2
	Deferred Items
Capital Credit Union Partnership – Agreed that this item will remain on the list.
Staff Survey – Agreed that this item be removed from the list.


	
	Note

Remove from list

	19.
19.1
	Any Other Competent Business

Trust Enterprises Limited (TEL)
Bob McDougall referred to the previous discussion on budget pressures and one of the consequences is the impact on staff.  George Veryan and Kenny Nicholson have been working on Housing Support issues and how these can be addressed through TEL.  We are keen to move TEL forward by implementing services to keep people in jobs if at all possible albeit on different terms and conditions.  Due to timescales this may require decisions having to be taken outwith the Board or Sub Committee cycle and delegated authority is sought for such decisions to be referred to office bearers and reported back to the Board.

George Veryan explained that the bulk of funding for core services, especially floating services, we receive from local authorities and councils have indicated that they are withdrawing those services.   There is a potential gap here for us to provide those services on a chargeable rate although we cannot replicate services that the tenants receive at the moment as we would need to register with the Care Commission, (now known as Social Care and Social Work Improvement Scotland - SCSWIS).  He suggested we need to consider some form of seed corn funding.
Pam Russell asked if it is known what level of seed corn funding is required as it is difficult to give delegated authority if the amount is unknown.  She suggested £20,000 as a ceiling to begin with.

Decision: Approved delegated authority to office bearers to commit up to £20,000 prior to receiving a full business plan to either the Board or Strategy Sub Committee.


	
	Note

Note

Note

Approved

	20.

20.1

20.2

20.3
	Register for Signing

Pam Russell advised that there were two entries within the Section 66 of the Housing (Scotland) Act 2001 – Disposal of Land or Property Register.

Pam Russell advised that there was one entry within Schedule 7 of the Housing (Scotland) Act 2001 – Special Exceptions Register.
Decision: The Vice Chair signed the registers.


	
	Note

Note

Note

	21.
21.1

	Date of Next Meeting

The next Board meeting will be held on 19 May 2011 in the Board Room, 345 Govan Road, Glasgow G51 2SE.  Video conferencing arrangements will be put in place if required.

	
	Note




