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MINUTES OF THE JOINT GOVERNING BODIES BOARD MEETING 
OF CAIRN HA AND ANCHO
held on 28 August 2025 at 2:00pm
at Bellevue House, Edinburgh and via Teams
Present:
Cairn HA		Angus Lamont (Chair)
Lizzie Crawford (Vice-Chair)
Neil Wood
Steven Travers
Douglas Reid (Teams)

Ancho			Nigel Fortnum
Steven Travers				 
Andrew Latto			
John Duncan
Suzie Lyons (Teams)
Colin Love (Teams)

In Attendance:	Audrey Simpson, Chief Executive (CEO)
Ken Tudhope, Director of Finance, IT and Risk (DFITR)
Meg Deasley, Director of Property Services (DPS)
Chris Milburn, Director of Customer Services (DCS)
Carolyn Owens, Governance Services Manager (GSM) 
Catherine Bradley, Corporate Officer (Teams) (AI Minutes) 
	
	
	Item                                              
	Decision /
Action

	
	Board Members of CHA & Ancho invited to all items.
	

	1
	CHA BOARD
	

	1.1.1


	Board Members only session 

Members discussed the day’s Agenda and highlighted any issues they wished to address during the meeting. 

All staff members joined the meeting.
	


	1.2
	Apologies

Apologies were received from Laurence Casserly, Nigel Chapman, Donna Paton, and Andrew Clark. 

	

Noted

	1.3
	Declarations of Interest

There were none.
	

	1.4.1
	CHA (JGB) Minutes

Minutes of the Joint Governing Bodies’ Meeting of Cairn HA and Ancho held on the 25 May 2025 were proposed by Neil Wood, seconded by Lizzie Crawford and approved. 

	


Approved

	1.4.2
	CHA (JGB) Minutes (Confidential) – 

Minutes of the Confidential Joint Governing Bodies’ Meeting of Cairn HA and Ancho held on the 25 May 2025 were proposed by Neil Wood, seconded by Lizzie Crawford and approved. 
	



Approved

	1.5
	Matters Arising

A member raised the importance of ensuring any questions asked during meetings were responded to.

	

	1.6
	Action Tracker

The CEO suggested closing items in red following the restructure and while working through the new reporting system, this was agreed by the Board.

	


Agreed


	2
	CHA ITEMS FOR DECISION/APPROVAL
	

	2.1
	None.
	

	3
	CHA UPDATES
	

	3.1
	Q1 Management Accounts

The DFITR presented the Q1 Management Accounts highlighting a surplus ahead of expectations, the impact of budget phasing to account for seasonal variations, and the treatment of rental income and void losses under the new HomeMaster system. He explained the rationale for adjusting budget assumptions and clarified the difference between void loss and out-of-management properties, referencing regulatory definitions and the impact on financial reporting.

Members raised whether auditors should have identified the longstanding depreciation issue. The DFITR explained the challenges with depreciation calculations due to previous reliance on spreadsheets and the transition to a new fixed asset register, which now includes 75,000 entries. The new HomeMaster system has led to more accurate asset and depreciation figures, with monthly updates implemented and a reforecast promised for the October Board meeting to reflect the true depreciation charge.

The Board noted the Q1 Management Accounts
	

















Noted


	3.2
	Report on Statutory Registers

The Report on Statutory Registers was presented by the GSM and noted by the Board. 

	

Noted

	4
	CHA DECISIONS TAKEN UNDER DELEGATED AUTHORITY
	

	4.1
	None.
	

	5
	CHA AND ANCHO JOINT BOARD MEETING
	

	5.1
	Ancho Apologies

Apologies were received from Bill Finlay and Lindsay Roberston

	

Noted

	5.2
	Ancho Declarations of Interest

There were no declarations of interest.
	

	5.3
	AMDC Minutes 

The Minutes from the AMDC meeting held on the 12 June 2025 were noted. 

	

Noted

	5.4
	Audit & Performance Committee Minutes

The Minutes of the A&P Committee held on the 12 August 2025 were noted.

	

Noted

	6
	GROUP ITEMS FOR DECISION/APPROVAL
	

	6.1
	Audited Accounts to 31 March 2025, Letters of Representation and Audit Management Reports 

The DFIR presented the reports as follows:-
6.1.1 Cairn Housing Association
· Statutory accounts for year ended 31 March 2025 were presented.
· Audit partner James McBride gave a detailed review at Audit & Performance Committee; highlighting that the outstanding property valuation issue which had now been resolved.
· Final accounts show a large group surplus, uplifted by c.£1.7m revaluation of investment properties.
· Group assets now £79m; liquidity strengthened by £4.5m Scottish Government charitable bond funding.
· Audit findings report noted one control issue, (timing between Home Master and Xledger), the DFIR advised this had now been corrected and controls strengthened.
· Letters of representation prepared for approval.
6.1.2 Ancho Limited
· Audited accounts reviewed; no control recommendations raised.
· Letters of representation prepared for approval.
· Audit management report noted without issue.
6.1.3 Pentland Community Enterprises (PCE)
· Accounts to be approved separately by the PCE board.
· £75k garage valuation uplift material for PCE but not group accounts.
· No separate audit findings report due to scale; systems aligned with Cairn.

The DFITR addressed concerns about the organisation's inability to fund planned maintenance solely from operational cash flow, noting the need for benchmarking and a review of expenditure. He outlined three options for improving cash flow: increasing income, reducing overheads, or reducing the planned maintenance programme, and committed to further analysis once stock condition survey data is available.

There was a discussion on the overspend in reactive maintenance, attributing it to increased tenant expectations, supply and demand issues, and the condition of returned void properties. The board agreed to split reporting of reactive maintenance between repairs for existing tenants and void turnaround, and to continue refining budget controls and performance monitoring.

The Cairn Group Annual Accounts for the year ending 31 March 2025 and LOR’s were proposed by Lizze Crawford, Seconded by Angus Lamont and approved.

The Ancho Annual Accounts for the year ending 31 March 2025 were proposed by Steven Travers, seconded by John Duncan and approved.
The LOR’s were proposed by Steven Travers, seconded by Andrew Latto and approved.

The Audit Findings Reports and Proposed Actions were noted.

	











































Approved



Approved
Approved


Noted

	6.2
	Financial Regulations

The DFITR presented minor updates to the financial regulations, confirming that auditors found the controls effective and that only minor tweaks were proposed. 

The Financial Regulations were proposed by Lizzie Crawford, seconded by Neil Wood and Approved.

	





Approved

	6.3
	Expenses Policy

The DFITR outlined substantive changes to the expenses policy, including updated accommodation limits, the merging of staff and Board policies, removal of the loss of earnings clause (with provision for Chair's discretion in exceptional cases), and adjustments to car mileage allowances for electric vehicles under the new leasing scheme. The board discussed the tax implications and agreed to the changes.

The Expenses Policy was proposed by Andrew Latto, Seconded by Steven Travers and Approved.

	









Approved

	6.4
	Board Succession and Development Plan, inc. proposed appointment of Office Bearers, Committee and Working Group members

The GSM presented the Board Succession and Development Plan. Members reviewed the proposed structure for the next year, including committee memberships, retirement dates, and succession planning. It was confirmed that Board members due to exceed nine years had had their continued effectiveness assessed externally.

The Board Succession and Development Plan was Proposed by Angus Lamont, Seconded by Suzie Lyons and Approved.

	









Approved

	6.5
	Appointment of External Auditor

The DFITR confirmed that tender process for appointment of external auditors is underway. Four audit firms have submitted bids, representing a strong response compared to other organisations in the sector.
Bids demonstrate a good range of fees and quality. Interview dates are being finalised. Board members Donna Paton, Nigel Fortnum and Susie Lyons had agreed to sit on the panel.  Until the process is complete, Azets will be reappointed at the AGM. The Board noted that auditors can be changed mid-year, if required.

The process follows public procurement guidelines, and the Board discussed the pros and cons of engaging with larger firms for consultancy versus audit services.

The Board noted that final approval of the appointment will be brought to the next meeting, following completion of the interviews and evaluation.

	















Noted

	7
	GROUP UPDATES
	

	7.1
	CEO’s report

The CEO provided an update on the ongoing organisational restructure, recruitment for key posts, and leadership development initiatives, with Board members discussing the transition period, recruitment timelines, and the importance of leadership investment during change.

The CEO reported that the organisation is in the transition phase of a restructure, with recruitment underway for three key posts: Customer Insights Officer, Head of Public Affairs, Strategy and Communication, and a Director of People & Insights. Interviews and appointments are progressing, with significant interest from diverse backgrounds.

A new leadership development programme, 'Insights and Liberator’, has been commissioned to support the wider leadership team during the period of change. The programme will be rolled out in October and November, with the aim of strengthening leadership capacity and supporting the change process.

The report was noted.

	



















Noted

	7.2
	Tenant Engagement Strategy – 2025-30

The DCS presented the Strategy, developed with consultancy support from Trueman Change, and informed by tenant and staff input, and aims to rebuild engagement post-pandemic. It includes a mobilisation plan through March, the establishment of a Tenant Voice Board, and a commitment to broadening participation and feedback mechanisms.

The Board approved the creation of a new Tenant Engagement Officer post, which had been independently evaluated and does not overlap with existing roles. The officer will be responsible for implementing the engagement strategy and supporting tenant involvement initiatives.

The DCS explained that The Customer Service Review, originally scheduled for this meeting, was delayed due to complexities in job evaluation and benchmarking with Turning Point. The Board discussed the need to resolve salary alignment and redundancy risks, with a view to holding a special meeting once the financial assessment is complete.

The new five-year Tenant Engagement Strategy, including the creation of a Tenant Engagement Officer role was proposed by Andrew Latto, seconded by John Duncan and Approved.

	







Approved













Approved

	7.3
	Asset Management & Development Update

The DPS updated Members on the progress of the stock condition survey, investment programme, procurement improvements, and development projects, including challenges with planning, procurement, and cash flow management, as well as the status of the SSEN project and voids management.

Stock Condition Survey and Investment Programme: The second year of the stock condition survey is underway, with data from year one being analysed and used to inform future investment planning. The investment programme is slightly behind target for Q1 but ahead of previous years, with improved tracking and procurement processes in place.

Development Project Updates: Updates were provided on several development projects, including new starts in West Lothian and Glasgow, and ongoing planning challenges for other sites. The team is awaiting the outcome of a Scottish Government funding application and has contingency plans in place depending on the result.

[Redacted] Project and Risk Management: Members discussed the [Redacted] project, noting the redacted funding model and associated legal and risk considerations. The team is seeking external legal advice and consulting with other organisations to ensure risks are appropriately managed before proceeding.

The report was Noted

	

























Noted

	7.4
	Q1 KPI’s

The CEO presented the Q1 KPI’s noting the following:-
· Reactive and Void management: A new maintenance officer has been appointed, starting in November. This role is client-side and essential regardless of future structural changes.
· Voids: Current maintenance service operating at maximum capacity (1 FTE covering 1,600 properties). A short appraisal of future delivery options is underway, due December, to assess client/contractor split, hybrid models, and longer-term resourcing.
· Complaints: Performance against targets remains a concern. Complaints now sits in the new Insights and Performance team with day to day responsibility included in the new Customer Insights Officer post, currently being recruited.
· Contact Centre: Discussion on KPIs highlighted that current measures (e.g. call answering times) can drive unhelpful behaviours. Board emphasised the need to focus on outcomes such as:
· First-time resolution rates.
· Reduced passing of calls between teams.
· Quality of customer experience rather than speed alone.

	




















Noted

	7.5
	Health & Safety – Six-Month Review

The report was presented by the DPS.  The report covers both corporate health & safety and landlord compliance.  It was agreed that quarterly health & safety reports should be reported to the Board going forward. Board welcomed the improvement in reporting frequency and format.

DPS advised we were commissioning a consultant to carry out a health check of landlord H&S compliance to provide external validation of compliance.  This work will be complete by end of December and a report can be brough to Board in January 2026.

The report was noted.

	




Action DPS




Action DPS

Noted

	7.6
	Riverbank Update

The DPS provided an update on the Alnwick Riverbed. She advised that the contractor appointment is delayed due to concerns over readiness and subsequent price increases (£250k). Decision was taken not to proceed. The Ayrshire Rivers Trust monitoring has shown no further visible erosion; willow banking appears to have reduced immediate risk. An updated geotechnical survey is to be carried out once vegetation dies back. This will establish impact of willow banking and potentially reduce scope of mitigation works.

The DPS advised that two bids were received within the identified cost envelope.  Residents remain informed and have not expressed concerns.
· [Redacted] 
· Board highlighted importance of legal and technical sign-off on works to mitigate risk.

The Board noted the update and supported plans for updated survey and review of professional advisers.

	


















Noted

	7.7
	Risk Register and new risks to add

The DFITR outlined plans to move from a spreadsheet-based risk register to a more robust software solution, aiming to improve accountability, target setting, and narrative around risk controls. The current register will be fundamentally reviewed, with a revised version to be presented to the Audit and Performance Committee in November.

	

	8
	GROUP GOVERNANCE, REGULATION & CORPORATE
	

	8.1
	Chairpersons’ Update Reports

The Chair provided a verbal update, he confirmed that all Board Member annual appraisals have been completed and thanked Members for their cooperation. The report was noted.
 
	



Noted

	8.2
	Governance & Regulation Update 

Members were reminded of the upcoming AGM and asked to complete a Proxy form if they were unable to attend in person or via Teams.  The report was noted.

	



Noted

	9
	GROUP DECISIONS TAKEN UNDER DELEGATED AUTHORITY
	

	9.1

	Policy Updates – 

· Water Hygiene Policy, Plan and Scheme of Control, Charitable Donations Policy
· Phase 3 of the bathroom programme at Lochbrae Court

The Ancho Vice-Chair chaired from this point on
	



Noted

	10
	ANCHO BOARD
	

	10.1.1
	Ancho (JGB) Minutes

Minutes of the Joint Governing Bodies’ Meeting of Cairn HA and Ancho held on the 25 May 2025 were proposed by Steven Travers, seconded by John Duncan and approved. 
	



Approved

	10.1.2
	Ancho (JGB) Minutes (Confidential) 

Minutes of the Confidential Joint Governing Bodies’ Meeting of Cairn HA and Ancho held on the 25 May 2025 were proposed by Steven Travers, seconded by John Duncan and approved. 
	



Approved

	10.2
	Matters Arising

None
	

	10.3
	Action Tracker

The Action Tracker was noted.
	

Noted

	11
	ANCHO ITEMS FOR DECISION/APPROVAL
	

	11.1
	-
	

	12
	ANCHO UPDATES
	

	12.1
	None.
	

	13
	ANCHO DECISIONS TAKEN UNDER DELEGATED AUTHORITY
	

	
	None.
The Cairn Chairperson chaired from this point on
	

	14
	AOCB
	

	14.1
	There was no other business.
	

	15
	DATE OF NEXT MEETINGS
	

	
	Board Development Day: 26 August 2025.
Board Meeting: 22 October 2025.  
	



The meeting ended at 5:48pm


Signed: 
Angus Lamont, Chairperson

22 October 2025




			

image1.png
cairn




image2.jpeg
ancho




