		Paper 7
	Craigowen Housing Association 
Board Meeting:  Strategic Direction Consultation Responses 
	Wednesday 7 August 2024   
Belvoir Golf Club 

	Start:  
Finish:

	10:30
12:15  

	Attendees:
	Andrew Hamilton (AH) (Chair)
Richard Buchanan (RB)
Nigel Carson (NC)
Shane Clements (SC)
Lizzie Dixon (LD)
Geoff Hill (GH)
Catherine Molloy (CM)

	In attendance:
	Andrew Talbot (AT)

	CHA staff in attendance:
	William McCreight (WMcC)

	Notetaker:
	Marie Patterson (MP)



	Item
	Notes
	Actions


	1.
	Welcome 

AH welcomed attendees to today’s meeting and invited AT to lead the discussion on responses to the questionnaire which had been circulated by the Strategic Direction Sub-Group.   

	



	2.
	Strategic Direction:  Consultation Responses  

AT confirmed that the responses will inform the development of the five-year Strategic Plan.  Six responses had been received to date, but there was still time to provide further views and comments.  These could be raised during today’s discussion or separately (by email).  

AT summarised the key questions and responses to each.  These were:

1.  Quality of Housing Stock 
Most responders felt that the condition of Housing Stock          is of good – but not top – quality, but there was uncertainty about the standard which CHA should aspire to meet.  Attendees agreed that the current Stock exceeds the very basic standard set by DfC in its “Decent Homes Standard” and although a review is planned it is not expected to change significantly. 

NC noted that aligning with an alternative Standard (if there is one) or defining its own, should CHA decide to do so, could be problematic for the new Strategy in terms of timing.  It was agreed that CHA should seek to achieve a better standard than that currently set by DfC.  This could be incorporated as a strategic goal for the Association.       

RB queried if Board Members are fully aware of the condition of CHA’s properties.  WMcC advised that the latest Stock Condition Survey is nearing completion, with the final draft expected to be available in October.   He noted that it is very comprehensive - and includes safety related matters – but would not address the broader question of replacing/rebuilding stock.  He would check what standards had been applied during the Survey but it was noted that if CHA were to adopt a higher one than the Survey had used then its relevance could be somewhat limited.  

AT invited views on whether the Strategy should include provision on replacement buildings.  LD felt that it should, including on when and how that will be taken forward.  SC suggested that the first step should be agreement on the appropriate standard to be applied – and development of a new one if required – and then a further Stock Condition Survey if necessary.  CM agreed that the Survey would be key for directing the longer-term approach but thought that the five years covered by the Strategy was too short a timescale for committing to rebuilding works.  She added that the current financial pressures would severely limit what could be done in that regard and that funding for the years ahead would be a key consideration.  RB suggested that the next Stock Condition Survey should include an opinion on the economic viability of maintaining versus replacing existing stock.  This could be signposted in the Strategic Plan.  AH added that it would also be worth setting out CHA’s position on internal refurbishment and the mix of accommodation (en-suites, for example) and flexibility to move service users within and between properties if required.     


2. Sustainable Housing 
All agreed that sustainability should be a strategic priority but accepted the need to be mindful of budgets and to not step outside CHA’s remit.  It was noted that   the current landscape is mixed – properties were built at different times and to different.  RB urged that steps to enhance sustainability should be expedited more urgently – rising fuel costs have added a sharper focus – and thought that CHA should set a target of what it can and will achieve.  WMcC advised that the associated costs are a major factor but confirmed that some insulation work is already underway within the limitations of the current £16k budget.  He added that the Long-Term Financial Plan will be produced very soon and will sit alongside the Stock Condition Survey when it is agreed.   It was noted that responsibility for sustainability is split – CHA is responsible for the fabric of the buildings it owns or leases (with regard to insulation and windows, for example) whilst the source and usage of power is a matter for the Communities.  There are limited options to access grants for such work, but CHA’s Maintenance Team is currently researching what may be available.  AH thought that the overall assessment of sustainability is a positive one but thought that a more strategic approach should be adopted.  Members agreed.
            
3. Build More Homes 
There was a consistent view that building new homes should not be a priority for CHA, and that the priority should be the maintenance, modernisation, renovation and replacement of existing properties.  It was agreed that the Strategic Group would reflect that ‘new builds’  had been proposed, discussed and discounted.  It was also agreed that an appropriate form of words could be included in the Strategy, perhaps along the lines of one of the consultation responses “to commit to working with communities where they can identify extra funded demand to meet the accommodation needs appropriate to fulfil that demand”.  This would allow flexibility and a realistic approach whilst also recognising the scope for each community to adopt its own appropriate strategy (for example, Mourne Grange’s current endeavours to secure variation in planning in respect of two new village homes).   

4. Relationship with Camphill
Consultation on whether CHA should continue to be confined exclusively to Camphill had prompted mixed responses.  Attendees at today’s meeting agreed that improving the relationship with Camphill should be a strategic objective, but there was some debate on whether the Camphill model is sustainable.  RB noted the recent request from Clanabogan to reduce the number of service users there (by two) and queried how CHA would manage the decrease in rent because of these voids.  He noted the potential scope for further similar requests to arise in the future and voiced his concern that this could not be sustained.  RB thought therefore that CHA should state that whilst “not our aim or intention to step outside the Camphill ethos CHA will do so if circumstances require it”.  This would, he suggested,  give a clear indication of the resolve to continue the relationship but also to review it if a trend to reduce numbers develops and to reserve the right to fill places from elsewhere if necessary.  Whilst this suggestion was not unanimously supported it was agreed that the Strategy should include an objective to explore structures to enhance collaboration and partnership.  This could take the form of a Chairs Forum, for example, which could meet twice per year.

Attendees did not consider enhancing/building upon relationships with other stakeholders (NIFHE or the Trusts, for example) to be a strategic priority at present.
     
5. Governance and Staff Development 
Although no concerns about governance and staff development arose during the consultation it was agreed that these should always be strategic priorities.  Keeping up to date with changes in legislative and financial management requirements was key, but it was noted that training is best delivered to the Board as a whole.   

AH advised that succession planning to replace RB (whose tenure expires in 2025) and AH (whose tenure expires in 2026) is a strategic issue that needs to be actioned.  

Turning to the security of funding and income streams, attendees noted the current very difficult and fragile financial circumstances.  Whilst there is no indication that Housing Benefit will not continue there are regional shortfalls in Supporting People funding.  Some felt that CHA should establish a conduit to access timely and relevant information on the financial stability of the Communities to manage and respond to any consequent risk to CHA’s sustainability and to take decisions in the best interests of its beneficiaries (in line with its fiduciary responsibility).  It was important, however, to establish and recognise what is within CHA’s gift in this regard, and what isn’t.  CHA is not responsible for sustaining Camphill.  It was agreed that CHA’s focus should be on maintaining its financial viability and to put in place a mechanism to allow it to get assurances about the financial viability and sustainability of the Communities.  Issues arising in-year should be regarded as notifiable events and a mechanism to alert CHA should be established.    AT suggested that the Chair’s Forum (see  4 above) could also lead to better informal communication which could help.  GH noted the  benefits which arose from a similar Forum for Cancer Charities – it provided focus, better planning and an enhanced strategic approach for all.   

6. SWOT Analysis
No concerns were raised.

7. Mission and Values 
Responses to the consultation indicated that Members are broadly content, but AT asked attendees to contact him with any relevant concerns. 

8. Strategic Priorities
Again, responses indicated that Members are broadly content, although some felt that the priorities are a bit vague.  Setting the strategic direction should help  provide more focus.    

AT confirmed that he would report to the Strategic Direction Sub-group on today’s discussion and would reflect the issues raised and the agreed way forward.
 
	



































WMcC

	3.
	AH thanked attendees for their input today.  He noted the Strategic Direction Sub-group’s work and thanked AT for his support.   
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