Women’s Pioneer Housing
Non- Confidential Minutes of the Board meeting held Wednesday 3 June
2026

1. Attendance

Ruth Buckingham (Chair)
Judith Page

Maryam Antonini-Soumaré
Leyla Rahman

Mike Reed

Yemi Aladérun

Emily Orme

Catherine Parsons

Kemi Ayodele

Bitesh Solanky

Duncan Howard (co-opted member)

Also present:

Tracey Downie, Chief Executive

Mark Cole, Director of Resources

Natasha Roberts, Director of Operations

Rob Collingridege, Director of Property Services
Alison Roberts (minutes)

Apologies:
Claire Morton

2. Declaration of interest
e The CEO is Chair of Ekaya Housing Association.
o Judith Page is on the Board of Homes for Lambeth
o Emily Orme is an employee of Paradigm Housing Group and
NED on the Locata Board (CBL company)
o The Director of Resources is a committee member for
Platform Housing

3. Minutes and matters arising
The minutes of the previous meeting held on the 4 March 2026
were reviewed and agreed with no amendments required.

The matters arising were considered, it was noted a number of
matters had been completed and those outstanding were not yet
due.

The Chair referred to reference 3 from December meeting and
advised that Claire Morton had volunteered to lead a small steering
group relating to the matter.

The Board approved the minutes of the meeting held on the 4
March 2026.




4. Chair’s report

The Chair took the report as read highlighting the following:

A comprehensive review of the CEO’s performance was
considered as part of the annual appraisal.

The Chair requested Board note the CEO objectives set for
the year.

Suggested that there be two in person Board meetings each
year, one the AGM, the other the December Board meeting.
The Chair welcomed DH to the meeting and were advised
DH has been co-opted onto the board to support with the
recruitment of Committee Chairs before succeeding as Chair
in June.

The Chair advised two Committee Chairs have now been
recruited, one position is still vacant.

NED’s appraisals have been completed, a draft plan has
been sent to the CEO to consider with the new Committee
Chairs.

The Brook House Opening Ceremony was attended, the
Chair thanked everyone for attending.

The Chair noted thanks to the CEO and YA for attending and
speaking at the Women’s Housing forum webinar ‘creating
safe spaces for women’.

There were no queries or comments raised.
The Board noted the Chair’s Report.
5. CEO report

The Chief Executive presented the report and highlighted the
following areas or the report:

The Board away day outcomes and strategic discussions
were summarised within the report.

The governance dashboard was highlighted, including the
impact of a prolonged communal heating system failure
which contributed to service outage performance. Members
noted that repairs had now been completed and
communications issued to affected residents.

An update was provided on the Social Tenant Access to
Information (STAIR’s) requirements, with management
confirming that compliance with the new standards is not
expected to present any difficulties.

An update was provided on the proposed disposal of 25
Collingham, with management continuing to market the
property. Eleven properties are now void within the scheme.




In addition, the following update was provided on the Brooke House
development:

Brooke house was formally handed over on the day of the meeting,
following several delays. Residents will begin moving into the
scheme, with staff undertaking additional work to progress lettings
as quickly as possible. The CEO noted the high quality of the
completed development and advised that opportunities would be
arranged for Members to visit the scheme. Challenges have been
experienced with the nominations process, including delays in
receiving information from the local authority and incomplete
supporting documentation. Management is working with the local
authority to resolve these issues and minimise any impact on
lettings and void losses. The CEO advised media interest in the
scheme remains high and that further engagement with media
outlets is expected as residents move into the development.

The Chair noted there were a number of questions on live risks on
the papers in reference to the two grants and how they impact the
forecast outturn and cyber insurance cover for the data breach.

The Director of Resources advised that there is a potential
clawback under the Warm Homes Grant programme, as the full
Year 1 allocation was not utilised within the required funding period.
Management is exploring an appeal, citing delays associated with
obtaining planning permissions. It was noted that any clawback
could impact the forecast outturn and would be managed through
budget adjustments if required.

The Director of Resources also updated Members on the position
regarding recycled capital grant funding, explaining that historic
grant funding associated with property disposals may need to be
repaid. While this would create a cash outflow, it is already
recognised as a balance sheet liability and would not impact the
annual surplus.

In relation to cyber risk, Members were advised that cyber
insurance is in place and provides coverage across a range of
potential data breach and cyber-related scenarios.

The Board was also asked to ratify policies approved by
Committees, approve the updated Terms of Reference for People
and Governance Committee, confirm the disposal value for 25
Collingham, and ratify approval of the People Strategy.

The Board noted the report, approved the Terms of Reference
for People and Governance Committee, the People Strategy,
confirmed the disposal value of 25 Collingham and ratified the
policies approved by Committee.




6. Statutory Accounts

a. Women’s Pioneer Housing

The Director of Resources advised that Directors of Women's
Pioneer Homes have formally met and approved the accounts for
the subsidiary, which now allows the Board to approve the parent
accounts with the consolidated results. The results are audited. The
audit commenced on the 9th of March and is now complete. The
accounts were presented to the Audit and Risk Committee at their
meeting on the 6" May with the auditors present.

The Director of Resources provided an overview of the financial
statements which include a section on movements of income and
increases compared to the previous year.

The Director of Resources advised that at each Board meeting, the
management accounts are presented. At the March Board meeting,
draft year results were presented for 2025 and a reconciliation with
the final accounts is presented in the paper. The audited accounts
reported an operational surplus of £163k compared to the £255k
surplus presented in the year-end management accounts. The
variance was primarily attributable to increased depreciation
charges, the write-off of historic grant relating to properties
transferred to the subsidiary, and lower-than-anticipated interest
received. It was further noted by the Director of Resources that
movements in property valuations had increased the reported
bottom-line position, although these represented non-cash
accounting adjustments.

The Director of Resources confirmed that the accounts remain fully
compliant with lender covenants and, subject to approval, would be
submitted to lenders and the Regulator following final approval at
the AGM.

The Director of Resources responded to a comment on the papers
advising that the measures reported are lender covenants rather
than targets. WPH is required to maintain interest cover above
110% and gearing below 60%, and remains compliant with both. It
was noted that gearing is expected to fall below 40% following
completion of the Brook House and Wood Lane developments.

The Board approved the financial statements for the year
ended 31 December 2025.

b. Women’s Pioneer Homes

See confidential minutes

The Board noted the accounts that were approved by the
Directors of Women's Pioneer Homes.




7. Auditor’s Management Letter & Letter of Representation (for
approval)

The Director of Resources advised that as part of the audit process,
the auditors provide feedback and a management letter which is
included as an appendix to the report. This will be submitted to the
regulator alongside the accounts. Members were advised that the
auditors have given WPH a clean bill of health with no significant
issues being raised. The auditors raised one medium priority
recommendation in relation to the fixed asset register not being fully
implemented on the new Business central system.

The Director of Resources highlighted issues found last year
regarding system controls and a compromise that has been found
to support this recommendation. In addition, controls around
journals have been implemented on the new system with a
compromise on the Director of Resources involvement with journal
approvals.

The auditors require a letter of representation to be signed which
contains a number of standard clauses that are issued to all their
clients. Management had provided the Audit and Risk committee
with assurance that this document could be approved.

The Chair of Audit and Risk congratulated the Director of
Resources and the finance team on another clean set of accounts.
The Chair echoed these sentiments

The Board noted the report, the contents of the management
letter and approve the signing of the letter of representation.

8. Treasury Update

See confidential minutes

The Board noted the report and agreed the 10 year fixed rate
loan as the treasury option to procced with.

9. Financial Plan 2026: Scenario testing

See confidential minutes

The Board noted the report.
10. Management Accounts for the 3 months to March 2026

The Director of Resources presented the Management Accounts for|
the first quarter of the year, noting that overall performance was
relatively straightforward, although this remains a significant year
due to the Brook House and Wood Lane handovers. It was noted




that certain development-related costs have been capitalised,
resulting in a stronger reported surplus position, although this is
broadly cash neutral as expenditure has moved from revenue to
capital.

The following key areas were highlighted:

o Overspends relating to communal boiler failures across
several older women’s schemes, with temporary boilers
installed to ensure residents continue to receive heating and
hot water. Options for longer-term replacement or repair
solutions are being reviewed.

o Other budget variances were described as minor and not
currently a cause for concern.

o Arevised forecast has been prepared reflecting a two-month
delay to the Brook House handover, although handover was
confirmed as completed on the day of the meeting.

o Forecast rental income is approximately £120k lower than
budget due to the delayed handover, although void loss
assumptions remain unchanged based on the planned two-
month lettings programme.

e Interest costs are forecast to be higher than anticipated due
to interest rates remaining above assumptions and the
anticipated sale of 25 Collingham being delayed from July to
September. This is a key dependency for enabling planned
capital investment later in the year. If the sale is delayed
beyond September, expenditure may need to be deferred to
maintain covenant compliance.

o Despite these movements, forecast covenant performance
remains within the organisation’s golden rules and
compliance requirements.

e It was noted that the Warm Homes Grant may result in some
minor covenant percentage adjustments, although these are
not currently considered material.

There were no queries raised from the Board, the Chair noted the
questions raised on the paper had all been addressed.

The Board noted the report.

11. Performance report for 3 months to March 2026 (including
health and safety)

The CEO presented the first quarter Performance Report, noting
that performance has improved in several previously
underperforming areas, although some KPIs remained flagged red
at quarter end.




The following areas were highlighted:

Rent arrears continue to be affected by the RBKC cyber
incident and delays to Housing Benefit payments. Some
payments have now been received and there are indications
that systems are beginning to recover. Early-year
performance was also impacted by implementation issues
with the new IT systems, although performance is now
improving.

Call handling performance dipped following staffing changes
within the Customer Services team but has improved
significantly following recruitment and stabilisation of the
team.

Repairs completion times remain below target, although first-
time fix performance is positive. Management identified
delays in contractor invoice processing as impacting
reporting accuracy and confirmed that additional checks
have been introduced.

Void performance has been affected by management voids
linked to 25 Collingham and delays associated with EPC and
improvement works.

Resident engagement figures will be updated going forward
to include RESP activity.

Complaints performance has improved following a full review
of the complaints process, with reductions in complaints
relating to communication and staff conduct.

Several HR policies remain out of date, although work is
underway to update these.

Significant improvement in compliance performance
following the appointment of a specialist compliance lead
and procurement of new contractors with several indicators
improving since quarter end.

Members welcomed the improvement in complaints performance,
noting that this had been a persistent challenge over recent years
and acknowledging the positive impact of the work undertaken.
They also queried progress of arrears against target, following the
RBKC cyber incident and asked whether the target should now be
reviewed.

Management advised that, despite regular Housing Benefit
payments now being received from RBKC, many new claims and
changes in circumstances remain unresolved. It was noted that
future adjustments relating to overpayments and underpayments
are likely to continue affecting arrears performance, and
management therefore recommended that the arrears target be
reviewed as it is unlikely to remain achievable in the current
circumstances.




The Chair of Resident Services and Housing Oversight Committee
advised the issue had been discussed extensively at recent
committee meetings. While the resumption of payments has eased
immediate cashflow concerns, it was acknowledged that resolving
outstanding discrepancies is likely to take considerable time and
that the full financial impact remains difficult to assess at this stage.

Management further noted that the full impact of the RBKC cyber
incident remains uncertain, particularly regarding future
underpayments and overpayments. It was also highlighted that
arrears performance is likely to be affected by delays to Housing
Benefit and Universal Credit payments for new residents moving
into Brook House and Wood Lane. Management reiterated that the
current arrears target is therefore unlikely to be achievable and
should be reviewed.

The Chair of Audit and Risk asked whether RBKC had provided any
indication of when outstanding claims and backlogs would be
resolved, and whether assurances had been given that similar
cyber incidents would be prevented in future.

The Director of Operations advised that the incident remains under
investigation, including involvement from the National Fraud
IAgency, and no timeline has been provided for full system recovery.
It was noted that RBKC is rebuilding systems from scratch and
plans to recruit additional staff to address the backlog. Quarterly
meetings are being held with RBKC to monitor progress.

In addition, the Chair of Audit and Risk queried whether interim
payments could be sought from RBKC against estimated sums
owed. The Director of Resources confirmed that regular four-weekly
payments have now resumed and are broadly up to date, although
currently based on estimated data from November. It was noted
that some future adjustments or clawbacks may still arise once
individual claims are fully reassessed.

The Chair of Resident Services and Housing Oversight Committee
noted that, once RBKC systems are fully restored, some residents
may require additional support to manage potential benefit
clawbacks or payment discrepancies. It was emphasised that these
situations could be distressing for residents and that appropriate
advice and support arrangements should be in place.




The Director of Operations confirmed that an operational
communication strategy has been developed and that residents
have already been advised that benefit payments may not currently
be accurate. Residents have been encouraged to retain any
potential overpayments where possible. It was also noted that
RBKC has increased Discretionary Housing Payment funding to
support affected residents, and that additional support is available
through the Financial Inclusion Officer and Lightning Reach portal.

The Board noted the report.
12. Annual Report on the Effectiveness of the Board

The Chair introduced the report as a new reporting measure that
will be presented to Board annually to assess performance and
effectiveness to meet the requirements of the NHF Code of
Governance. The report summarises the Board and Committee
activity during 2025 including meetings, attendance, work and
achievements.

The Chair asked members if they were content with the
assessment, if there is anything that may be missing that would
support in bolstering effectiveness.

The Chair of Resident Services and Housing Oversight suggested
including Board and Committee attendance and a Board skills
matrix within future effectiveness assessments to support
governance oversight, succession planning and recruitment. The
Chair advised attendance is already monitored through the
appraisal process but could be considered.

The Chair of Development and Asset Management noted the
importance of succession planning as part of Board effectiveness,
particularly given the impact of multiple Chair positions becoming
vacant at the same time. It was suggested that developing existing
Board Members and providing opportunities to build experience
across committees could help strengthen future succession
arrangements.

The CEO advised that succession planning is already being
incorporated into the organisation’s learning and development
planning. A comprehensive skills matrix has been developed,
including a specific section for Board Members, to identify skills
gaps and training needs. It was also noted that recruitment planning
for Board and Committee Chairs has been informed by an
assessment of the skills required for each role, which will support
future committee composition, training and recruitment decisions.

The Board noted the report and confirmed its effectiveness
meets expected requirements.

MC




13. Audit and Risk Committee Report

The Chair of the Audit and Risk Committee introduced the report
and highlighted the following key matters:

« The Committee reviewed the annual reports and accounts
for both companies and received clear audit findings from
the external auditors, together with reasonable assurance
from the internal auditors.

o The performance of both the internal and external auditors
was reviewed and found to be satisfactory. It was noted that
concerns previously raised regarding the internal auditors
had now been addressed.

o As the current external auditors are due to reach the end of
their term, the Committee recommended their reappointment
for a further year, pending a future tender exercise.

e The Committee reviewed and approved amendments to the
Investment Policy.

e In accordance with the National Housing Federation Code of
Governance, the Committee reviewed its effectiveness and
compliance with its Terms of Reference and concluded that it
continues to meet the expectations of the Code.

e A summary of relevant regulatory judgements was also
provided for information.

The Chair thanked the Chair of Audit and Risk Committee for their
support and commitment during their tenure as Board member.

The Board noted the report and approved the re-appointment
of Crowe UK.

14. Development & Asset Management Committee report

The Chair of the Development and Asset Management Committee
took the report as read and noted that the meeting had been
relatively straightforward. Key discussions included progress on the
disposal of 25 Collingham Gardens and the Committee’s support
for continuing with the proposed approach. The Chair of the
Committee also highlighted the significant progress made in health
and safety compliance, noting the low number of outstanding fire
safety actions and strong overall compliance performance, with
EICRs being the only area below target.

The Committee further noted the successful opening of Brook
House and commended the high quality of the completed homes.

The Chair queried whether any mitigating actions were being taken
to minimise the risk of delays to the Wood Lane handover, given
the impact that delays at Brook house had on rental income.




The CEO advised that current indications are that Wood Lane may
complete ahead of programme, although the preference would be
for completion in line with the planned timetable rather than too
close to the Brook house handover. It was noted that lessons
learned from Brook house have already been identified and are
being incorporated into planning for Wood Lane, with particular
focus on areas that contributed to delays. The Director of
Resources advised that the budget assumes rental income from
November, with allowances made for a lettings period and potential
seasonal delays. As a result, any modest delay beyond the current
programme is not expected to have a significant impact on the
annual budget.

The Chair thanked the Chair of Development and Asset
Management Committee for their support and commitment during
their tenure as Board member this thanks was also extended to YA
as a member of the Committee.

The Board noted the report.

15. Resident Services and Housing Oversight Committee
Report

The Chair of the Committee introduced the report and took the
report as read. Paragraph 5.3 on the consumer standards was
highlighted with it being noted external oversight is being sourced to
provide assurance on the organisations position.

The Chair of Resident Services and Housing Oversight
congratulated the Director of Operations for the improved
performance on complaints, noting assurance of performance
discussed at the Committee meeting.

There were no comments of queries raised.

The Chair extended a thanks to RESP members for their continued
engagement and activity and the Director of Operations for the work
around the consumer standards and the positive outcome of the
safeguarding audit.

The Board noted the report.




16. People and Governance Committee report

The Chair introduced the report highlighting the following points that
the Committee considered at its last meeting:
e Co-option of Duncan Howard as Chair Designate
e Appointment at the AGM of a new chair of Audit and Risk,
Fehintola Akinlose and Ezinne Ogbonna for Development
and Asset Management committee
e Further recruitment is required for a Chair of People and
Governance Committee.
e A review of compliance with the NHF Code of
Governance was presented confirming compliance
e Approval of a new People Strategy

There were no comments or queries raised.

The Chair thanked the Chair of People and Governance Committee
for their support and commitment during their tenure as Board
member.

The Board noted the report and approved the recommendation
of the appointment of Fehintola Akinlose and Ezinne Ogbonna
to the Board.

17. Forward Look (future Board and Committee dates)

The Chair noted the Annual General Meeting as the next Board
event in the calendar, which is taking place on the 24" of June
2026 at 17:30 at WPH head Office. The Chair encouraged all
members to attend if schedules permit.

The next Board meeting will be on the 16" of September 2026.

The Chair of Resident Services and Housing Oversight Committee
advised they are unable to attend on the scheduled date of the next
Committee.

18. AOB

A Member raised concerns about the consultation process for the
Rent and Service Charges Policy, noting that residents had limited
time to review the document circulated by email and would have
preferred discussion at a RESP meeting. It was also noted resident-
focused issues, such as rents, service charges and repairs, do not
always receive the same level of attention as other strategic
matters.

NR




The Director of Operations acknowledged the concerns, confirmed
the policy would be discussed at the next RESP meeting, and
agreed to review consultation and communication arrangements
with RESP representatives. The feedback on resident focused
issues was also acknowledged and it was agreed to discuss
consultation and communication arrangements further with RESP
representatives and provide an update to the Resident Services
and Housing Oversight Committee.

The meeting closed at 20:06




