Redacted as Confidential and Commercially sensitive

Plymouth Community Homes Board
Microsoft Teams
20th May 2021 at 5pm
Present:
Debbie Roche (DR) (Vice Chair) - Chairing meeting
Simon Ashby (SA)
Graham Clayton (GC)
Lavinia Porfir (LP)
Liz Nicolls (LN)
Graham Stirling (GS)
Maddi Bridgeman (MB)
Valerie Lee (VL)
Julie White (JW)
In attendance:
John Clark (JC) Chief Executive
Nick Jackson (NJ) Director of Business Services and Development
Carl Brazier (CB) Director of Homes and Neighbourhoods
Belinda Pascoe (BP) Head of Governance
Charlotte Edwards (CE) Head of Strategy, Performance and Policy – part
Leanne Eastwood (LE) Governance Officer – Minutes
Apologies:
Gill Martin (GM) Director of Corporate Services
Nick Lewis ( NL) Chair
1.

Welcome and Introductions - Confirm Quorum
The meeting started at 5:00pm
DR welcomed everyone to the meeting, which was confirmed as quorate. All
Board members had been given the opportunity to ask questions before the
meeting via email with responses being circulated to all Board members
ahead of the meeting and forming an appendix to these minutes. Amended
versions of the relevant questions are included within the minutes for brevity.

2.

Apologies for Absence
Apologies for absence had been received from GM & NL

3.

Declarations of Interest
The guidance on declaring an interest was noted as there were a number of
standing declarations- additional declarations had been provided to the
governance team which were not relevant to these papers.

4.

Minutes of the Previous Meeting: 25th March 2021
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The minutes from the meeting on the 25th March 2021 were discussed, and it
was confirmed that the minutes were a correct record of the meeting and that
they could be electronically signed by the Chair.
5.

Redacted written resolutions of Previous Meeting: 25th March 2021
The proposed redactions were reviewed and these were then approved by the
PCH Board these will be published on the PCH Website in line with the PCH
Transparency policy.

6.

Matters Arising
There were no matters arising.

7.

Minute Action Log and Resolution Tracker
The Minute Action Log and Resolution Tracker were reviewed and it was
agreed that dates for completions for actions from the Away day report would
be confirmed for the July board meeting.
The following questions were raised and answered:
Minute Action Log 79/03/21 What are the implications for PCH following
the change of leadership at PCC.
It is too early to say what the implications on PCH of change in political
leadership will be. We will look to meet with the new administration at the
earliest opportunity to assess their appetite for the existing arrangements or
to extend/accelerate them.

8.

Decisions since last meeting
There have been five Efficient Decisions made since the last meeting which
were:
1. Shareholding Membership for Nigel Pitt – 8th April 2021
2. PCH Manufacturing Services Chair Extension, GS – 19th April 2021
3. Appointment of the new Chair of Development Committee, JW – 20th
April 2021
4. Appointment of Temporary Company Secretary – 30th April 2021
5. Rent Setting/Affordable Rent – 5th May 2021

9.

Briefing papers since last meeting
There have been no briefing papers since the last meeting.

10.

Chairs Urgent Business
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In the interests of transparency the chair updated the rest of the board on a
confidential matter relating to the -potential opportunity to acquire additional
stock in the Plymouth area.
11.

Committee Minutes Circulated
Development Committee – 18th March 2021
Audit and Risk Committee – 11th May 2021 -

12.

Development Committee Chairs Update (13th May 2021) - including items
which are being brought to this meeting for Board information
JW presented her update to the board as the new Chair of Development
Committee.
The committee where given an update on the Silver Hill’s joint venture which
was progressing well and it was expected that the first properties would be
ready for handover in Feb 21.
The format of the Development update was undergoing a review and some of
the first changes were included in the report presented this evening. Lots of
great news within the Development programme -however particular note
should be made of the performance against the Homes England targets which
PCH had achieved in all but one area on unit handover- this was
understandable due to the Covid pandemic. Whilst there had been some
delays to S/O handovers the sales receipts far exceed that which was
projected within the business plan.
The Committee reviewed the Development Risk Register and included a new
risk to be managed relating to the concern that we would not be able to identify
enough new sites to deliver on the 2022/2025 Development programme with
the post Covid land boom.
The Annual Resident Design Survey Feedback was presented to the
committee which saw a decrease in PCH’s overall score to 84.5% of residents
being satisfied or very satisfied with their homes. This decline against the
93.2% average was partially due to low scoring S106 projects which pre-dated
the adoption of the minimum specification for properties which the Dev com
approved in 2018.

12.1

Redacted as Commercially sensitive Development Update and KPIs
The development update was provided to the board to enable them to monitor
progress across all PCH Development programmes this had also been
reviewed at Development committee on the 13 May 2021.
Since the report had been published confirmation was given that the unsold
flat at Chaucer way had been converted to rental and there are now 17 unsold
properties with 6 currently going through conveyancing.
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The following questions were raised and answered:
What can be done about the shortfall in apprenticeships with Kier given
that they look unlikely to meet the target?
PCH have brought this issue up with Kier both at site level and with the SW
Director. Much of the reason for this non-delivery is undoubtedly due to the
impact of COVID but the protracted sale of Kier Living and lack of staff must
also have played a part. Last week, together with Kier, we met Planners and
have agreed an action plan which includes two open days to attract new
applicants. Kier is also reviewing which apprenticeships they have had
actually working on site and are considering directly providing further work
experience placements. Contractually we have limited scope to enforce these
requirements but are actively investigating options with Employers Agent.

The PCH Board noted the Development Update and KPIs.
13.

Customer Focus Committee Chairs Update (7th May 2021)
LP updated the Board on the recent CFC meeting which had received an
update on Regeneration/Asset Management performance. One of the areas
that had been highlighted was the 134 outstanding actions from the Fire Risk
assessments which related to leaseholder property fire doors. There were a
number of reasons for this such as unable to gain access or the Leaseholder
has sub-let the property and lives elsewhere, sometimes not locally. Board
member will recall from our recent briefing that PCH do not have a legal right
of entry initially.
The Committee were also updated on the modernisation works that have
been completed at Teats Hill and Frankfort Gate. It was discussed and
agreed that consideration would be given to explore the possibility of
conducting surveys with residents prior to embarking on a modernisation
project in their community and upon completion to measure satisfaction.
The survey could support the objective in tackling social housing stigma and
assist in measuring social value.
The Resident Review process has been continuing and the Steering group
have identified the next topic for review PCH Contractors – Review
communications between key PCH contractors and residents – are there
issues and how could this be improved?’
There had been an update on the MyPCH portal which had now had sign
ups from 45% of residents (the target remaining at 60%)

14.

Redacted as Commercially Sensitive. PCH Manufacturing Services
Chairs Update (12th May 2021)
The PCH Manufacturing Services Board was held on 12 May 2021.Whilst
this was a regular meeting where PCHMS Board members received a
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financial position statement and progress on collecting outstanding debts the
focus was also on agreeing to take the next steps in liquidating the company.
The current forecasted shortfall was £252k and Board members will recall
that the Insolvency Practitioner estimated this could be in the region of
£450k in a best case scenario.
So much had been done to reduce this in the best interests of PCH Ltd and
agreements have been made with most of the outstanding debtors. This
includes the principle of PCH backing the PCHMS warranties on homes
owned by PCH but not on those it does not own. This should protect PCHMS
from counterclaims in the liquidation which also protect PCH as the only
know creditor.
As progress on collecting debts continues the main and largest unresolved
debtor is Mi-Space mostly for work on the Mount Wise Towers but also for
other contracts including those on non PCH homes. Mi-Space are
particularly raising concerns about increased liabilities on their side if
PCHMS warranties are not backed in some way, even on previously
completed schemes. It is therefore accepted that it may be in PCHMS and
PCH’s best interest to reach an agreement for a lower level of debt to be
paid if Mi-Space agree not to make claims in the liquidation.
The Board agreed that steps should continue to be taken to resolve the
position with Mi-Space but that this should not delay the liquidation process.
PCHMS Board members considered external legal advice and were briefed
on the next steps for liquidation of PCHMS Ltd. The board agreed for the
appointment of Richard Smith and Company to carry out pre-liquidation
work, and then act as liquidators once formal resolutions are passed for
liquidation. Any outstanding debts at the point of formal appointment will be
the responsibility of the liquidators to resolve.
The PCHMS Board will meet again in due course (likely to be 3 to 4 weeks)
to consider the formal resolutions to commence liquidation and make this
proposal to the PCH Board as the sole member (owner) of the company.
Further details of the steps are included within the Board papers of the
meeting.
15.

Audit & Risk Committee Chairs Update (11th May 2021) - including items
which are being brought to this meeting for Board approval
LN provided and overview of the Audit & Risk Committee meeting which took
place on the 11 May 2021. A draft copy of the minutes for this meeting were
included in the board pack however it was important that Board members are
aware of the two items which are being brought to board for approval this
evening which have been reviewed in detail by the committee.
The committee had also received a comprehensive update on Fire Safety
management the report highlighted the areas of progress achieved to date,
and other fire safety measures underway within PCH stock. The report
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outlined the legal duties placed on PCH under the Fire Safety Order (FSO)
2005 and the Housing Act 2004.
Mazars also attended the meeting to present the annual Internal Auditors
report which concluded that PCH have in place an appropriate framework for
identifying, evaluating and managing risks faced by the organisation. It was
also noted that the recommendation implementation rate had risen to 70% for
2020/21 – whilst this felt short of the 85% target which Mazars felt constituted
best practice it was understood that the outstanding 6 recommendations were
of a minor priority therefore not vastly consequential to the organisation at this
time. It was noted that recommendations were implemented within the context
of COVID-19 challenges which resulted in a prioritisation of actions in some
cases.
15.1

Internal Controls Assurance
BP presented the Internal Controls report to the Board approval. The Internal
controls framework was presented to the Board annually following scrutiny at
Audit and Risk Committee.( 11 May 2021)
The report is intended to highlight any control weaknesses, and provide
assurance to the Board that effective internal controls are in place in the
Association.
The following questions were raised and answered:
Will there be an opportunity to review skills training for NED’s?
Yes absolutely – we will review learning and development for Board
members and report back
An amendment was made to the assurance level for Treasury management
on page 9 which should read substantial.
Do we know how many attempted frauds have been identified in the
past by PCH staff directly?
Potential fraud cases can be identified by residents, PCH staff, PCC and
partner agencies. Our records confirm that since 2015 we have investigated
and closed 74 sub-letting fraud cases, 62 non occupation fraud cases, 49
benefit fraud cases, 14 allocation fraud cases, 2 mutual exchanges and 6
tenancy succession fraud cases. We currently have 15 benefit fraud cases,
13 sub-letting cases, 14 none occupation cases and 1 Right to Buy case
under investigation.
Which are the most important actions put in place to prevent tenancy
fraud? Pre- Tenancy assessments and checked confirm application facts.
We have a dedicated fraud reporting email that is available on our web site
which is duly monitored and information is then reviewed by the housing
teams
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Do Housing Officers have an active role into this as they are the ones
who know the tenants from their area?
Yes- Housing teams receive in-house and corporate training relating to
tenancy fraud. Housing officers complete the initial investigations prior to
making an official fraud referral to Devon Audit Partnership (DAP) .PCH
meet with DAP every six weeks to discuss current cases, seek advice and
support. Enabling DAP to progress criminal prosecutions in relation to Social
Housing Fraud. There are two Housing Officers who are PCH’s Tenancy
Fraud Champions.
We provide awareness on tenancy fraud for residents and we have
published articles within In Touch magazine and reported on numerous
cases work on our social media and web page.
Financial Regulations & Delegations were last comprehensively
reviewed in 2016 and CSO in 2018. Confirmation was provided that We
keep these under regular review and update as required. Updates for
delegations and CSO will be coming during 2021

MS

Whistleblowing policy was last reviewed in 2016 and has been identified
(through the implementation plan for the new Code of Governance) for
review. Normally this would go to ARC for approval, but it can certainly be
reviewed at Board.

BP

Resident Scrutiny: Confirmation was provided that The Scrutiny Steering
Group have been meeting since November following the recruitment of three
new members. As a result of a long listing exercise that the SSG completed,
tenants were encouraged to vote for the next scrutiny topic – with
Interactions between PCH contractors and residents being selected as the
topic for the next review.
The PCH Board:
1) Noted that the Audit and Risk Committee discussed this report at its
meeting on 11th May 2021
2) Accepted the contents of this report as assurance of the effectiveness of
the internal controls framework
15.2

Compliance with Governance and Financial Viability Standard
BP presented the report which aimed to provide assurance to the Board
regarding compliance with the Governance and Financial Viability Standard.
The Board is required (as part of the standard) to certify compliance with the
standard in the annual accounts.
The report included a number of appendices which explained in more detail
how the various aspects of the Governance and Financial Viability standard
are met.
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The report and appendices were scrutinised by Audit and Risk Committee on
the 11th May 2021 and can provide assurance that the Association complies
with the Standard. The committee also recommends that the Board certifies
compliance in the PCH annual accounts for 2020/21.

At the meeting the following was discussed:
The changes within the new adopted code of governance were discussed in
particular the requirement for Equality Diversity and Inclusion to be actively
managed at board level and how we envisage this to look.
The ED&I strategy for the organization was in the process of being reviewed
and within this there will sections relating to the board including its own
diversity and the role of the board in delivering the strategy. The terms of
reference for the remuneration panel have been expanded to include this and
once the strategy has been approved there will be a much broader discussion
around this.
PCH has been part of the NHF’s current national and regional work in this
area so that providers can understand what this means in practice and how
we will deliver the requirement.
The PCH Board:
1) Assured itself that PCH is compliant with the Governance and
Financial Viability standard
2) Agreed that it can certify compliance in the PCH annual accounts for
2020/21
16.

Redacted as Confidential Q4 (Year-end) Management Accounts
NJ presented the draft outturn position to 31st March 2021 prior to statutory
and other late adjustments. In July the Board approved a revised budget for
2020/21 based on the June forecast, to take account of the impact of Covid.
The operating surplus was £9.8m, c£6m better than the revised budget.
Overall turnover was £0.7m better than the revised budget, with rent net of
voids £0.4m better. There was a significant reduction in expenditure for the
year with operating costs being c£5.4m below the revised budget. Included in
the operating costs was the Manufacturing internal under recovery / closure
costs of £2.2m.
We received furlough grant of c£0.9m for staff unable to work at home
between March and August 2020. We utilised £0.4m of the contingency for
non-employee costs relating to Covid, and charged £0.3m to capital (IT Kit).
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All centralised costs will be allocated to service areas in the Statutory
Accounts.
The current charge for the provision for bad debts was provisional and
included at £700k (same charge as in 2019/20) until a full assessment had
been finalised. Work is still being undertaken to assess the level of risk of
non-recovery of debts in a number of areas.
Shared Ownership sales generated a surplus of £0.5m for the year.
Most capital budgets were also revised based on the June forecast, with the
Development budget revised based on the July forecast. Capital expenditure
for the year is c£21.6m compared to the revised budget of £45.3m and reflects
both major repairs and development sites being closed through the first
lockdown and hampered through the 2nd and the 3rd lockdown. £12.5m of the
risk/opportunity contingencies within development was not required.
The net debt of £96.2m at 31st March 2021 was £25.3m less than the revised
budget.
There are no forecast breaches of the loan covenants with headroom of
c£11m on the tightest revenue covenant. The Golden Rules and Financial
Strategy aims are met at 31st March 2021
The following questions were raised and answered:
Could we get an update on likely level of bad debts - recognising that
there is still work to be finalised.
The review of outstanding debt concluded in early May. Overall gross debt
has increased from £3.1m to £3.7m. Our calculation (based on agreed %
with our external auditors) shows that the provision needs to increase from
£2.4m to £2.7m. Therefore the provision charge to the I & E (SOCI) within
the Statutory Accounts will be £332k – compared to March 20 stats level of
£686k and March Management Accounts assumption of £700k.
Could you provide clarity on leaseholder adjustments.
Some of the costs of refurbishing the Blocks relate to assets held on long
leases by leaseholders. These costs cannot be capitalised and are in the
first instance transferred to revenue. They will be charged to leaseholders
according to their lease which (may not cover all the costs) with these
charges included in income when they are invoiced.
Should we be concerned at the lower than programmed numbers of
electrical repairs when we are likely to be back on track.
We do not need to be concerned as we currently meet the requirement of
10yr testing. At present, we have (1320) periodic electrical inspections to
catch up from April 20/21 year and the annual amount due for the rest of the
financial year (2600). We have taken on additional contractors and have
programmed to complete 85 electrical tests per week to ensure that we are
back on the 5 year cycle by the financial year-end. The issue, as always, is
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gaining access which is always more difficult with cyclical inspection &
maintenance works. This coupled with delays in the courts may impact on
our ability to deliver all of the inspections that are planned. We will of course
ensure that we take reasonably practical steps to gain access prior to
escalating to legal action.
When do we expect to substantially reduce some of the Covid related
work on voids? Once the Government guidance on social distancing
changes – we are next due to review the void process end of June / early
July.
Can you clarify if we able to bid for new build for single homeless
people, or are we restricted to buying on the open market?
Yes, although because the associated revenue funding is only available for
the first 4 years (we are in year 2 now), due to the delay inherent in
delivering new build, it means off the shelf type purchase is the most
effective approach.
At the meeting the Board acknowledge that this had been a challenging year
and therefore the revenue achieved in relation to Rental, leaseholder income
and share ownership sales during this period should be commended.
The PCH Board noted the draft outturn to 31st March 2021 prior to statutory
and other late adjustments.
17.1

Redacted as Confidential Q4 and Annual Treasury Management Update
NJ presented the report which provided the Board with a summary of Treasury
Management activity during the fourth quarter of 2020/21, together with the
Annual reporting requirements.
During the Quarter
On 29 March we closed the £45m loan facility with RBS and entered into a
£65m 7 year RCF with NatWest Group (RBS rebranded). As the facilities were
with the same lender, the security was directly transferred across and no
further security was required due to the headroom on the RBS loan. The
balance on the loan facility of £12.5m was transferred to the new RCF facility.
At the end of March 2021 the drawn funds were £113.5m from facilities of
£195m. During the quarter, £7m of the Barclays RCF was repaid reducing on
balance sheet cash from £25.8m to £17.3m (£13.1m in PCH) as there is no
longer the need for such a high level of cash holding for Covid contingency.
During the Year
Net debt has reduced from £103.5m to £96.2m. There had been loan
repayments of £14m through the year and the cash held had decreased by
£6.7m. Cash generated from operational activities of £23.4m during the year
provided more than 5 x interest cover on our loans and was used to fund
capital expenditure.
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The Bank of England base interest rate had remained at 0.1% throughout the
year.There are were no breaches of covenants during the year. The Golden
Rules and Financial Strategy aims are met at 31st March 2021
We were not successful in our bid for CCF funding this year due to the size of
the organisation however this in the end did not cause an impairment.
We have been working through the reissuing of the notes on the private
placement after these have been sold on to Great Western who have
reassured us of their intention to hold onto the notes. It was also highlighted
that in terms of the make whole terms if we ever looked to repay the loan early
then this liability was now £16m which was £6.9m lower that at the beginning
of the year.
Cost of Debit was 2.84% excluding the commitment fee which moved it up to
3.4% which was still a very good rate.
The following questions were raised and answered:
Is selling on of lenders notes any cause for concern, or just routine?
We have taken advice from Chatham and been advised It is a tightly
covenanted PP so the change in the ownership of part of the facility should
have no impact on PCH.
How many additional properties might need to be placed in charge with
THFC? What are the wider implications?
THFC hold 1,618 properties. In June 2014 they held 1,771. We would need
to identify a further 153 properties – and potentially a further 111 nil value
properties.
The PCH Board:
1. Noted the Treasury Management Activity in the quarter and in the
year.
2. Approved our continuing to draw bank funds at variable rates.
17.2

Redacted as Confidential Treasury Strategy Monitoring
The Annual Treasury Strategy for 2021/22 report was presented to the board
for decsion. The Strategy contained the planned actions for the current
financial year to March 2022 in line with the Treasury Management Policy and
Practices to control Treasury Management Risk.
The report detailed and updated the board the actions which had been
identifed in 20/21 andthose for the coming year explaining that with continual
monitoring of these risks we have identified the areas to be reviewed in the
coming year to maintain our financial health.
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Of particular note was the phasing of our lending and the terms of repayment
which highlighted that refinancing would be required from Barcleys before
2023. The board wil be aware from previous reports that this process is
underway so that this is covered of before the loan maturing date. Following a
recent meeting with Barclays, it is proposed that we change this to a new
facility, using the same security, with a term of 5 years, on the basis of SONIA
interest rates and a possible increase in facility value due to an increase in
headroom on existing secured properties. A critical part of the new facility will
be a revision to the Barclay’s EBITDA/MRI Interest Covenant.
The paper also looked for approval to explore access into capital markets ,
working with Chathams to make recommendations with potential funding
streams including Affordable Homes Guarantee Scheme 2020 ( AHGS) and
Long terms funding – MOR Homes, bLEND, Private placement

The following questions were raised and answered:
Point 8 refers to exploring discounts for meeting ESG criteria. The
expected discount only requires the actions we already have in place.
Are there improved rates for taking greater steps? Is this likely to
change in the future?
There is not a sliding scale as such. The discount is determined with
consideration of the Nat West ESG Advisory team, and typically this equates
to 2.5bps (0.025%) reduction on the margin subject to meeting the KPI target
Can you clarify our position on the use of private equity investment
assuming the appropriate safeguards and terms were in place? ( see
article in Inside Housing 4.12.2020)
Private equity tends to be riskier being more expensive and often requiring
tighter income covenants. It can have a place but as per the article the very
large associations seeking to use it are likely to offer up their profit making
activities for such funding such as open market sale. Specifically Hyde
mention setting up a for-profit registered provided which could then access
this funding. Therefore this is not a source of funding that is currently
compatible with our risk profile. Having said this we will consider all funding
options available that meet our Treasury policy.
Lenders also need to have a credit rating at “Upper medium grade” of above
(A3 / A- / A-)
How confident are we of the covenant carve out for Marlborough
House? What are the implications if we don’t get it? it’s not certain until a
signed contract is completed. Marlborough is included at full cost in the
Block Programme but there will be less flexibility to cope with adverse
scenarios if a carve out is not achieved. Carve outs incur legal costs and can
take time (the bank’s credit committee requirements and bank lawyers).
The PCH Board considered and accepted the proposed actions:
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1 Barclays – Negotiate a new RCF facility to meet PCH’s
requirements
2 Explore access to capital markets, working with Chathams to
make recommendations for raising funds with the intent of
securing funding by the end of the year. This includes:
a. AHGS – Investigate this as a possible source of funds when
more detail is available
b. Long Term Funding – Investigate requirements and sources
of funding
c. MOR Homes – Complete approval process
3 Great West – Conclude transitional legalities and new payment
details
4 THFC – Review charging of properties to remove cash deposit
requirement
5 Covenant Carve Out – Consider the necessity for a carve out for
Marlborough House
6 Covenant Carve Out – Review whether a further extension is
needed for Mount Wise Towers
7 Security for Lending – continue to resolve charging issues on
unsecured property titles
8 ESG – explore targets with NatWest to give access to a discount
on the interest rate
18.

Q4 and Annual Performance Report
CE presented the report to the PCH Board to give an update on performance
for the end of year position for 2020/21. It was also explained that as we
work towards meeting the requirements of the Together with Tenants
Charter and the Social Housing White Paper, the Board was presented with
an additional suite of performance indicators relating to building safety for
the 2020/21 financial year.
Q4 2020/21 Performance Report:
The headline performance results were as follows:
-

Green: 10
Amber: 4
Red: 2

Overall the organisation had performed well over the past year, and has
been able to sustain high levels of performance across a wide range of core
services.
There were particular challenges with void turnaround related to the
pandemic, which was being addressed via a review of the process as the
restrictions were lifted with the aim of working back towards achieving the
target of 20 calendar days.
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The other area off target is new build handover which is due to delays on site
and issues with land ownership at Chaucer Way. The remaining homes are
due to be handed over during Q1 of 2021/22.
Q4 2020/21 Landlord and Resident Health and Safety Report:
To summarise our performance on a range of building safety indicators:
-

-

-

99.95% of homes with a gas supply had a valid gas safety check (7
properties outstanding at the end of the year).
All 9 communal water systems in sheltered blocks were risk assessed
during the year.
All 169 communal water systems in blocks of all types were monitored
and checked on a monthly basis.
99.96% of homes have an asbestos management plan, there are 5
properties without a plan and all are subject to tenancy action to gain
access.
The condition of asbestos in every communal area was checked
during the year.
All fire risk assessments are up to date. There are 134 individual
actions which are overdue which all relate to leaseholder fire doors.
All passenger lifts were serviced during the year and are inspected
monthly.
All smoke alarm systems have been checked during the year either
as part of the annual gas servicing visit or via a separate visit for
homes without gas.
All homes have carbon monoxide detectors and we are finalising a
programme to install additional detectors in homes where there is a
boiler in a bedroom.

The following questions were raised and answered:
In regards to the plan to add carbon monoxide alarms to bedrooms
which house a boiler. This seems quite high risk? Are we doing this as
quickly as possible?
We plan to complete the works by the end of October 21 subject to being
able to gain access to the properties. Currently there is no legislative
requirement to have carbon monoxide detectors in bedrooms and where
there are boilers the risk is low due to modern boilers being room sealed and
extract air from outside to burn as part of the combustion process. There is
an expectation that this is going to become legislation, but may not be as
specific as having carbon monoxide detectors in bedrooms where there are
boilers.
Are the numbers of Universal Credit cases amongst residents are still
increasing? They did increase at the beginning of lockdown in March 2020
however over the past 12 months to mid-May 2021, the increase in numbers
has returned to more normal and stable levels. For the year to mid-May
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2021, the average increase was around 17 per week. This is a net figure of
new claims
Additionally at the meeting the following was discussed:
The Board noted that for the Annual report it would be useful to see long tern
trends to help clarify around our performance year on year.
Reporting against ASB was discussed and assurance was given that this was
monitoring closing on an operational level- with the chair of CFC confirming
that it is reports through CFC with PCH recently achieving 100% satisfaction
levels against the target of 90%.
The PCH Board noted the performance outturns for Q4 2020/21.
19.

Redacted as Confidential Business Plan with updated Stress Testing
including Business Plan Validation
NJ went through the report with Board Members in detail explaining that since
the Business plan was presented to Board in March they had undertaken
additional modelling of 5 year sensitivities in the plan as requested by the
Board. These show how we could mitigate the financial challenges adverse
factors may present. The mitigations show the actual regeneration projects
that may be delayed should material risks crystalize and the potential to delay
or stop development if needed as well as other possible savings across
operations. Noting in the first instance that we plan at our financial strategy
level of 150% interest cover to give us a good buffer against financial shocks.
Using the additional modelling suggested by the board the Business plan had
been stress tested using these scenarios and when considering unmitigated
sensitivities it showed that the two areas which would have the biggest impact
on our financial strategy, golden rules and implied covenants would be in
Development Sales (delay 1 year 10% price drop) and a Rent reduction of
minus1%.
The modelling has also shown that should CPI & Interests rates increase by
1% this would also have impact should they not be mitigated. This was as a
result of being able to borrow at such a low rate over the last 4 years and
therefore as the level of debt we are planning to take on through Development
increases -a rise in interest rates will dampen down our interest cover.
As part of the NatWest RCF a rolling covenant will be in place until FY 2025
meaning the average of the last 3 years covenant will be taken. Due to the
high forecast covenant for FY 2021 at 379%, this mitigates the poor annual
interest cover under sensitivity testing meaning a breach would not occur until
2025 if this covenant was the only restrictive covenant in place. Which gives
us more time to plan what we do in terms of mitigation and we aren’t having
to take instant action.
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In terms of liquidity the report illustrated that new funds will be required in FY
2024 at varying levels dependent on the scenario being modelled- part of this
had been discussed within the treasury strategy and this reinforced the
importance of ensuring facilities are in place early.
The report also provide the Board in detail the short term mitigations that could
be taken which included :
•

•

•

•
•
•

Reduce EBITDA/MRI from the Financial Strategy value of 150% to
the Golden Rule value of 120%, which is 10% higher than the
minimum value required by the lenders covenants
Make internal cost savings through involving cutting services through
redundancies. Average salary costs are £35k and average
redundancy cost is £15k per person (based on compulsory
redundancy costs averaging £15k per person in FY 2021 with
individual costs varying from £1k to £68k
Reducing the agency workers costs of £700k pa although doing so
would have an impact on service so assumed only 50% could be
saved.
Pay freeze – the plan budgets for a rise in FY of 2% so this would
save £472k per annum if implemented next year
Cut back on the regeneration programme
Cut back on the development programme

The report highlighted to the Board that should they ever be in this position
where one of the scenarios modelled crystallised consideration would need
to be given to which mitigations to use as these become real decisions and
consideration needs to be given on the impact to staff, residents and the
community’s in which we operate. In particular whilst it is easier to stop say
£500k to £1m spend on block works to restore the interest cover to be
covenant compliant this impacts on current tenants that could be expecting
the work to be done. Whereas it would require £10m of development spend
to have a c£400k impact on the interest costs in the interest cover
calculation as the development costs themselves are not included in the
covenant. Stopping these contracts does not impact on current tenants but
would impact on future tenants who would in the current time of less of a
relationship with PCH.
It was also noted that an internal audit of the Business Plan had been
conducted by Mazar’s confirming the plan’s integrity and validity of information
included in the Brixx model and the reasonableness of the assumptions used.
It had also been confirmed that all repair costs included in the plan are
accurate complying with the outputs of the last SCS conducted.
The following questions were raised and answered:
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Is there a time frame between informing tenants about block works and
the actual start of the work?
Currently the timescales depends on the size of the project. On larger
refurbishment projects, the residents may be aware of the plan to refurbish a
couple of years before the project commences. On smaller works the
residents are usually informed about 12 months before.
Taken into consideration the scenario where the Board would need to
consider the Trade Off impact that cutting the block work has on
current tenants, can we add more into this? Can we add that the Board
should not consider only the impact on current tenants, but also the
impact that previous refurbishment had on tenants and on the area? Is
this impact a step forward in tackling social housing stigma?
This is a good suggestion and is something we can develop in a number of
ways with the assistance of partners on large regeneration programmes and
also by transactional surveys of residents; the latter may be more
appropriate on smaller refurbishments. This could be something that is
discussed at a future Customer Focus Committee to help shape the
approach.
Re-negotiation of a new facility with Barclays now looks like key to our
financial flexibility in coming years. Are we confident that we’ll secure
this in 6 months? If we don’t, is there enough time to negotiate new
facilities?
We are confident we can extend or renegotiate funding with Barclays with
covenant flexibility. Its possible further funds could be provided by Nat West
– although 2 RCFs do provide better price and competitive tension on terms.
Yes we are confident we can get funding in place before the Barclay’s
agreement expires in June 2023.
What is holding up the legal work on title of unencumbered stock? How
urgent is this?
We have not prioritised the legal work on unencumbered stock. We have
had a change of staffing at the key lead for Treasury and Business Planning
during 2020, and renegotiated Nat West funding. Of the 20% with issues the
amber titles should be resolvable and they can probably still be used as
security but with a lower value. The red titles may not be resolved and may
not be then be chargeable to lenders.
At the meeting the following was discussed and clarified:
Overall the board felt that this was a valuable paper which gave some comfort
that there are mitigations available should these risk crystalize however it also
brought to life the real decisions that would need to be made to safeguard the
business and people homes.
Later in the year we will look to undertake further stress testing which will be
brought to ARC. It was agreed that members who do not sit on ARC could
attend as a one off to discuss this testing further.
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The PCH Board:
1. Approved the Draft Financial Plan and assumptions underlying it as
presented to the March Board as the final plan. As part of this the
Board satisfies itself that the Plan strikes the right balance between
financial prudence and delivery;
2. Noted the enhanced scenario testing and the available mitigations
which could be used;
3. Approved the final version of this Plan as the basis for the Financial
Forecast Return for the 30 year period commencing 1 April 2021 to be
submitted to the Regulator.
20.

Terms of Reference – Remuneration Panel
The terms of reference for the Remuneration Committee have been reviewed
for the PCH Board to consider, following discussions at the Board away day
and also at the Succession planning working group meeting on the 1 st March
2021.
The following questions were raised and answered:
It was agreed that 1.2.2 would be amended to be phrased the same as 1.2.1
to read :
The “in case of dispute” phase is in the terms of reference for all the
committees and the subsidiary boards - it was originally inserted in
2011 on the basis that it was good practice (I think the
recommendation came from the Institute of Chartered Secretaries). I
can remove it, but it does mean that there is a consistent approach in
all the terms of reference.
As there now there are more duties the committee will meet a minimum of
twice a year.
The PCH Board agreed the reviewed terms of reference for the
Remuneration Committee presented in Appendix A of the report.

21.

Forward Plan

22.

The forward plan was reviewed by the Board and it was agreed that a review LE
the forward plan format and include a list of reports that each board /committee
should see throughout the year.
Date of Next Meeting: 29th July 2021
Meeting closed at 6:53pm

Signature…………………………………………Nick Lewis, Chair
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Date ……………….
Certified as a true copy ………………………………Belinda Pascoe, Head of Governance
Date………………..
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