	Craigowen Housing Association Board Meeting

	Wednesday 21 August 2024   
CHA Offices  


	Start:  
Finish:

	10:30
12:20  

	Attendees:
	Andrew Hamilton (AH) (Chair)
Richard Buchanan (RB)
Geoff Hill (GH)
Hugh Logan (HL)
Chris Thompson (CT)


	Apologies:
	Shane Clements (SC)
Lizzie Dixon
Kim Johnston 
Catherine Molloy 


	CHA staff in attendance:
	William McCreight (WMcC)
Kim Harper (KH)
Stephen  Lowry (SL)  (for Agenda Item 9) 


	Notetaker:
	Marie Patterson (MP)




	Item
	Notes
	Actions


	1.
	Welcome and Introductions 

AH welcomed Board Members and noted the apologies listed above.

	


	2.
	Declarations of Interest 

No conflicts were declared.   

	



	3.
	Board Refreshment 

AH advised that Jackie McWilliams has, regrettably, had to step down from CHA’s Board.  He has written to acknowledge her resignation and to thank her for her input.

AH had spoken to John Young following Gerry McCann’s (GMcC) resignation from CHA’s Board (which arose following confirmation that Glencraig’s Articles of Association exclude members of other Housing Associations from also being members of Glencraig’s Board).  John Young has checked with other Glencraig Board Members and has confirmed that no one there is aware of why the exclusion is in place.  He also confirmed that there is  no support for it to be retained.  The next Management Council meeting in September 2024 will consider the matter and will rule on whether the exclusion can be removed.  John Young will advise AH of the outcome.  AH proposed inviting GMcC to re-join CHA’s Board if the Articles are amended to allow it.  Board Members were content.   

AH advised that the complement of Board Members – if GMcC can re-join – will increase to ten but noted that there is scope to appoint two more, one of whom should have accountancy expertise.   WMcC has provided details of the skills required to the Institute of Chartered Accountants which has advertised the Board position to its members.  NIFHA has provided details of three potential candidates with financial backgrounds but all of them are male.  This would skew the gender balance that CHA wishes to achieve.  WMcC noted that Lizzie Dixon is trying to recruit someone to represent the Clanabogan community.   

Board Members were content.

	















AH

	4.
	Minutes of Previous Meeting 

· Minutes of Board Meeting 26 June 2024 (paper 1)

The minutes were agreed subject to the following correction (highlighted in red below):

Agenda Item 7:  Financial Report:  Narrative report on Management Accounts:  the text should read:  “CHA recorded a deficit for the year of £198,027 compared to a budgeted deficit of £111,971, representing an overspend  of £86k.” .   

	

	5.
	Matters Arising/Action Points (paper 2)

WMcC provided the following updates:

· Action Point 1:  Energy Efficiency Survey: 
With no indication that DfC funding will be made available WMcC proposed using the already agreed budget of £18k on energy efficiency measures at Clanabogan, to include possible improvements to loft insulation Some work on this has already commenced.  CT agreed that the financial cost of contracting a comprehensive survey of all properties (across the three Communities) would be significant and acknowledged  the limitations on what CHA can spend in this regard but wondered if this proposal was ambitious enough.  Responses to his consultation on the Strategic Direction revealed universal support for sustainability to be  embraced, and Glencraig had ideas which they would like to discuss.  RB suggested that sustainability should be included in the Terms of Reference for the next Stock Condition Survey.  In the meantime, he noted that when the strategy emerges it will inform a strategic plan, one step of which should be sustainability.  Board Members agreed that energy efficient measures should continue at Clanabogan.  They also agreed that the strategic plan and future Stock Condition Survey should embrace sustainability.   It was agreed that this Action is closed.  
· Action Point 2:  Tenancy Agreements:  
The JMA with Glencraig includes Occupancy Agreements for resident Co-workers and resident stepped back co-workers.  The JMA has been signed off by CHA and Glencraig.  Board Members were content to close this Action.
· Action Point 3:  GDPR Refresher Training:
The Information Commissioner’s Officer had directed WMcC to its website which contains a number of on-line training options, but he will continue to press for a tailored session for CHA Board Members and staff.  RB suggested contacting NICVA who provided training for the voluntary sector when GDPR was introduced.  WMcC agreed to follow up on that.  This Action is ongoing.   Board Members were content.    
· Action Point 4:  Board Refreshment:
See agenda item 3  above.  This Action is ongoing.  Board Members were content.  
· Action Point 5:  St Sunniva septic tank:
Replacement of the septic tank has been added to the Planned Maintenance Programme.  Work is due to commence in September/October 2024.  Board Members were content to close this Action.    
· Action Point 6:  Internal Audit Review:
Sumer (formerly ASM) will confirm dates for training on Risk Management.  It will be scheduled for October 2024.  WMcC will keep Board Members informed.  This Action is ongoing.  Board Members were content.  
· Action Point 7:  Glencraig occupancy:
WMcC will include this on the agenda for his next quarterly meeting with Paul Betts (on 28 August 2024) so it can be actioned by Glencraig.  This Action is ongoing.  Board Members were content.  
· Action Point 8:  Policy Reviews:
The policy reviews have been completed and amendments have been incorporated.   Board Members agreed that this Action can be closed.      
· Action Point 9:  Corporate Calendar:
See below.  
· Action Point 10:  Amendment to FRS 102: 
GMcG has confirmed that the amendment to FRS 102 does not impact on CHA (see External Auditor’s Opinion set out in paper 2B).  This Action can therefore be closed.  Board Members were content.
 
· Summary Corporate Calendar (paper 2A)
RB suggested adding the recommendations flowing from Andrew Talbot’s Corporate Governance Review, including that CHA’s Code of Conduct should be reviewed and updated, to ensure they are included in the work plan.  He also suggested checking when the next Rent Review is due and noted that relevant issues arising from Mourne Grange’s stabilisation project should be included as appropriate.  WMcC agreed to take this forward.  

RB noted that the JMAs make provision for the Agreements to be reviewed annually.  This had been raised at the Board meeting on 26 June when it was suggested that the new Agreements should be allowed to bed in to test their effectiveness before reviewing them again.  It was therefore proposed to write to the Chair of each Community in February/March 2025 suggesting that the next review should be deferred for one year (with a view to having the revised JMAs in place for April 2026) and seeking their views.  It was agreed that this should be added to the Corporate Calendar.  


· External Auditor’s Opinion (paper 2B)
GMcG’s confirmation that amendments to FRS 102 will not impact on CHA had been copied to Board Members in advance of today’s meeting and had already been discussed (see Action Point 10 above).  Board Members were content.   
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	6.
	Finance, Audit & Risk Committee update (paper 6)

WMcC referred Board Members to SC’s summary of key points arising from last week’s FARC meeting.  It included a proposal to remove from the Risk Register the further action to commence work with CCT to resolve outstanding land title issues.  FARC proposed this following confirmation that amendments to FRS 102 will not apply to CHA and in light of the significant costs involved and the difficulties which CHA experienced when this was broached during the period of the proposed merger.  

AH was uncomfortable with leaving the title issues unresolved and felt that they must be addressed at some point.  CT noted that the Strategic Direction Sub-group’s SWOT analysis had referred to land title, albeit obliquely.  He would welcome a steer from the Board on how to balance the significant expenditure on finding a resolution against tidying up a conflict and wondered if clarification could be provided on the scale of the “grey bits” and on the risk to CHA.  This would, he suggested, help to understand the issue and inform a decision on whether or not it needs to be resolved.  

WMcC advised that costs for maintenance within the “grey areas” of shared resource are split on a 50:50 basis.  Whilst not ideal, he noted that other maintenance requirements are competing for limited funds and that this arrangement has worked well to date.  RB summarised the earlier – unsuccessful - attempt to resolve the issue and noted that it had been further complicated by the Trust’s unhelpful stance in relation to land boundaries.  In their discussion Board Members recognised that land title issues need to be resolved at some point.  They agreed that CHA has other competing priorities at present however and were content to park the matter for now.  

Returning to SC’s summary WMcC advised that FARC was content with the Financial Report (which will be presented to the Board later today) and will consider a revised Value for Money Policy at its next meeting on 13 November.  FARC had agreed the internal audit plan for this year which will cover Risk Management Training and an assurance audit of Tenant Engagement.  

Board Members were content.         

	

	7.
	Risk Register 

· Risk Register updated to 16 August 2024 (paper 3)
WMcC confirmed that changes suggested by the Board at its meeting on 26 June 2024 have been incorporated into the Register and highlighted the following:

· CR5:  FARC’s proposal to remove the action relating to resolving land title issues had already been discussed (see FARC update above and paper 6.)

WMcC confirmed that FARC had not made any other amendments to the Register.  He would revise target completion dates currently listed for July/August 2024 as appropriate and would remove from “further actions planned” those which have been completed (including the review of policies in CR5.

AH outlined a discussion held during the Strategic Direction Board Meeting on 7 August 2024 about the potential risk to CHA’s rental income if one or more Community were to fall into financial difficulty, what mechanism CHA could put in place to receive early warning of the situation, and whether this risk should be reflected in the Risk Register.   RB added that the issue came to light because of serious financial risk at Mourne Grange.  While this had been addressed (by increasing its number of service users, by decreasing its number of employees and by increasing its co-worker cohort) it raised the question as to what would happen if a Community could no longer deliver the services it had been providing and if Trusts consequently chose not to send service users to that Community.   This could mean that CHA wouldn’t have enough income to maintain its properties to the required standard.  

AH noted recent assertions by Clanabogan that demand for places is insufficient to fill the places available there and while this could be a satisficing issue he wondered if, now that CHA is aware of it, should steps be taken to identify the capacity for more service users in each Community.  Notwithstanding the JMA provisions relating to voids WMcC confirmed that income from Mourne Grange and Clanabogan  exceeds expenditure on maintenance in those Communities at present.  He therefore felt it would be inequitable to charge for voids while that position remains. It may also prompt complaints that those Communities are, in effect, subsidising  expenditure at Glencraig.  AH thought that  this could be addressed through better and more trusting  relationships – at both working and Board level.   

It was agreed that the financial position of the Communities should be added to the Risk Register at CR1 with the following controls:  access to financial information at quarterly meetings with each Community and a review of their accounts on an annual basis.  

Board Members were content. 
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	8.
	Financial Report 

KH highlighted the following:   
 
· Narrative report on Management Accounts quarter ending 30/6/2024 (paper 4)
CHA recorded a deficit of £7,911 compared to a budgeted deficit of £3,660, representing an overspend of £4,251.  The total actual income of £296,891 was £16,938 less than the budgeted income due to a one-month delay in receipt of the annual increase in Housing Benefit and because of a small reduction (3 or 4) in the number of occupancies.  These service users had moved onto other service providers but new occupiers had taken up residency in June at Clanabogan and in July at Mourne Grange so the impact of the £17k variance will reduce.  

KH advised that some cost of sales are difficult to budget for.  Response maintenance was overspent by £5,877; statutory maintenance was overspent by £14,330 (largely due to Fixed Wire Testing and the resulting remedial works which were required); and  planned maintenance was underspent by £20,082 against budget.  Overall, the cost of sales showed a variance of £2,849 of an underspend.
[HL left the meeting at 11:30am]
· Management Accounts 3 m/e 30/6/2024 (paper 4A)
KH referred Members to the detailed Income and Expenditure Account for the quarter ended 30/6/2024 which recorded total income of £296,891 against a budgeted amount of £313,829 (a variance of £16,938); an underspend of £2,849 in the cost of sales against a budgeted spend of £217,827; an underspend of £9.838 for management charges against a budgeted spend of £99,662; and an overall overspend for the three months of £4,251.  

· Value for Money 
WMcC advised that he will provide an outline draft of the Value for Money policy, to include a range of softer metrics, for FARC’s meeting in November. 


Board Members were content.  
	













































	9.
	Maintenance Report 

SL referred Board Members to the data set out in the papers and highlighted the following: 
  
· Planned Maintenance Update (paper 5)
There were no major incidents, dangerous occurrences or near misses notified during the reporting period.  The cost of works completed to date this year is £7,690 (at Glencraig) and £110,032 of works are underway across all three Communities.  Good progress is being made and with quotes for the remaining planned maintenance programme now received from contractors the Maintenance Team will begin allocating those works shortly.  SL expected the planned maintenance budget to be spent in full by year end.  

· Response Maintenance KPIs (paper 5A)
SL advised that two orders requiring an urgent response at Clanabogan had been received during the reporting period.  One of these had missed the KPI and while this meant that only 50% of those responses had been delivered within target he cautioned that this figure was skewed by the small number of orders involved.  

· Response Maintenance summary of ytd KPIs (paper 5B)
SL advised that the year-to-date statistics are more reflective of the overall picture which, he noted, is very good.  He confirmed that the Communities are generally content with the prompt responses and good quality work being delivered by the contractors and advised that the Maintenance Team meets with the contractors every two months to manage oerformance.  

Board Members were content.

	

	10. 
	Joint Management Agreements 

MP advised that the JMA with Glencraig has now been signed off by both parties (the Agreement with Mourne Grange was signed off on 23 April 2024).  Despite prompting from WMcC, however, Clanabogan had not yet responded.  

       
	






	11.
	Any Other Business 

· Strategic Direction Sub-Group update (paper 7)
CT confirmed that all external consultees have now responded and whilst the response from Glencraig was of a slightly different tone the substance of views expressed was very similar across the board.   

He referenced the Board Meeting on 7 August 2024 which considered the Strategic Direction Consultation Responses  – the minutes of the meeting were agreed without amendment – and advised that he will provide a draft strategy to the sub-group within the next month.  It will be an interactive and iterative process and all Board Members will have an opportunity to shape the draft as it develops. 

AH noted the progress being made and thanked CT for his work.  


· Regulatory Standards Annual Review 
WMcC advised that work on this year’s RSAR is underway with some sections already complete and queries arising from last year’s Review agreed.  He will circulate the draft RSAR response to Board Members in early September 2024 and will seek approval by written procedure in order to meet the Department’s deadline.   

· Complex Needs Register
RB informed Board Members that the NIHE website contains information on the process to allocate housing.  One of two lists applies – either the common selection list or, for those with medical/physical/special needs and who therefore require a different type of housing, a separate list, termed the Complex Needs Register.  

· Mourne Grange Stabilisation Project
AH updated Board Members on a request received from Mourne Grange in July 2024 to make six more spaces available there as part of their stabilisation project.  Due diligence and the financial implications that this presented for CHA required the associated costs to be clarified before a decision could be taken.  

· Date of Next Meeting
WMcC will contact Board Members to canvass their availability for a Board Meeting on 23 October 2024. 
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