	Craigowen Housing Association 
Board Meeting 
	Wednesday 18 December 2024   
Belvoir Golf Club 

	Start:  
Finish:

	10:30
12:30  

	Attendees:
	Andrew Hamilton (AH) (Chair)
Richard Buchanan (RB)
Shane Clements (SC)
Lizzie Dixon (LD)
Geoff Hill (GH)
Kim Johnston (KJ)
Hugh Logan (HL)  
Mairead McAlinden (MMcA)
Gerry McCann (GMcC)
Chris Thompson (CT)

	Apologies:
	Catherine Molloy (CM)

	CHA staff in attendance:
	William McCreight (WMcC)
Michael Chivers (MC)
Stephen Lowry (SL)

	Notetaker:
	Marie Patterson (MP)



	Item
	Notes
	Actions


	1.
	Welcome and Apologies

AH welcomed attendees to today’s meeting and noted apologies received from CM.       

	



	2.
	Declarations of Interest

No conflicts or changes were declared.  

	

	3.
	Minutes of Previous Meeting (paper 1)

The minutes of the Board meeting on 20 November 2024 were approved without amendment.    

	


	4.
	Matters Arising/Action Points  (paper 2}

WMcC provided the following update:

· GDPR refresher training
All staff and Board Members have received a link to the on-line package provided by High Speed Training.  Everyone has registered and several Board Members have already completed the training. This Action is closed. Members were content. 

· Board Refreshment
LD continues to press for a representative of Clanabogan Community to join the Board. Whilst there is some interest the requirement to travel to Belfast is an obstacle. The option of hybrid meetings, using a blend of Zoom and in person attendance, was discounted as being ineffective but it was agreed to consider if Board meetings could occasionally be held  in the Communities.

AH confirmed that he is still trying to arrange a meeting with an accountant who may wish to join the Board. KJ advised of a qualified and experienced Financial Director who may be interested. It was agreed that KJ should make contact with this individual to determine his interest.  

This Action is ongoing. Members were content.  

· Decent Homes Standard 
Although DfC has not yet confirmed its plans in relation to a review of the Decent Homes Standard it was noted that CHA’s Corporate Strategy includes a proposal to develop its own standard over and above that set by the Department. It was noted that further research is required, including a desktop review of the standard currently applying in England. This will provide a starting point for CHA to develop its own standard and will be included in the Business Plan for 2025/2026. This Action is ongoing.  Members were content. 

· Website development 
SL had circulated a link to the draft Website and invited comments.  He explained that the Website, when live, will provide CHA with a public presence. In the discussion that followed it was agreed that SL would contact GMcC, who has expertise in this area, and is willing to assist regarding the presentation of images and photos. LD confirmed that Mourne Grange has already secured agreement from its residents for their photographs to be used.
 It was also agreed that WMcC will follow up on the availability of a drone to capture aerial images.  Members welcomed the progress made and noted that the draft will be refined by SL and GMcC in the coming weeks. This Action is closed. Members were content. 

· Summary Corporate Calendar update – to note (paper 2A)
WMcC advised that the Summary Corporate Calendar is updated weekly. Members noted and were content. 
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	5. 
	Risk Register (paper 3)

WMcC advised that the Risk Register, as presented, had been updated to 13 December 2024. He suggested that further changes will be minor, pending the revised Register which FARC will bring to the Board by the end of March 2025.   
 
In the discussion that followed it was agreed that: 

· CR1: the reference to the Supporting People payments (column one) should be amended to “Reductions in the Supporting People payments could have adverse impact on the financial viability of Communities.”
· CR2:  recent adverse weather incidents and in particular the risk of falling trees needs to be addressed in light of  potential Health and Safety risks. It was noted that incidents of this nature may also create financial risk.  WMcC advised that a survey of trees adjacent to or in the proximity of properties owned or leased by CHA was planned (CCT is responsible for trees adjacent to or in proximity of other properties on the sites). LD had been advised that any such survey would have to be done in zones and was given an estimated cost of £15k for the whole site at Mourne Grange.  In the meantime, Mourne Grange was doing what it could to manage the problem in-house, subject to safety considerations. It was agreed that CHA’s immediate priority should be to focus on those trees which are in proximity of CHA properties. This should not rule out the future consideration of a joint exercise with CCT and the Communities to cover all trees.

It was also agreed that:
· the risk posed by adverse weather conditions should be added to CR2 as a related issue for now;
· FARC will consider whether the issue requires a separate risk and associated controls to be added as part of its review of the Register (which will be presented by the end of March 2025); and  
· WMcC will check if the risk of damage from falling trees is covered by the Associations insurance. 

[MMcA joined the meeting]

· CR3:   the proposal to establish a Decent Homes Standard appropriate to CHA’s accommodation should be added as a further action planned. The associated target date should state that this is subject to discussion by the Planning Sub-Committee. 
· CR5:  FARC will consider whether the assessment of residual risk should change to green considering the processes that are in place and the recent RSA 1 rating from the Department.    
· CR7:  should be removed as a separate risk and reflected instead in CR5.
· CR8:  should be removed now that the Corporate Strategy is in place. 

Members were content.

SC confirmed that FARC will discuss an Audit Plan for 2025/2026 at its next meeting. Board Members suggested that an audit of the Omniledger process and/or of the current controls that are in place to mitigate the risks set out in the Register would be worth considering.  
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	6.
	Maintenance Report 

MC provided the following updates:
· Planned Maintenance Update (paper 5)
The summary report on PMP against budget up to 12 December 2024 shows that 50% of the budget has been committed (either works completed or underway). MC advised that all other planned works will be completed by the end of this financial year. Overall the spend at Mourne Grange and Clanabogan is expected to be within budget (overspend on some jobs is offset by underspend in others) and any scope to undertake additional jobs will be closely monitored and managed over the next three months.  Planned Maintenance at Glencraig will also be completed by the end of the financial year but may exceed the budget. WMcC confirmed  that this budget will be closely monitored to ensure that costs do not exceed the overall delegated approved limits.

· Response Maintenance Summary of ytd KPIs (paper 5B)
KPIs for October and November 2024 showed some improvement compared to the same months last year and are well above industry targets. KPIs for the year to date already match the outturn for the full twelve-month period of April 2023 to March 2024.     

· Response Maintenance KPIs (paper 5A)
MC highlighted the urgent response KPI of 67% recorded at Glencraig in October but explained that the overall percentage figure can be misleading when small numbers of requests are involved (in this case two of the three urgent responses were dealt with within the KPI). He confirmed that all immediate and urgent cases met the KPI. MC advised that regular meetings with contractors have helped push up performance.

WMcC confirmed that it had not been necessary, to date, to activate the provision set out in the JMA with Glencraig (relating to the definition of what constitutes an emergency) which enables CHA to charge in specific cases.  SL and MC noted that relationships with Glencraig’s  maintenance team were very good, and added that the contractors can often triage incidents over the ‘phone.  

AH thanked MC and SL for their work and for the significant progress being made. Members were content. 


WMcC updated Members on a power outage that occurred at Glencraig on 13 December 2024. NIE attended, advised that the problem had been caused by rats gnawing through cables, and told Glencraig that it was their responsibility to resolve it. Residents were moved from the affected houses (three of which were CHA properties) to other locations on site.   


NIE attended Glencraig again on 16 December and repaired the damage but the question as to ownership of the cables – and therefore whose responsibility it is for the repair – has still not been clarified.  WMcC noted that although the JMA clearly states that CHA is responsible for internal cabling only (and was therefore not responsible for the faulty cables in this case) he and his maintenance team made every effort to assist. He also noted that Glencraig’s Business Continuity Plan was activated and was very effective. The situation had, however, highlighted the need for greater cooperation between CHA, Glencraig and CCT and WMcC planned to meet Paul Betts shortly to consider how this can be taken forward. 

MC reported that NIE has Critical Case arrangements and can  provide generators to those registered on the scheme. He assumed that Mourne Grange and Clanabogan could also register but will follow up with NIE to clarify. 
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	7.
	Mourne Grange Stabilisation Project (paper 7)

CHA was informed in June 2024 of a request which Mourne Grange had made to CCT (NI) seeking support to allow it to address a seriously deteriorating financial position.  In its request, which was set out in a business case, Mourne Grange proposed measures to rectify the problem. These were: to raise income by increasing the number of villagers from 54 to 60; to move away from paid carers to unpaid co-workers and embark on an associated restructuring and redundancy process; to meet the costs of two prefabricated buildings to house an additional two co-worker families; and to shore up the Community’s longer term financial viability through the sale of land at Mourne Grange, the installation of solar panels to reduce energy costs, and the possible recruitment of a fundraising consultant.  

Once they became aware of the situation AH, RB and CT had looked at how CHA could assist and subsequently confirmed a commitment to the proposed expansion of the number of villagers from 54 to 60 as this could be facilitated at minimal cost within CHA’s existing accommodation.  In addition, they asked CHA staff to carry out some due diligence on the costs associated with the provision of the two prefabricated buildings to inform   a decision as to whether CHA should consider financing that component of the overall project.  It was subsequently decided that this part of the proposal required further testing and an assurance about the future viability of Mourne Grange.  

AH advised that since then the risk to Mourne Grange’s long term financial viability has dissipated with the injection of additional income from the Trust (for four additional villagers,  a substantial increase in Supported People income, and an annual uplift in Health Trust income).  CHA continues to look at other options  for accommodating the additional co-worker families, including refurbishing Tobias and creating space in St Bronagh for a co-worker family. 

The future sustainability of the shared living model – which has diminished in Camphill Communities across Europe – was noted.  Brexit, problems with securing visas, and the staffing ratios that are needed for some residents all contribute to the difficulties in recruiting the number of co-workers required.  LD agreed that it is a complex and multilayered issue but advised that the frailties of the model aren’t new.  It needs, she thought, conversation, scrutiny and reflection going forward.  

Whilst noting and welcoming the improved financial position - and CHA’s helpful interventions in that regard - Board Members expressed serious concern at CCT’s refusal to provide the financial support requested of them (Mourne Grange had also  submitted a request for a loan when their initial plea for urgent assistance was refused.  This too was refused). 

Board Members agreed that, moving forward, CHA needs to be more aware of the financial risks faced by each of the Communities so that it could assess the implications of these for its own operations. It was agreed that FARC would consider the risk and report back to the Board in due course. In the meantime AH confirmed that from now on WMcC will build the scrutiny of the financial standing of each Community into his business practices, primarily by reviewing their year end accounts and by making appropriate enquiries at the regular meetings with the Communities.

In drawing the discussion to a close Members noted and were content: 
· with the improved financial position at Mourne Grange;
· that the accommodation requirements for the two additional co-worker families who are being recruited to support additional villagers can be met within CHA’s existing properties;
· that CHA no longer needs to consider investing in a new build option to meet the additional co-workers requirements; and 
· that CHA should work up a proposal for Tobias and St Bronagh for future consideration.  

LD thanked CHA for reaching out, for the assistance provided and for the ongoing support. 
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	8.
	Stock Condition Survey (paper 8)

AH advised that the Stock Condition Survey (SCS), setting out  the maintenance interventions required over the next 30 years for each CHA owned or leased property, has been completed.   

WMcC referred Board Members to the detailed SCS report on  Sloe Cottage at Clanabogan, as an example of the detailed reports provided, and advised that similar reports have been compiled for each property across the three sites.  He noted that some of the items included in the SCS reports are addressed through response maintenance and may not therefore need to be replaced within the report timescales. Also, the comprehensive statutory maintenance programme undertaken will soak up a number of issues flagged in the SCS.  

WMcC advised that CHA staff have reviewed every individual property and are currently preparing summaries for each house and Community. 

Members welcomed the progress.  As the work unfolds it will also address the Corporate Strategy objective to involve the Communities and residents in how their properties will be maintained.  It was agreed that the Planning Sub-Committee will follow this up.     
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	9.
	Corporate Strategy 

· Printed copies of Strategy 

Members were provided with copies of the final printed document. CT advised that printed copies of the will be sent to DfC, CCT (NI), and to each Community under cover of letters from AH setting out the next steps (which are to consult on the development of a Business Plan for 2025/2026).  WMcC suggested that the Strategy could also be sent to NIFHA, to other Housing Associations and to CHA’s solicitor.  It will also be uploaded onto the website.  

Members were content.

CT thanked WMcC, MC, SL and Kim Harper for their assistance in bringing the printed copies to fruition.  He confirmed that the Planning Sub-Committee will commence development of next year’s Business Plan when it meets on 5 February 2025.   

· Draft Terms of reference for Planning Sub-Committee (paper 9) 

Members noted and were content with the proposed Terms of Reference.   
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	10.
	Any Other Business 

· CT advised that the DfC representatives who attended the Board meeting on 20 November 2024 had commented that it was one of the best HA meetings they had attended.  

· LD thanked CHA for its financial contribution to Christmas trees and turkeys for Mourne Grange.

· AH confirmed that the JMA with Clanabogan has now been signed by both parties.

· SC had attended a NICVA conference and for Members information he circulated copies of a Code of Governance booklet he had received. 

AH thanked Board Members for their support and advice throughout the year and wished them well for Christmas and the New Year. 
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