[image: image1.jpg]o] west
north

west

. homes leeds







BOARD MEETING

WEDNESDAY 28th APRIL 2010
6pm – 9.10PM
BOARD ROOM, WESTFIELD CHAMBERS

ATTENDEES:

Board Directors



Cathy Clelland
CC

Chair



Andy Liptrot

ALi




Maurice Scott
MS



Keith Collridge
KC



Ann Blackburn 
AB



Paul Dolan

PD



Brenda Kirby

BK



Ben Chastney
BC

Staff:

Claire Warren
CW


Pam Bleasdale
PB





Nesreen Lowson
NL



Richard Walker
RW


Matthew Woods
MW



Lukman Sabir
LS



Alan Beynon

ABe


Michael Vickers
MV



Dean Evans

DE


Katie Hassell

KH

Minute taker

Guest:
Jean Rogers

Customer
Apologies:
Clive Fox

CF
Gillian Withers
GW

Alison Lowe

ALo


	ITEM
	
	ACTION

	1.
	Apologies for Absence

Apologies were received from Clive Fox, Gillian Withers and Alison Lowe.
CC welcomed Jean Rogers to the Board, new tenant who is keen to be involved in WNWhL, present to observe.


	

	2.
2.1.1


	Minutes of the last Board of Directors meeting and ratification of decisions
Non Confidential Minutes – 31st March 2010
The minutes were accepted as a true record of the meeting.
CW provided update on Item 7.10 - Round 6 PFI Lifetime Neighbourhoods for Leeds Update (LCC Report).  CW had been to a Strategic Client Team meeting and had raised all the concerns of the Board from the previous meeting.  Juliet Duke is acting as WNWhL lead, working with the PFI team and will potentially be developing a shadow bid.  CW stated that there was no feedback at the current time.

	

	2.1.2


	Confidential Minutes – 25th February 2010
Please refer to the separate Confidential minutes.

	

	2.2
2.2.1

	Matters Arising
LCC/WNWhL Management Agreement Amendments
CW reminded the Board that the last report had been in January; where LCC had been looking to form a consistent process across all ALMOs for the recruitment and selection of tenant Board Directors.
CW stated that LCC were confident that the proposed process would not require any amendments to the Memorandum and Articles of Association.  Maureen Boyle is currently awaiting a response from the Department for Communities and Local Government to ensure no section 27 issues would arise from the delegated function; but anticipated there would be no problems.
The Directors noted the verbal update.

	

	2.2.2
	Fire Safety
MW provided the Board with an outline of the contents of the report.
BC requested clarification that all voids will receive smoke detectors and challenged the wording of the report as currently much of the work sounds incidental.

MW stated that the work will be undertaken during the year.  During the inspection all fire notices will be detailed and recorded, enabling those properties that are not up to standard to be prioritised.
BK supported BC, stating that the language of the report is important; adding that the table on page 3 does not contain enough information, there needs to be an indication of targets being met.
PD stated that a contingency plan needed to be in place – staff resource issues should not significantly hinder progress – there needs to be more practical planning in place.
MW informed the Board that currently West Yorkshire fire officers were content that an achievable plan is in place to rectify shortcomings, 12 months was seen as an achievable target, however if the target is not met then a failure notice will be issued. 
CC requested further information on some specific items e.g. who actual carries out the works – is it a contractor, or our own teams?  MW stated that Leeds City Signs will be doing the work, however timescales and costs need to be finalised.  Leeds City Signs initially quoted £100k for all the signs, allowing for illuminated signs, currently awaiting corrected figure as there will be no illuminated signs.

CW agreed with the Board that reporting needs to be clearer and provide more current information.  CW noted that the work of MW and the team had been greatly accelerated; now a report focused on actions and performance is required for scrutiny by the Board.

BK queried where the priority rating for the findings originates from.  MW stated it is an industry standard.
MS requested clarification on fire safety assessments – are they completed by WNWhL then passed to the fire service?

MW stated that a qualified external company has been hired to complete fire risk assessments of communal areas; reports of around 25 pages of all fire risks are produced per building.  Property fire safety checks are undertaken by the fire service; WNWhL carry out basic checks when visiting properties, ensuring individuals know what to do in the case of a fire, about candle safety, any vulnerable individuals etc., which is then referred to the fire service.
MS challenged the figures of smoke detectors in properties.  MW stated that initially there were 10,000 properties anticipated as not having a smoke detector.  The current view is that this is nearer 7500.  Approximately 1000 smoke detectors per week are purchased and installed by our partners as required, so that checks can be made and prevents buying more than necessary.  Initially WYFRS were providing free detectors, but due to the large number requested by WNWhL, the timescales were too long, so WNWhL have now sourced their own detectors to fit.
KC stated that while he is happy there is a system in place, there needs to be results.

CC stated that a report should be presented to the next Board including current actions being undertaken, progress being made, commitments made.

NL stated benchmarking information is to be included in the next report.

CC asked if, as a result of the delay in actioning this work in 2009/10 the budget had provision not been made in 2010/11.  MW confirmed that budget provision still existed for this work and would advice on budget position at the next Board.
The Directors noted the content of the report.


	MW

MW

MW

MW

MW



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

	

	3.
3.1

3.2

	Minutes of Sub-Committees/Ratification of Decisions
Services and Investment Committee – 19 January 2010
AB queried Item 4.6 – Wortley Opening Hours.  AB stated that Wortley office had been well attended and that reducing the hours would affect access to councillors, as they use the site.
RW stated that a report was due to Board on the usage of Wortley.

The Board noted the minutes.
Organisational Health Committee – 23 February 2010
Non confidential

No additional comments were raised.
The Board noted the minutes.
Organisational Health Committee – 23 February 2010
Confidential
Please refer to the separate Confidential minutes.


	RW



	3.3

3.3.1

3.3.2
	Strategic KLOE Board Minutes
Customer Involvement KLOE – 26 January 2010
No additional comments were raised.
The Board noted the minutes.
Asset Management KLOE – 3 February 2010

No additional comments were raised.
The Board noted the minutes.

	

	4.
	Chief Executive’s Report

CW provided highlights from various organisational areas.
CW stated she was pleased that the budget year end position is positive; however it does highlight issues with the business’ approach to financial forecasting.  This has been discussed at the Organisational Health Committee on 22nd May and quarterly reconciliations and reviews have been agreed.  There is a need to move forward to become more expansive, drawing on surpluses, with better management; to become more effective, increase productivity within service areas, understanding costs better and ensuring customer focused spending as priorities.
Financial settlements with a contractor, through LCC, have now been concluded; the settlement has been agreed at £1.378million, to be paid in instalments throughout the year, which can be reinvested in services.  It has been stated to the contractor that these payments have to be met for them to be considered in future procurement arrangements.
The Audit Commission have provided final feedback documents and the draft score, emailed to Directors.
More work needs to be done and the outcomes from the inspection will be fed back into service planning.  The Audit Commission identified 98 weaknesses and over 300 strengths.  CW stated that the Directors had been sent emails with the details and deadlines for comments.  Once these are gathered, CW and CC are to meet to decide if negotiations with the Audit Commission should proceed.  The report is due to be in the public domain by 7th June, if not before.

CW stated that in comparison with other ALMOs we are highest performer in 7 of 14 areas measured by LCC, with improvements required in 4 main areas: re-let times, decent homes, repairs appointments kept and non urgent repairs delivered on time – these have fluctuating performance and ongoing actions are being delivered in all the areas, governed through performance SMT meetings.
CW updated the Board on the Caretaking Review, informing of discussions with Trade Unions over job descriptions and recruitment for the Neighbourhood Caretaking Role.  The implementation timescales have altered and are currently anticipated as 1st June 2010.  CW noted that when the system is in place savings would be made as per previous reports to Board.
CW informed the Board that we have received a nomination at the NFA Awards for our community cohesion and service outreach work with Armley Mosque. 

CW brought to the attention of the Board that there needed to be an acknowledgement for the 2 stars result of the Audit Commission achieved.  It is something that should be celebrated and that rewards given by ENEhL will be checked as a comparator.
Ali raised the suggestion of an extra day of annual leave.

CC agreed that it was important to check against the other ALMOs and that there should be recognition for all the hard work.  CC asked that staff receive a letter of thanks from the Board, acknowledging their efforts to achieve 2 star but also commenting on the need to maintain momentum to continue to improve our service standards.
CW suggested that the Staff Briefing on the 12th May would be a good platform; it can be used as a key message and a theme for the briefing.  A letter outlining the offer of a reward should be sent to all staff.

PD informed the Board that he has seen an article within “Inside Housing” journal outlining that one of WNWhL was not wanting to secure any new contracts in social housing.

ALi requested confirmation that the full sum agreed in the financial settlement with the contractor would be received by WNWhL and not top sliced by LCC.  CW confirmed that WNWhL would receive the full amount; it is subject to a legal agreement, which goes through central finance processing and not Neighbourhoods and Environments.  CW stated that Neighbourhoods and Environments and other areas of LCC had helped greatly with the negotiations. 

CC pointed out that given the economic climate and the pressure on LCC for central government, there was always a chance that LCC may seek to draw funding back, but to date no suggestion or request had been made by LCC to this effect.
The Directors noted the update provided.


	CW



	5.
5.1

	Performance Section

For Discussion

Operational Performance Report

BK challenged why the average time taken to complete adaptations for medium priority properties was “none” on the Performance Summary for March 2010.  ABe stated that there were no medium priority adaptations for that period and that the low priority adaptations had been completed.
CC stated that the average re-let time for the year end is disappointing.  ABe stated that this had arisen from stacked voids being brought back to charge, resulting in the period of time those properties had been empty being included within the final figure.  Without the inclusion of the voids, the average re-let time is 20.2 days.  Performance has improved throughout the year, but there has been a continuing base number from the voids tracked throughout the year, the average re-let time is 27 days, including the long term voids.  Now that the majority of long term voids have been addressed, the position is much stronger; starting the new year at 25-30 days re-let times, over last year’s figures of 44-50 days.  The target time has been reduced, this has been looked at with RW; the target set with LCC is 50 days.
CC challenged the poor result of the high priority adaptations work.  ABe informed the Board that there had been 1 high priority adaptation during the period, which had been completed 20 days over the target.  Further analysis has shown that this had resulted from the customer requesting a delay, in the first instance, followed by the effects of adverse weather.
BC requested further information on non-decent homes and what was planned within the short-medium term to rectify the problem.  MV stated that the accuracy of the figures at year end are currently being looked at, as the asset management program was undergoing a data cleansing exercise and that work is being down with ICT to produce the actual year end position.  MV informed the Board that while the percentage of homes not decent would decrease, we wouldn’t be within target, but would be significantly closer.

BC commented on the ASB satisfaction level falling under target.  RW stated that a report is being presented to the next S&I Committee meeting.

KC requested further information on the analysis being undertaken with regard to tenancy turnover.  ABe noted that Kevin Bruce is due to present a report to S&I Committee on tenancy turnover.  Current analysis undertaken is finding ‘hot spots’ for high turnover – to street level, then correlating these results with reasons for moving.  This data can then be used to create appropriate support packages for areas, improving whole estates, leading to a reduction in turnover through the year.  RW stated that tenancy turnover is included within the report to S&I Committee on voids in May.   
The Board noted the contents of the report.

	

	5.1.1
	Complaints/ Compliments Report

BK asked for clarification as to why the “Issues” column is blank.  ABe stated that a full report, including issues, can only be run 10 days into the next working month.  The current report gives approximate numbers of cases, with 79% hitting performance targets and an increase of 30% in the number of cases received.
AB wanted further information on the complaints relating to staff attitude and conduct.  Do we know which staff are being complained about, are the complaints following visits with certain sites?
ABe agreed that any complaints about staff are a serious matter and are undergoing more analysis.  ABe stated there is a need to understand the issues and then they can be addressed appropriately.  If analysis shows that complaints are arising from conduct, attitude and/ or a lack of knowledge, this can be addressed in training.  If there is reoccurrence among certain individuals/ teams, this can be addressed at local levels.  

AB asked if there is any mechanism for ensuring all staff are wearing name badges.  CC stated that name badges would be an area to address.

CW stated that complaints arising from a housing office had a receipting method.  Currently, WNWhL contractors have a complaints process and service satisfaction forms; looking at wearing ID badges correctly, courtesy, politeness – the same rigour should be applied to our own staff.  The customer enquiry systems need more work; it is part of our company value “getting things right first time” and forms part of avoidable contact.  More detail needs to be brought back to the next Board meeting.
KC queried why estate inspections were a source of complaints.  ABe informed the Board that estate inspections can raise more issues, following an inspection; or it may be individuals who have been requested to change something following an inspection, e.g. their garden.

PD queried why Eagaheat had the greatest number of complaints among contractors.  NL informed the Board that Eagaheat had problems with their ability to supply parts, resulting in a delay in repairs and so an increase in complaints – especially over the winter months.
CC stated that there needed to be a better stock system in place.  PD noted that poor stock systems affected Eagaheat’s potential capacity and their general position as a contractor. 
NL noted that service satisfaction surveys are given with a receipt for all works carried out and that a separate survey is provided for gas repairs.

KC stated that he understood that the engineers Eagaheat use for servicing are the same as those used for emergencies.  If it is the same engineers being used then this will lead to capacity issues.
The problem Eagaheat have with not having sufficient parts to complete repairs is something that WNWhL have agreed to assist on, by profiling repairs to aid their stocking system.

MS queried what system Eagaheat use in comparison to what the previous team were using.  CW stated that the new owners of Eagaheat had employed one of the former employees to address and reduce the number of complaints.  The operations teams need to support the new work being undertaken and WNWhL will work with Eagaheat to assist.
BK noted that during the period covered by the report, there were a significant number of repairs completed and that in comparison, the number of complaints are relatively low.

CC stated that the reports for Complaints and Compliments needed more relevant high level detail; it is difficult for the Board to assist or challenge reports when there isn’t sufficient information.  Work needs to be undertaken with main contractors, to ensure that complaints they deal with on our behalf are transparent to us.  Future reports need to outline more learning experiences and provide more information on actions.

The Board noted the content of the report.
ABe left the meeting.


	ABe

ABe/PB

NL

ABe/PB



	5.2
	Financial Performance Report

LS highlighted the end of financial year 2009-10 positions, as a deficit against the £1.202 million against the management fee, £513k favourable against the revised budget.  Including the SCA surplus of £3.692 million results in £2.940 million surplus in the year.  LS noted the salary expenditure position of £183k favourable, due to:
· The budgeted pay award being greater than the 1% actually awarded
· Severance costs incurred in the year less than forecasted
· Temporary staff costs incurred being less than the budget value of vacancies in the organisation 
LS outlined the revenue repairs and voids expenditure, noting the over spend in emergency responsive repairs of £71k and void responsive repairs of £392k.  One of the responsive repairs contractors produced additional charges not projected for, which were produced at the year end.  Looking forward, monthly reconciliations are scheduled with repairs contractors; leading to better forecasting and modelling.
KC stated that many of the issues of this report were discussed at the Organisational Health Committee on 22nd April.

PD challenged the responsive repairs overheads extra charges.  LS noted that the responsive repairs had incurred more in capital than the voids.  PD noted that in the short term there are more voids.  LS stated that voids working beginning and have been agreed with the contractor engaged to undertake the work.  Moving forward, this will be built into forecasting.

PD queried that doesn’t properly impact on overall condition of properties.  LS confirmed there is no impact on the standard of work.

The Board noted the content of the report.

	

	6.
6.1

6.2

6.3
	Business Planning
For Approval

Prioritisation of investment works to 5M type properties
Please refer to the separate Confidential minutes
For Discussion

Managing Workforce Change Police – Update

Please refer to the separate Confidential minutes

LCC/ ALMO Draft Assurance Agreement
CW introduced the draft assurance agreement as a new way of working for governance between the ALMO and LCC.  
The cost of the internal audit work undertaken as part of the agreement is to be top-sliced from LCC’s HRA account, before distribution of the HRA Management Fee is provided to the ALMO.  

The agreement is seen as a positive step in relations between LCC and the ALMO in the performance of duties, strengthening the governance role of the Board.  Care needs to be taken to ensure that the agreement provides LCC with information that is fit for purpose and that the agreement does not hinder the role of the Board in its management of the ALMO.

It is envisaged that sections of the Performance Management Framework will be replaced by the agreement.  
The WNWhL 3 year Internal Audit programme is to be reviewed, to ensure there is no unnecessary duplication.  The agreement should be a great source of information, enabling optimisation of performance to provide the best benefits to customers.

CW stated that any views of the Directors would be taken to LCC in the forming of the agreement.

PD queried how records and actions progress from the agreement framework and internal audit – is this through Organisational Health Committee?

All audits should be report to Committee, to ensure that they have been seen before they are submitted to LCC, to ensure we have management control. 
CW informed the Board that there is no current information about consequences if targets are not met and there needs to be more information as to how the agreement will impact on WNWhL.  
The Board noted the contents of the report.

	

	6.4
	For Information
Future of Council Housing – Update
CW informed the Board that the project board had not met in some time, due to a number of factors.
1. Operational work by LCC and ALMOs, has been looking at the service offer to put out for consultation and to be costed.

2.  All the ALMOs are currently working together undertaking option appraisal work, to remain as 3 ALMOs, looking at a change in the current model to see how a new 3 ALMO system could best work.  Work starting in June will be looking at what is the best option – to stay the same, to alter the 3 ALMO system or to have a single ALMO.
3. The project sponsor has changed – Paul Langford is no longer involved, he has been replaced by Neil Evans.  

CW noted that Environment and Neighbourhoods have acquired an accountant to cost the various model options and that there will be further delays due to the General Election.  The Executive Board is unlikely to receive a report this year, but we can expect early 2011.

The HRA review information is now out for consultation, with the aim of coming out of the subsidy system.  The Council will explain this via a presentation to the Board in July.
CW stated that on a positive note, this does provide more time to get performance levels higher and provide a strong business case for a 3 ALMO system.

The Board noted the contents of the report.

	

	7.
7.1
	Strategy and Policy
For Approval
Board of Directors Code of Conduct
MS asked for the Board of Directors Code of Conduct to be deferred to the next meeting.
PB asked for the Directors to complete and return the Register of Interest form at Appendix 2.

	Directors

	7.2
	Board of Directors Expenses Policy
CC reminded the Board of the background to the Expenses Policy, noting that it was to recompense Directors for expenses incurred in their duties as Directors of the Board.  In the main the amounts are driven from LCC and cleared by HMRC and are applied to both employees and Directors.  The ALMOs have some discretion.  For example the inclusion of telephone expenses.
CC stated that this was a rather difficult paper as Directors would need to express an interest.  It is important for the Directors to receive appropriate recommendation from SMT, rather than try and determine anything ourselves.

[ Since the meeting, the Articles of Association have been checked and the following is relevant:

Article 29:

(3)
A Board Member shall not be treated as having an interest:

(a)
of which the Board Member has no knowledge and of which it is unreasonable to expect him/her to have knowledge;

(b)
in the establishment of a policy in respect of Board Member expenses payable pursuant to Article 29. ]

BC queried where mileage had arisen from and the levels.

PM stated that the mileage was set from LCC, where users had been requested to use their own vehicles for work purposes.

Ali noted that there were no mention of the KLOE boards within section 2.1 Approved Activities; within 2.3 Telephone there are no timescales for claiming; section 2.6 there is a grammatical error:
“Therefore toner, cartridges, paper or other relating stationery will not reimbursed” should read “Therefore toner, cartridges, paper or other relating stationery will not be reimbursed”.

PB noted that ENEhL do not have an expenses policy, but they have a paragraph within their Code of Conduct, but it does not contain details of what can be claimed.

CW stated that having a separate policy was good practice, as it provided guidelines and there is less chance for variation on how claims are handled.

BC requested that any amendments to the amounts claimable seek the approval of LCC; not as any amounts are large, but due to the attitude of claims to ensure transparency.

PB suggested that a level, or maximum level, be set. A single set amount is preferable, as it reduces officer time required to process requests, considering the low levels involved it would be overly arduous to cost individual phone calls and billing tariffs.

MS noted that costs had increased since the policy was set and that the expenses claimable should be increased to reflect this.  

KC noted that 2.3 Telephones has the expenses set to “cover telephone bills and internet use via a normal telephone line” and that this is generally not the case today, as technology has changed significantly.

CC noted that an aggregate amount for phone, internet and stationary costs could be used and suggested £7.50.

PB stated that stationary is not a claimable expense, as anything we expected printed out would be sent in hard copy, but we may send electronically to provide the information sooner.

CW suggested a ‘blanket payment’ provision should be passed through LCC, it is likely there would be no objections due to the amount concerned.

ALi requested timescales for claims to be made to be included, as there is currently nothing about retrospective claims.

PB stated a timescale can be put in, as well as technology terms changed, before the amended policy is sent to LCC.  The amended version will be electronically circulated to Directors prior to LCC approval being sought.
Recommendations:
The Board noted the report, and approved the mileage rate but left the areas asked to Pam to bring back to the next meeting after comment from LCC.

	PB

PB

PB

	7.3
	Designated Signatory Report
No additional comments were received.
The Board approved A Liptrot and P Dolan as Appointed Board Directors for Capital Scheme approvals for 12 months.

	

	8.
	WNWhL Key Achievements
No additional comments were raised.

The Board noted the contents of the report.

	

	9.
	Any Other Business
Donation by WNWhL to Leeds Credit Union
RW informed the Board that a report had recently been sent to all the Chief Executive Officers of the ALMOs, stating that Leeds Credit Union (LCU) is facing severe financial difficulties.
Leeds Credit Union and LCC have now requested a donation of £7k - £10k from WNWhL and other donations for the other ALMOs to fund the running of LCU for 3 months, while they look at options and deliver a recovery plan for the future of LCU.
Within WNWhL area there is a Credit Union Service Point in the Armley One Stop centre.  The funds can be sourced within the Service Improvement general budget, or from the underspend highlighted in the end of year financial report.  Supporting the LCU goes towards promoting financial inclusion as committed to within the Company Strategy. 

MS noted that the difficulties faced by LCU are unfortunate and queried if WNWhL could afford not to support LCU?
RW stated that the decision would affect the future of LCU, as well as our reputation as a managing agent of social housing with a commitment to financial inclusion.

MS asked for PB views.

PB noted that all credit unions are struggling in the current economically climate, careful consideration needs to be made before attaching ourselves to LCU.  PB also noted that some housing associations do choose to support credit unions, with a similar interest in the unions that WNWhL has.  PB stated that stipulations could be made with the donation and it could be stressed that it is a one off donation.
RW informed the board that the other ALMOs have been asked to make donations.

CC suggested the donation could be made through ESCROW to provide protection to WNWhL.

CW reminded the Board that LCC had requested a donation and that  LCU have undergone a number of senior management changes and have achieved milestones to target.  

KC asked if the money would be paid to LCC to manage or direct to LCU.  CW stated she did not know that detail.

KC noted that the credit unions are a good institution, which would be good to support.  If LCU enters into liquidation, lose £10k, however, customers can’t lose more.  PB noted that tenants would not lose savings in the case of liquidation.
ALi asked if LCU is a registered charity and what is the background to their previous poor history.

CW updated the Directors of the historic issues which had led to the current recovery situation.
ALi enquired if the funding would be a donation or if it would be returned.  CW confirmed the funding is a donation and would not be returned.  ENEhL have stronger links with LCU, with a more extensive branch network through their area and subcontracting work on bad debtors and this may be an option for WNWhL in the future.

RW noted the need to seek assurances that the donation would be a one off and potentially to receive business reports.

Recommendation:

The Board noted and approved the donation of a sum, amount as discussed above, to Leeds Credit Union, subject to the above discussions.

	RW

	
	Area Panel Budgets
ALi queried when the Area Panel budgets would be notified, as the Area Panels are unable to approve, or otherwise, any bids.
PB informed the Board that the budgets will be sent and notified by the end of the week.

Ali requested a copy of the budgets for the Directors.

CC requested the budgets to be sent electronically.

The Board noted the report.

	PB/LS

	
	Issues arising from Area Panels
AB commented that some areas requiring improvements are not receiving any bids at the Area Panels and wanted to know how to progress these problems.
CC advised AB to take any specific outstanding actions for areas to NL for progression.

The Directors noted the report.

	

	
	Board Training
CC stated that KH is to electronically circulate a document to Directors to ascertain dates for a business planning day, various training days and sessions throughout the year. 
The Directors noted the report.


	KH

	
	The meeting ended at 9.10pm

	

	10.
	Date and Time of Next meeting

Wednesday 26th May 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














Page 1 of 14
Page 9 of 14

