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Minutes of Meeting 

Meeting:	Board Meeting
Date:		Thursday, 23 September 2021
Time:		6.00pm
Venue:	Via videoconferencing on MS Teams 

Present:
	
	Naomi Barrand
	Dave Lakin
	  Harjit Sandhu 

	Tim Bolton
	Nicky Mellings
	  Hayley Smith

	Victoria Dingle
	David Mody
	  Kate Wareing

	Jennifer Ekelund
	Peter Nkum Jnr
	   



Apologies:
 	 
Lucy Weston			Lee Hayward

Also in attendance:

Nasreen Hussain, Director of Finance and Resources
Jude McCaffrey, Interim Director of Housing and Communities 
Craig Dransfield, Head of Development
Marisa Elliott, Governance and Regulation Manager & Company Secretary

Announcements

In the absence of the Chair, Harjit Sandhu agreed to chair this Board meeting.

Declarations of Interest

The Directors of SIB Property Ltd declared an interest in item 5b, the SIB Property Board Minutes.

Dave Lakin declared an interest in item 9, the Setting up a Commercial Joint Venture Development Company.

	1.  Election of Chair of the Board

The Company Secretary invited nominations for Chair.  It was proposed, seconded and agreed unanimously that Lucy Weston be re-elected as Chair for a further year.

Resolved:
 That Lucy Weston be re-elected as Chair of the Association.

2.	Election of Vice-Chair of the Board

The Chair invited nominations for Vice-Chair.  It was proposed, seconded and agreed unanimously that Victoria Dingle be elected as Vice-Chair.
 
Resolved:
That Victoria Dingle be elected as Vice-Chair of the Association.

3.  Co-optees, Shareholding Members and Current Membership
Position

The Company Secretary took members through the report.  It was proposed, seconded and agreed unanimously that Dave Lakin be co-opted to the Board.  It was proposed, seconded and agreed unanimously that Mark Cole be co-opted to the Audit and Risk Committee.

In accordance with rule C16.9, a shareholder will cease to be a shareholder where that person has been a Board member and then ceases to be a Board member, unless resolved otherwise by the Board.  Victor Breach and Nasreen Razaq Al-Hamdani have retired from the Board.  They have both indicated that they wish to remain shareholding Members.   

She asked members to note that the Personnel and Remuneration Committee has approved 843 applications for membership.  The Committee has deferred 55 and declined 3 applications.  Soha also had 24 existing shareholders (comprising current and ex-Board members).

The Company Secretary also asked members to note that since becoming a mutual association, 88 people are no longer Members.  This is due to Members no longer being Soha residents or having passed away or resigning from membership. The total number of shareholding Members as at 16 September 2021 is 779 of which 55 are staff (just under 7% of the total number of Members). 

Resolved:
 That:
 1.  Dave Lakin be re-elected as a co-opted member of the Board;   and
 2.  Mark Cole be re-elected as a co-opted member of the Audit 
and Risk Committee; and
 3.  Victor Breach and Nasreen Razaq Al-Hamdani remain shareholders; and
 4.  Note the remainder of the report.

4.	Committee Membership and Election of Chairs of Committees

The Company Secretary presented the proposed Committee membership, Chairs of Committees and Finance portfolio holder list.   

The Chair proposed that Harjit Sandhu be re-elected as the Chair of the Audit and Risk Committee. This was seconded and agreed. 

The Chair proposed that Jennifer Ekelund be elected as the Chair of the Personnel and Remuneration Committee.  This was seconded and agreed.

The Chair proposed that David Mody continues to have responsibility for the Finance portfolio.  This was seconded and agreed.

There were no other proposed changes to Committee membership or roles.

Resolved:
	That the Board approves Committee membership, Election of Chairs of Committees and the Finance Portfolio Holder role. 



5a.  Approval of Minutes

The minutes of the Board meeting held on 22 July 2021 were approved.

Resolved:
That the minutes of the Board Meeting held on 22 July 2021 be signed as a true and accurate record.

5b.  SIB Property Board Minutes

The Chair of SIB Property asked members to note the minutes of the meeting held on 22 July 2021.  No questions were raised.

Resolved:
That the Board notes the minutes of the SIB Property Board meeting.

5c.  Personnel and Remuneration Committee E-decision

The minutes of the Personnel and Remuneration Committee E-
decision meeting held on 31 August 2021 were noted.

Resolved:
That the Board notes the minutes of the Personnel and Remuneration Committee E-decision meeting.

6.  Matters Arising 

Item 116 – Matters Arising (Development Update)

The Head of Development confirmed that the cost of retrofitting homes to achieve net carbon zero had been added to the Development Update report at item 11.

Item 123 - Risk Register Review including Risk Management                
Statement of Approach                    

The Director of Finance and Resources confirmed that the wording had been reviewed in the Risk Register and will be discussed by the Audit and Risk Committee at their next meeting.

Reports

7.  Action Tracker and Wallboard Ideas

Action Tracker

Item 92 – Update on Domestic Abuse Cases

This item is due to be discussed at the Board meeting in November.

A member enquired if we were able to identify cases of residents trapped in abusive relationships with disabled children as part of our domestic abuse work.  The Interim Director of Housing and Communities advised that, to his knowledge, we haven’t identified anyone but agreed to consider this further.

Wallboard

It was noted that the item on Personal Emergency Evacuation Plans is on the agenda later, but the Interim Director of Housing and Communities agreed that it was important to make residents aware of evacuation plans through a variety of communications.  He highlighted the recent articles in Hometalk and Tenants’ Times as examples of this.

The Interim Director of Housing and Communities provided members 
with an overview of how the scheme for financial packages for white goods could work in practice.  He advised that he is aware of three organisations who currently operate recycling/upcycling furniture schemes – Oxford City Council, Sovereign and Salix Homes.

The Interim Director of Housing and Communities advised that it is allowed as a service charge within HB calculations provided it isn’t ‘excessive’, although there is no definition of what excessive is and is subject to the decision of the relevant authority.  He explained that this scheme wouldn’t be suitable for those on affordable rents as the service charge is absorbed into the overall rent, so Soha wouldn’t be able to cover the costs of the scheme through a service charge.  

He suggested that we continue to use the Hardship Fund for these types of requests and in the meantime, he will investigate an upcycling scheme through a third-party organisation.

This was agreed but members asked for this item to remain on the Wallboard.

 Resolved:
	That the Board notes the update.



8.  CEX Key Issues Update 

The Chief Executive provided an update on key external trends, internal issues and our ongoing response to Covid-19.

External Operating Environment

1. Covid-19
The Chief Executive advised that the Government has suggested a potential ‘firebreak’ which may extend the length of the current half-term at the end of October.  Changes to measures during winter may mean a return to working from home and we will continue to monitor any further announcements.

2. Inflation
The Chief Executive advised that inflation is predicted to increase sharply and is already impacting on our own cost base.  We will need to carefully consider our approach to rent setting for next year as we are able to increase rents by up to CPI + 1% for renters and by up to RPI + 0.5% for shared owners.   

She explained that this coincides with significant rises in energy bills and the loss of the £20 uplift in Universal Credit combined with other financial pressures.  We will therefore need to be mindful of the reputational impact on setting high rent increases for next year. 

A member asked for consideration to be given to the increase in 
service charges alongside rent increases.

The Director of Finance and Resources agreed to circulate a briefing note on CPI vs RPI. 

3.  Universal Credit Uplift Ending
As mentioned above, the temporary uplift of £20 per week in UC will be scrapped at the end of September.  We are aware that this will be very difficult for some of our residents.

4.  New Housing, Communities and Local Government Minister
The Chief Executive advised that Michael Gove has been appointed as the new Secretary of State for Housing, Communities and Local Government.  This has been viewed as positive for the sector as he has a reputation for delivery and is a well-known political figure.

5. Homes England Delivery Partners
The Chief Executive advised that Homes England has chosen its new strategic delivery partners.  There are many consortia arrangements, although none are in Soha’s area of operation.  

6. Fire Safety Act
The Chief Executive advised that the bill has not yet been passed despite a lot of coverage in the housing press.  She advised that Soha is well placed to meet the new requirements as these are already built into our specification for the Fire Risk Assessment works.

7. Consumer Regulation Review
The Chief Executive confirmed that the Regulator has published its review into Consumer Regulation and includes case studies and lessons learned.  

Internal Update

1. Covid-19 
The Chief Executive advised that we continue to provide a full service and have been back to full compliance with gas servicing since the end of May.  However, one service will go overdue this month as the household is self-isolating.

The Chief Executive advised that we are moving towards a hybrid model of working.  The expectation is that staff will carry out home visits, work from the office to provide cover and meet with colleagues but also have the flexibility to work from home if this is the most suitable place for them to deliver their work.

2. Contractor Performance and Inflationary Pressures
The Chief Executive advised that we’ve received requests from three of our contractors for uplifts in contract prices as a result of the steep increase in the costs of building supplies.  She advised that we are taking an open book approach and negotiating increased rates in some areas, but this will be time limited and will be closely monitored.

The Chief Executive also highlighted the issue of recruitment and retention across many of our contractors.  Again, we are monitoring the situation, but we are not expecting it to ease very quickly.  We may need to re-arrange or pause some planned maintenance works.

3. NHF Engagement and AGM
The Chief Executive advised that she had met with Kate Henderson, the Chief Executive of the NHF earlier this week as part of their plans to engage with members and gain insight from across the sector.

The Chief Executive asked the Board to approve the Governance and Regulation Manager as the authorised representative from Soha to attend the NHF’s AGM and future meetings.  This was agreed.

4. Update on LIBOR/SONIA
The Chief Executive advised that we have to transition from LIBOR to SONIA by 31 December when LIBOR ceases to exist.  The transition impacts on the variable rate which we have with three lenders.

She advised that our legal advisors are working on the documentation from the lenders and as we need to complete the transition arrangements prior to the next Board meeting, we will be asking for approval via an e-decision.

5. External Influencing
The Chief Executive advised that she has met with John Howell and will soon meet with Annaliese Dodds to continue building relationships with our local MPs.  

We’ve also been involved in presenting at a HQN event on migrant homelessness, meeting with the Minister for Rough Sleeping and a roundtable discussion on developing measures for influencing housing policy.

6. Royal Scot House - Refurbishment
The Chief Executive advised that refurbishment of the first floor has commenced and is due to complete in mid-November.  The contract for fit out works has been awarded to Oxford Office Furniture.

7. Organisational Development Strategy
The Chief Executive confirmed that we have started work to produce an Organisational Development Strategy encompassing structure, business processes, skills and reward.  The strategy is aimed at 
equipping us to deliver the ambitions in the Corporate Plan.

The detail in the strategy will be shared with the P&R Committee and Board as it develops.

8. Sydenham Grove SIB Market Sale Properties
The Chief Executive advised that all properties have been reserved and the total sales value realised is £210k higher than assumed in the scheme appraisal.

9. Staff Conference
The Chief Executive confirmed that the Staff Conference will take place on 24 September and is the first time in two years that all staff will have been together in person.
 
10.  Communications Update
An update was provided as shown in Appendix A of the report.

11.  Soha’s 25th Birthday
The Chief Executive advised that we will shortly be launching a community arts project called ‘Playing with Words’ to celebrate Soha’s 25th birthday.  There will be several workshops and events leading up to a performance on 28 July 2022 at Cornerstone Arts Centre in Didcot.  More details will follow.

12.  Soha’s New Website
The new website is due to launch on 4 October.

13.  See the Person Campaign
The Chief Executive advised members of an issue with the See the Person campaign.  Currently, there are two groups of individuals claiming to be the lead for the campaign with no clear way forward at present.  Soha holds the funds and has done so for a while but we are concerned about who we take instructions from.  We are clear that if no resolution is found, we will return funds to individual sponsors.

The Chair then invited questions from members.

A member enquired if staff are expected to take regular lateral flow tests.  The Chief Executive confirmed that we ask staff to take a test before coming into the office, although this is done on trust and the result of the test isn’t required to be shown.

A member asked for more detail on people considered to be migrants or those with no recourse to public funds.  The Interim Director of Housing and Communities advised that they are unable to hold a tenancy.  Instead, we lease properties at a peppercorn rent to organisations like Aspire who will set up licences with the individuals.  We are already supporting people from Iraq in this way.
Resolved:
	That the Board notes the update.



9. Setting up a Commercial Joint Venture Development Company

The Chief Executive presented the report to ask the Board to approve Soha entering into further discussions with two other housing associations about the potential to create a joint venture development company.

STRICTLY CONFIDENTIAL

Confidential items were discussed.  Further information is contained within the Confidential Minutes.

Resolved:
	That the Board gives in principle approval for the development of a joint venture development company.



10.  Equality, Diversity and Inclusion (EDI) Strategy               

The Interim Director of Housing and Communities presented the report and asked the Board to approve a new EDI Strategy. 

He took members through some of the key actions delivered in the last strategy including establishing housing led services for rough sleepers and the homeless, becoming a dementia friendly and disability confident organisation and forming partnerships to support young people leaving the care system and to meet the needs of small group of people with no recourse to public funds.

The Interim Director of Housing and Communities advised that eight actions weren’t completed with the majority of these in relation to data.  However, we have included data as one of the key aims to deliver in the new strategy alongside embedding the importance of EDI in business processes and throughout the staff team, fostering good relationships and promoting cohesion within our communities, ensuring our services and accessible to all and making the best use of people’s talents, perspectives and insights.

It was noted that the action plan was clear but that communication with all audiences is key to achieving the aims of the strategy.  

A member felt that tone of voice/culture was missing from the strategy.  The Interim Director of Housing and Communities agreed to consider this further to review how it could feed into the strategy.

A member enquired about diversity in our contractors and if there was 
a way for Soha to influence this.  The Interim Director of Housing and Communities advised that all contractors are asked to provide a copy of their own EDI Policy but suggested this was an area for the SLT to consider in more detail.

A member suggested that we use Soha’s 25th birthday as a way to collect data from our residents called the ‘Soha census’ with a tagline of ‘we would like to know who we are’. 

Resolved:
	That the Board approves the new EDI Strategy.



11. Development Update                                                             

The Head of Development presented the report to update the Board on progress since the last meeting.

He asked the Board to approve a S106 scheme with Pye Homes at North Radley.  The scheme comprises 84 affordable units with 63 for affordable rent and 21 for shared ownership.  It generates a positive NPV.  He advised that even with retrofit costs of £20k per unit, this site will still generate a positive NPV.

It was noted that this is a large scheme (there are 240 units in total), and completion of the first home is estimated to be about two years away.

The Head of Development then asked the Board to approve a new shared ownership appraisal assumption model.  He advised that Homes England is introducing some changes to the shared ownership model which may have a financial impact on Soha.    He summarised the changes as follows:
· Minimum initial equity stake reduced from 25% to 10%
· 1% gradual staircasing 
· 10-year maintenance liability for structural components
· 10-year liability for day-to-day maintenance

The Head of Development advised that the new model would apply to schemes that obtain planning permission after 28 December 2021 or if there has been significant pre-application consultation after 28 March 2022.  He confirmed that all current Soha schemes on site or Board approved will be delivered using the old model and assumptions.

The Head of Development proposed that the new assumptions should be implemented from tomorrow, 24 September, as we are looking at schemes now which will obtain planning permission next year.  He also asked the Board to approve an additional administrative allowance of £333 per property per annum and an additional maintenance allowance 
of £100 per property per annum. 

The Head of Development also proposed that we review the assumptions once we have handover of approximately 60 units using the new model to ensure our figures reflect accurately what we have experienced.

A member asked if the increase in the administrative and maintenance allowances will make a difference to our pricing.  The Head of Development advised that it wouldn’t be significant as the additional costs are reasonably minimal in the overall model.

It was noted that regular conversations are taking place with all the teams involved to ensure that the new processes will be ready by the time that the first unit is handed over. 

Resolved:
	That the Board approves the site at North Radley and the new shared ownership appraisal assumptions.



12.  Moving Away from Starter Tenancies

The Interim Director of Housing and Communities presented the report to ask the Board to consider moving away from starter tenancies.

He advised that Soha currently uses Starter Tenancies for all tenants new to Soha which takes the form of a twelve month Assured Shorthold Tenancy (AST).  On successful completion of the twelve months, this is then converted to a lifetime tenancy.  He explained that an AST can be ended by serving a Section 21 notice, although the courts are not keen to allow this without a court hearing.

The Interim Director of Housing and Communities advised that Soha tends to use Section 21 appeal hearings to agree alternatives with an individual, rather than end a tenancy.  This method has been so successful that it has been mirrored for use with lifetime tenants.

He advised that the Renters’ Reform Bill is proposing that S21 notices should be removed from statute which may potentially affect our ability to end Starter Tenancies.  It was also noted that by granting a lifetime tenancy, this may support a greater buy-in from new tenants alongside the ability to join as a shareholding Member of Soha from the start.

Resolved:
	That the Board approves the proposal to move away from Starter Tenancies from 30 September 2021.



13.  Rent Setting Policy and Procedures    

The Director of Finance and Resources presented the revised policy and procedures.  

She advised that although this policy isn’t due for review until 2024, it was noted that the procedures were no longer relevant.  The policy hasn’t been amended.

No questions were raised.

Resolved:
	That the Board approves the policy and procedures.



14.  Annual Review of Modern Slavery Statement

The Governance and Regulation Manager presented the report and asked the Board to approve the revised Modern Slavery Statement for 2021.

No questions were raised.

Resolved:
	That the Board approves the Modern Slavery Statement 2021.



15.  ASB Strategy Update including Review of Action Plan

This report was for information only and no issues were raised.

Resolved: 
	That the Board notes the update.



16. Update on Personal Emergency Evacuation Plans for General Needs Residents

This report was for information only and no issues were raised.

Resolved: 
	That the Board notes the update.


 
17. Code of Conduct – Housing of an Employee

This report was for information only and no issues were raised.

Resolved: 
	That the Board notes the update.



           18.  Any Other Business

None.

19.  Date of Next Meeting

The Board Away Day is being held on Friday 1 and Saturday 2 October 2021, commencing at 6.00pm on the Friday at Donnington Grove Hotel, Grove Road, Newbury, Berkshire RG14 2LA

The date of the next Board meeting will be Thursday, 25 November 2021 at 6.00pm via MS Teams.
101a.
The meeting ended at 8.10pm.


Signed:_________________________


	
Date: ________________
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