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BOARD MEETING

WEDNESDAY 31st MARCH 2010
6pm – 9.10PM
BOARD ROOM, WESTFIELD CHAMBERS

ATTENDEES:

Board Directors



Cathy Clelland
CC

Chair



Alison Lowe

ALo




Andy Liptrot

ALi




Maurice Scott
MS



Keith Collridge
KC



Ann Blackburn 
AB



Clive Fox

CF



Paul Dolan

PD



Brenda Kirby

BK

Gillian Withers
GW



Ben Chastney
BC

Staff:

Claire Warren
CW


Pam Bleasdale
PB





Nesreen Lowson
NL



Richard Walker
RW



Caroline Gray
CEG 

Minute taker



Katie Hassell

KH

Guest:
Richard Jones
RJ



Michelle Anderson
MA

Apologies:

	ITEM
	
	ACTION

	1.
	Apologies for Absence

CC advised that a letter of resignation had been received from John Sharples and the Chair and Vice Chair will write to John on behalf of the Board to express their thanks for his past involvement.

	CC & MS

	1.1

	Safeguarding
Presentation by Richard Jones
RJ circulated details of the presentation and provided an update to the Board which covered the background to Safeguarding, the Victoria Climbe case of 2000, Michael Bichard report following the Soham murder cases in 2002, Safeguarding Vulnerable Groups Act 2006 and the more recent Lord Laming report in 2009 which detailed 108 recommendations linked to the importance of safeguarding of vulnerable people in our society.
RJ provided an update on 

· the 12 recommendations that are most relevant to WNWhL

· details of the Independent Safeguarding Authority which from July 2010 new workers and volunteers must start working alongside

· What WNWhL are doing to comply

· How referrals are made

· What the Tenancy Support Team (TST) are doing

KC advised the Kirkstall TRA have already adopted a policy and will add details of the TST to their list of contacts.
ALi asked if a mechanism is in place for reporting on an anonymous basis, both internally and externally.  RJ confirmed there was.
BC asked if Contractors are asked to comply and who checks their processes.  RJ confirmed all Contractors have a legal requirement and will be part of WNWhL plans but they will organise their own staff training.
CF advised that mechanisms also need to be put in place for reporting back to the original complainant as often they do not hear the outcomes.  CW advised service standards should be developed to pick this up and the team have adopted the Child and Adult Safeguarding Policy from LCC.  RJ agreed to look into this.

BK asked for clarification on % of staff that will be registered with the ISA.  
CW advised that further updates and information will be shared with Organisational Health going forward.

CC thanked RJ for his informative update training session for the Board and reiterated the importance of this topic for the community and our tenants.

RJ left the meeting


	RW
PB

	2.0
2.1.1

2.1.2


	Minutes of the last Board of Directors meeting and ratification of decisions
Non Confidential Minutes – 25th February 2010.

The minutes were accepted as a true record of the meeting.
CC asked who the recipient of the prize draw for Tenants completing the status survey was.
Confidential Minutes – 25th February 2010.
Please refer to the separate Confidential minutes

	PB

	2.2
2.2.1

	Matters Arising

Gas Safety
ALo commented on the positive results on gas servicing mentioned in the inspection report.
KC enquired if 100% could be achieved.

PD asked what procedures are in place to cover the outstanding properties.

CW advised 100% servicing is possible but rare due to a number of variables including abandoned properties.  We have a clear access procedure including legal remedies to deal with outstanding services.
AB asked for clarification on item under 1.6 on page 4/6. NL agreed to speak with AB separately to provide more information.

The Directors noted the content of the report.


	NL



	2.2.2
	Fire Safety
KC advised his pleasure in seeing smoke detectors are being installed into all void properties following his suggestion in February 2010.
BK enquired every assessment was on a 14 month cycle or timescale was risk based.  NL confirmed this that the legal requirement was based on 14 month cycle and we complied with this.

The Directors noted the content of the report.


	

	2.2.3
	LCC/WNWhL Management Agreement

This item was deferred to the April meeting of the Board


	

	2.3
	Forward Planner
The Board noted the content of the Forward Planner

	

	3.0

3.1


	Minutes of Sub-Committees/Ratification of Decisions

Strategic KLOE Board Minutes

Diversity KLOE Board 2nd February 2010.
Directors noted the minutes


	

	4.0
	Chief Executive’s Report

CW provided a verbal update to Board which included:
John Healey, Minister for Housing, has issued an update advising offers LA’s regarding HRA account debt to enable the disestablishment of the subsidy system.  Further updates will follow.  Offers are out for consultation.
Future of Council Housing meeting for March was cancelled, the next one is planned for late April so no update news since the last update in February.  Different business models are being worked through.  More information on this is due in May but the Executive Board decision is not now due until after June.
Petitions from residents at Woodbridges 5Ms regarding investment in non traditional system build homes has been received over the past few weeks.  ALi asked if there would be customer consultation on the housing review.  CW confirmed this would take place and customers would be consulted on their preferred option.
Caretaking Review – RW has received strong representation from 1 block where they would be happy to pay an enhanced service charge for the temporary caretaker to remain in post.  RW advised a report on this will be made to Service & Investment Committee in April.  KC raised concern that tenants who pay an enhanced service would create a 2 tier system.
The Directors noted the update provided.


	RW



	5.0

5.1

	Audit Commission Inspection

Approval
Outcome Report – DDA Audits and Investment Programme
No additional comments were raised.

Recommendations
The Board approved the following recommendations

· The approach to prioritising recommendations from the DDA audits outlined in the report

· Management plans are produced for recommendations not to be delivered

· Approval is given to completing DDA Audits for our low-rise properties

· Approval is given to appoint a Surveyor to carry out the above audits from existing resource.  This will not have any impact on capital delivery as the resources are included within the capital team reduction for 2010.


	

	5.2
	For Information

Re Inspection 2010 Final Feedback Response
Please refer to the separate Confidential minutes


	

	19.10
	BC left the meeting


	

	6.0
6.1
	Financial Sustainability

For Approval
Approval of 2010/11 Revenue Budget
LS confirmed the proposed revenue budget has been through Organisational Health Committee and will continue to be presented to that Committee following comments and amendments.  Appendix 1 shows the proposed final revenue budget and sets out the deficit position of £1.865 million.  With the surplus from the SCA funding of £2.554 million this leaves a balance of £689k surplus in the year.  LS added that the proposed budget does not include the outcome of the internal audit repairs Contractors audit.  This will be presented to Organisational Health. 
The main highlights of the proposed revenue budget are:

Income Assumptions

· The management fee settlement has increased to 1% which is an overall increase of £286k 

· Supporting people income has been confirmed to stay at the same rate as the current year

· Performance incentive is based on maintaining voids at the current levels and reducing rent arrears further

· Interest receivable is calculated on the basis of the cash balances of WNWhL earning interest at a rate of 0.9%.
· Other income is calculated on the basis of raising rechargeable repairs and other sundry income such as income for mortgage references and issuing key fobs

Expenditure Assumptions

· Price inflation of 1% has been built into the budget, following receipt of circulars received from LCC

· Salaries budget is in line with the current staffing structure in place

· Accommodation running costs have reduced by £74k due to the reduction in gas and electricity prices, this has been offset by increases in the cleaning contract budget and inclusion of white goods repairs and replacements

· Office running costs has increased by £163k

· Service level agreement costs have reduced by £101k

· Repairs budget overall has increased by £137k

· Painting programme budget is £700k

· Voids budget currently totals £2.034 million including the £75k budget for incentives to tenants.  Further work is required to fully understand the voids costs and measure an end to end void cost.

· The overall budget split between responsive and planned repairs stands currently at 56% planned and 44% responsive.  The aim is to undertake quarterly reviews and move to 1% of the responsive budget each quarter to planned repairs, which would allow the move to a best practice 60/40 split and allow for milestones in the year.
ALi asked if savings could be made if offices could be sub let for the duration of the contract.  LS advised that the lease would need to be reviewed carefully but there are only 12 months left on the lease at Progress House.
PD suggested the office could be used as a training centre instead of using other external or internal venues.  

LS confirmed that further severance costs will be made in the forthcoming year.
CC advised that following the work of Internal Audit to establish a repairs overcharge in 2008/09 from contractors – the budget for repairs for 2010/11 must be reduced to properly reflect expenditure levels.  SMT had been asked to review repairs costs and budget 2010/11 to agree a budget value for 2010/11 which would be reported back to Organisational Health.  In the meantime a general figure had been removed from repairs and placed into contingency while SMT did their investigations and discussion.  CC’s aim was to ensure a more realistic and stretching budget for 2010/11 which should be closer to break-even.  Finally it should be remembered that Internal Audit still had to conclude their review of 2009/10 repair charges from the contractors.
CW confirmed better efficiencies can be gained from repairs contractors as evidenced through the audits, VFM projects and procurement projects.
Recommendation:

The Directors noted, commented and approved the 2010-11 Proposed Final Revenue Budget


	

	6.2
6.2.1
	Authority to Spend 
Capital Void Works 10/11

No additional comments were raised.
Recommendation:

The Board noted and approved to spend in the amount of:

£2.500m on general capital void works
£350k on high cost capital void works, and

Noted the total cost of scheme will be £2.850m

	

	6.2.2
	Adaptations 10/11

No additional comments were raised.

Recommendation:

The Board approved and noted the total cost of scheme will be in the amount of £2.700m

	

	6.2.3
	Indirect Heating Capital Costs ALMO Wide 10/11

No additional comments were raised.

Recommendation:

The Board approved and noted the total cost of this scheme will be in the amount of £738k on capital costs relating to the Gas Service contract.

	

	6.2.4
	New Gas Heating Installations 10/11

Recommendation:

The Board noted and approved to spend in the amount of:

£491,620k on construction,

£31,380k Property Management Services fees, and

Noted the overall costs of £523k

	

	6.2.5
	Re-Wiring to Isolated and Void Properties 10/11

No additional comments were raised.

Recommendation:

The Board noted and approved to spend in the amount of:

£855k on construction
£45k Property Management Services fees, and
Noted the overall scheme costs of £900k

	

	6.3
	Area Panel Bidding

No additional comments were raised.

Recommendation:

The Board noted and approved the revised criteria for Area Panel bidding as outlined in the report.

	

	6.4

	For Discussion

Financial Performance Report
No additional comments were raised.

The Directors noted the content of the report.


	

	19.30
	KC left the meeting


	

	7.0
7.1
	Future of the ALMO

For Approval

Performance Target Setting 2010/11
ALo enquired how the organisation compares to other ALMOs.  CW confirmed the benchmarking data, where available, is detailed on the appendix in the final column.
CC expressed concern over the target of 65 days for PI 11, Average re-let times as it seemed to be quite high.  RW confirmed this target is with the ‘without exception’ rule being applied.  The organisation would report a lower figure based on LCC target.  CC further expressed concern on the target being published.  RW noted this comment.

PD requested for reporting to show day to day performance.

CC asked the team to work on outcomes from Inspection, to revise the targets so they are outcome related.

CW confirmed this report applied just to the LCC targets.  A service plan which will show the outcomes in a more focused layout is being worked on and will hopefully be finalised ready to present at the April meeting of the Board.
Recommendations:

The Board approved the draft 2010/11 performance targets that the Council requires WNWhL to report against.

	RW
PB
PB
PB

	7.2

	Resignation of Independent Board Director
Please refer to confidential minutes.

	

	7.3
	Cohesion and Diversity Strategy – Update

No additional comments were raised.

Recommendation:

The Board noted and approved the Cohesion and Diversity Strategy Moving Forward 2010 to 2013
	

	7.4
	Re-Purchase Policy
No additional comments were raised.

Recommendation:

The Board noted and

· Approved the adoption of the LCC Re-Purchase Policy, and
· Authorised the Chief Executive, or delegated Officer, to feed these comments back to the Chief Housing Officer of LCC.

	

	7.5


	Amendment of Gas Servicing Policy
No additional comments were raised.

Recommendation:

The Board approved the proposed amendment to the Gas Servicing Policy


	

	7.6
	For Discussion

Operational Performance 

PD commented on the dip in responsive times for the repairs service for emergency and non urgent calls.

NL advised the team have picked this up and are currently analysing this more closely; once their piece of work is complete, an update to the Directors will be made.

PD asked for details for the reasons for the decline in the trend to also be included.

CW agreed that stronger intervention to ensure high performance of responsive repairs service is required and this will be considered when service planning improvement analysis is made.
PD requested for an updated report be issued to Directors at the Services & Investment meeting in April. (since the meeting has taken place, this will now be presented at the May meeting).
Recommendation:

The Board noted the performance of the organisation in February 2010.

	NL

NL

NL


	7.6.1
	Complaints and Compliments

CC asked for the root cause of each complaint to be included in future reports and asked for the report to be less verbose and to include more tabled / graphical data as appendices.
AB questioned the number of complaints relating to contractors as some of her constituents had experienced problems.  CC asked AB to gather the facts together and raise them with SMT in advance of the next Board meeting so they could be more easily addressed.

BK advised that the issue of complaints needs to be addressed with the Business Improvement directive and for more information on actions and outcomes to be included in the report where trends have been highlighted.
CC advised that BK had kindly agreed to be the organisations’ Accident and Health & Safety Champion.  BK would be reviewing the reporting procedures currently in place and recommending future plans to the next Board meeting.
Recommendation:

The Board noted the contents of the report.

	PB

AB
PB

PB/BK



	7.7
	Staff Consultation Survey
No additional comments were raised.

Recommendation:

The Board noted the contents of the report and the proposed method of responding the survey findings.


	

	7.8
	Update on Properties Requiring External Enveloping and Improvements

The following comments were raised by the Board:
· the current disquiet from the residents at the Woodbridges (CW provided an update and advised she has responded to the petition letters received and replied to Linda McNeil the Chair of the TRA.) 

· the number of letters of petition received 

· the change of capital financing 

· no reason to update Woodbridges just because the works compound is on site.  MV advised the cost of moving the compound would be approximately £600.
· Woodbridges have already received £500k funds from LCC 

· where does this sit within stock condition survey data
Recommendations:

The Board noted the contents of the reports and approved the following items:

6.2 - approved
6.3 - approved
6.4 - not approved - Michael Vickers to provide best VFM asset management strategy.  Another report will be presented to Board in April to advise the current situation with 5Ms in the area.  MV to also review the stock condition survey data and look at other options to deliver improvements.  The cost of moving the compound needs to be raised with the contractor too.

	MV



	7.9
	Sheltered Housing Schemes Option Appraisal Programme

No additional comments were raised.

Recommendation:

The Board noted and approved the content of the report and the timescales suggested in the appended schedule.

	

	7.10
	Round 6 PFI Lifetime Neighbourhoods for Leeds Update (LCC Report)
Michelle Anderson, Senior Project Officer for PFI Round 6 presented the overview of the current status of PFI Round 6 as detailed in the separate report issued to Board Directors.
The report advised the LCC Executive Board had approved the project scope, the 10 priority sites and the commencement of formal public consultation on the proposals which commenced 16th March 2010.
The report to WNWhL Board is to seek their views on the proposed sites in the area for inclusion in the project which will form part of the formal consultation prior to submission to the HCA at the end of June 2010.

The objectives and scope of the project were discussed, as detailed on page 2 together with the identified sites (Farrar Lane Holt Park, Haworth Court, Yeadon, 6 properties at Dawson’s Corner and Mistress Lane Armley).  Sites were selected following a suitability assessment and briefings to Ward Members.

The issue of decommissioning and Re Housing were discussed as it is anticipated that there will be a need to de-commission some existing housing stock, including sheltered housing, to make way for new housing development.  Under the current proposals there will be 250 new homes against 83 existing homes planed for demolition which will require re-housing.  In addition vacant possession would be required by 2014 for Dawson’s Corner and by 2015 for Haworth Court.

As detailed on the report, there are two options for the ALMO Board to consider; firstly to decide whether to meet the costs directly from within the existing capital programme or the LCC will seek agreement from its Housing Panel to have these costs met centrally and top sliced from the housing allocation held by them.  Early or additional costs have not yet been identified and are not included in the PFI contract, any costs incurred as part of the re-housing programme will also be excluded.
Before the recommendations in the report were decided on, various questions and concerns were raised by the Board.
CW advised there would be great impact on the organisation if costs were not top sliced as the budget does not include this and these costs cannot be taken from the capital management fee.  Directors asked for further clarification on how LCC will cover costs.

ALo expressed concern that Sir Karl Cohen Square is mentioned and is not happy if this is one of the sites being considered for demolition as considerable funds have already been spent on this sheltered site and would not approve the use of this scheme.

AB concurred with the issues raised by ALo.

MA confirmed Sir Karl Cohen Square is only on the reserve list.

MS expressed concern that the ALMO is being asked to demolish homes for the elderly.

ALi expressed concern over the rehousing of 83 elderly tenants, which would mean moving twice for some.

MA reiterated that on losing 83 homes the ALMO would gain 250 new homes.

ALo felt a cost benefit analysis is required.

AB felt that Mistress Lane would be overcrowded to place 100 properties there and the green sites should remain.  MA noted these comments.

BK raised concern over the loss of the management fee; which would not include VFM element.

CF agreed that his preference is not to pursue PFI but it seems to be the only way new homes can be built.

CC raised concern over the proposal to contract out the housing management arrangements over a 25 year term. It was felt that no VFM assessment had been made or could be evidenced in relation to this proposal. CC felt that retaining management could potentially be a less expensive option and cause less disruption to vulnerable tenants. CC felt there was a lack of transparency over the proposal and that stated we would like to work with LCC to undertake a VFM review. CC asked MA to note and take back to the team the comments raised by the Board.  

PD asked what if any was the connection to the option appraisal paper being discussed later in the meeting. CW advised that the residual sites in the later report have been discounted by LCC from PFI planning.

Recommendations were discussed as follows:

9.1 Noted by the Board with exclusion from 2 Board Directors

9.2 Noted by the Board

9.3 Support For: 5, Against: 2, Abstention: 2. 

Recommendation approved
9.4 MA agreed to seek clarification across all ALMOs

9.5 Board agreed that this should be left to discretion of the ALMO and asked for timescales should be set for each site

9.6 Board agreed 7:2 to exclude Sir Karl Cohen Square
9.7 Board asked for new recommendation to be added in, “ALMO to be included in all future PFI plans”

	MA
MA/CW
MA

MA

MA



	7.11
	For Information

Future of Council Housing – Update

This item has been deferred to the April meeting of the Board


	

	7.12
	Procurement 2011 – Update

CC raised an issue on the high cost/low risk assumptions being used in regard to TUPE i.e. WYPF Scheme & Admitted Body Status for new contract period.  CC said she had challenged this approach suggesting a number of alternatives and seeking feedback at the very least on the cost impact to the contract for the bidders.  
ALo commented that this could be raised as an issue at the forthcoming Scrutiny Board meeting.  CC thanked ALo and agreed to forward ALo a copy of her recent email detailing this.  ALo agreed to provide Board an update.

	CC & ALo

	7.13
	LCC Service Charge Review – Update

No additional comments were raised.

Recommendation:

The Directors noted the contents of the update report

	

	8.0
	WNWhL Key Achievements

No additional comments were raised.

Recommendation:

The Directors noted the contents of the circulation.

	

	9.0

9.1


	Any Other Business

ALi enquired when an update of the Neighbourhood Warden Service will be presented to Board.
CW advised an update has been made to LCC and a further update to Directors will be made at the next meeting of Services & Investment Committee.


	RW

	
	The meeting ended at 9.20pm

	

	10.0
	Date and Time of Next meeting

Wednesday 28th April 2010, 6pm Board Room, Westfield Chambers


	


Minutes signed as a correct record
Chair:

Signature of Chair:_____________________
Date:___________

BOARD OF DIRECTOR


Minutes – Non Confidential


Item 2.1.1
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