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MINUTE OF BOARD OF MANAGEMENT MEETING HELD AT OCHIL HOUSE, ALLOA AND VIA MS TEAMS ON THURSDAY 27th NOVEMBER 2025

Present               

1. Jim Savage, Chairperson (Office) 

2. Susan Mackay, Treasurer (Office) 

3. Margaret Baxter (Teams) 

4. Teresa McNally (Office)

5. Tom Brown (Office)

6. Eileen McKinsley (Teams)
7. Graham Collie (Teams) 

8. Lynne Brierley (Teams)
In Attendance      Anne Smith, Chief Executive (Office) 

                           
Andrew Gibb, Director of Property Services (Office)  

Sheila Traynor, Director of Finance & Corporate Services (Office) 
1.0 RECORDING OF MEETING 
RESOLUTION:  The Board approved that the meeting be recorded.
2.0 APOLOGIES 

Apologies were received from Shirley Ritchie, Ash Buxton, and Heather Stewart.
3.0 DECLARATIONS OF INTEREST 

Staff declared an interest in item 12.0 SHAPS Triennial Valuation Report.
4.0 MINUTES OF MEETING HELD ON 30TH OCTOBER 2025 
RESOLUTION:   The Minutes of 30th October 2025 were agreed as a true and accurate record on a motion from Margaret Baxter, seconded by Teresa McNally.

5.0 MATTERS ARISING FROM ITEM 4.0

5.1      Management Accounts for Period 1st July to 30th September 2025

The Chief Executive advised that further to Susan Mackay’s query regarding why there was a credit in bad debts in the Statement of Comprehensive Income and noted that the rental debtor had decreased triggering a credit to the bad debt provision. 
5.2     Capital Programme Progress

The Chief Executive advised that in relation to Tom Brown’s query regarding Engelen Drive and the substation removal date, this had been noted for the agenda at the meeting with Kingdom HA in December.

6.0 PRIVATE AND CONFIDENTIAL MINUTES OF MEETING HELD ON 30TH OCTOBER 2025 
RESOLUTION:   The Private & Confidential Minute of the Board of Management Meeting held on 30th October 2025 was agreed as a true and accurate record on a motion from Margaret Baxter and seconded by Teresa McNally.

7.0 MATTERS ARISING FROM ITEM 6.0

7.1
Property Repossession Report

The Chief Executive reported that the eviction had gone ahead on 19th November. The tenant had already vacated the property. The rent arrear was £5,113 with £413 in legal fees. Recovery is unlikely.
8.0 MINUTES OF THE EXECUTIVE COMMITTEE MEETING HELD ON 6TH NOVEMBER 2025
RESOLUTION:   The Minutes of the Executive Committee Meeting held on 6th November was agreed as a true and accurate record on a motion from Jim Savage and seconded by Graham Collie.
9.0 MATTERS ARISING FROM ITEM 8.0

9.1
Mill Road


As the details relating to this item are considered to contain information of a private and confidential nature, the record of this Agenda Item is contained in a Private and Confidential Extract of Minutes.

10.0 ANNUAL ASSURANCE STATEMENT QUARTERLY UPDATE 

The Chief Executive reported on the quarterly updates made to the Board about the Annual Assurance Statement (AAS), with the last report being August 2025 when the 2025 statement was approved and subsequently submitted to the Regulator.

The quarterly update considers any additional information or evidence since the last AAS submission and since the last quarterly report in August. Further evidence has been added to the evidence bank, and which is available under the documents section in Govenda.
In terms of the timetable for 2026, it is proposed that the draft statement is considered at the June Board meeting, with a view to final sign off again in August. 
The Internal Action Plan was referred to and the action to hold a Board away day has now been completed.
RESOLUTION: The Board approved the Annual Assurance Statement Quarterly Update.
11.0 RENT CONSULTATION
The Chief Executive advised that the last increase was effective 1st April 2025, and the Association are now looking at consulting about the proposed rent increase which would be effective from 1st April 2026.

Section 5.1 of the report noted the CPI inflation rates over the last few years, noting it was 2.3% in October 2024 and the rent increase last year was 2.8%, 0.5% over the CPI rate. The Business Plan approved in May requires a rent increase of 1% over and above CPI inflation rate. 
It is proposed that consultation with tenants is at a minimum of 4.6% which is the requirement of the Business Plan. The Chief Executive asked the Board to consider that the 30-year plans do not include costs of energy efficiency works which had previously been estimated at c£26M. The Board were asked to consider adding an additional increase, to start accumulating funds towards financing of these initiatives.
The SHN analysis of proposed rent increases shows that most SHN members are considering increases of between 4.5% and 5.5%. Therefore, an increase of 4.6% is in line with other organisations.

At the Board Away day in November 2025, funding of the net zero programme was discussed, and it was noted that this would be funded through a combination of grant funding, loans and rent increases.
The Chief Executive ran through an analysis of approximate funds that can be accumulated by adding an additional percentage on to the standard rent increase every year, noting that increases to rent each year between 0.25% and 1.0% could accumulate funds of between £1.1m and £4.7m in 10 years and between £4.4m and £18.5m in 20 years. 

Although there is still uncertainty about net zero targets, regardless of government mandated targets, it is still the Association’s and tenants’ interests to improve the energy efficiency of homes.


BOARD COMMENTS / DISCUSSION:  Margaret Baxter commented that tenants were given the choice last year and it was the higher option that was chosen, but it was the tenants on housing benefit who opted for this. The tenants who were paying for their rent chose the lower option, and her opinion was that if given the choice, tenants would do the same again.


BOARD COMMENTS / DISCUSSION:  Susan Mackay’s view was that the Association did require to start charging for energy efficiency measures, but she also felt that we should go for the lower option now, as there is still so much uncertainty around required measures. Her thoughts were that 0.25% above the Business Plan requirement of 4.6% was sufficient at this stage and this should go out for consultation.

 BOARD COMMENTS / DISCUSSION:  Tom Brown felt that there is quite a bit of communication required with tenants on this. Keeping rents affordable and meeting net zero targets was a major recurring item at the Finance Conference this month.

Tom’s feeling was that we must give tenants clear information about what is required to meet net zero targets. Tom agreed with Susan’s suggestion of 4.6% plus 0.25% and reiterated the importance of communication with tenants.
BOARD COMMENTS / DISCUSSION:  Graham Collie agreed that 0.25% is appropriate and thinks that when we do issue the communication, as Tom has already said, it would be good to say that we are acting immediately in relation to energy efficiencies. 
BOARD COMMENTS / DISCUSSION: Jim Savage commented that in relation to commenting about funds already in the bank, this is required for future works unrelated to energy efficiency, that it would be worth noting that energy efficiency measures are required, but that we still have to run the Association and undertake regular, planned maintenance. 
BOARD COMMENTS / DISCUSSION:  Tom Brown also commented that it would also be worth highlighting that we have already started this undertaking, by mentioning the Tullibody Project and other initiatives that we will be looking at, such as solar panels and insulation, and the savings that tenants will make on their energy costs because of projects like that.
BOARD COMMENTS / DISCUSSION:  Teresa McNally agreed with the suggested increase and agreed that communication was key in all of this. Tenants require to understand in plain English, what is being done and why. 
Teresa enquired about tenants that were in the LSVT stock, and the differentials on rents there, and she wondered how that impacted them.

The Chief Executive advised that there was a small number of tenancies (she thought fewer than 20) still to be brought up to average rent, and these would have an extra £26 per year added to their rent until their rent reached average rent.
The Chief Executive commented that in terms of the rent consultation that will commence at the beginning of December, some thought will be required around the communication of energy efficiency measures that require to be funded, this may need to be a separate communication in the new year.
BOARD COMMENTS / DISCUSSION:  It was agreed that would make sense to issue a more detailed communication at a later date.
BOARD COMMENTS / DISCUSSION:  Susan Mackay enquired whether a Communication Strategy was required for this, as it is going to be an ongoing message, and it will link in to so many component parts, and perhaps we could think about what the key communications and timelines are that we want to be thinking about etc.

The Chief Executive agreed that a communication strategy would be required.
BOARD COMMENTS / DISCUSSION:  Graham Collie commented that he felt that it required to be a case study and that could be tasked to the Tenant Engagement Officer, but Warmworks could do this work as part of their contract. There are social value elements that require to be delivered as part of the contract, and this could be part of that. Interviews could be undertaken with tenants at each stage of the journey, any problems discussed with the tenants, and at the handover, invite other tenants to hear what has been done and look at the effect on energy bills etc.

BOARD COMMENTS / DISCUSSION:  The Chairperson advised that would depend very much upon the decision that the Board make later when the Net Zero item on the agenda was discussed. 

RESOLUTION:  The Board approved to consult tenants about a rent increase of 4.85%.
   

The Director of Property Services and Director of Finance and Corporate Services left the meeting for item 12.0.

12.0 SHAPS TRIENNIAL VALUATION   
The Chief Executive gave a brief introduction to the report. By the end of January 2026, the Board are required to advise the Pensions Trust how the new contribution rate for the defined benefits scheme will be shared between employer and employee.
She advised there is no legal requirement to consult with staff, and in this case, there is likely to be no negative impact of the change on staff – however, it is good practice to consult staff about any change.

The financial implications of varying splits of the contribution rate were attached to the report as an appendix for the Board to consider.
BOARD COMMENTS / DISCUSSION: Tom Brown enquired whether the 3% year on year increase was built into the past deficit contributions.

The Chief Executive advised that the analysis had been undertaken on the year 1 deficit contributions and salary savings.
The Chief Executive left the meeting and a private discussion took place amongst the Board Members.


The Chief Executive, Director of Property Services and Director of Finance and Corporate Services then returned to the meeting.

RESOLUTION:  The Board approved that employee consultation should take place based on a split of contributions of 10.1% for employee and 6.1% for employer. 

BOARD COMMENTS / DISCUSSION: Tom Brown added that the Board would also want to advise employees that if they wanted to continue paying contributions at the level that they are currently paying, that they may choose to do so using AVCs.
BOARD COMMENTS / DISCUSSION:  Susan MacKay commented that it was very much about the importance of sharing the benefit of the reduction with staff, whilst overall acknowledging that there will still be a net cost to the Association because of the deficit payments.

13.0 MINUTES OF THE FINANCE, AUDIT & CORPORATE GOVERNANCE COMMITTEE MEETING HELD ON 6TH NOVEMBER 2025  
13.1 Verbal Feedback from the Convenor
Susan Mackay, the Convenor, advised the Board that there were two audit reports that were presented to the Committee, and the actions were agreed.

In terms of tenant and resident safety, Graham Collie had commented that he had some concerns regarding water tanks and had asked for escalation on timescales and actions, given the potential risk around water tanks being in locations where the Association was unaware of and to try and escalate and prioritise the completion of that action and that was agreed.

There were four policies included for recommendation to the Board.
13.2 Rent Policy 2025
RESOLUTION: The Rent Policy 2025 was approved by the Board.

13.3 Business Continuity Plan
RESOLUTION: The Business Continuity Plan was approved by the Board.

13.4 Salary Sacrifice Policy 
The Chief Executive advised that there had been a change to salary sacrifice arrangements in the budget on 26th November, but the change is not effective for three years. If the Board agreed, she would change the review date on that policy, to ensure that it is reviewed six months before the change is effective.
RESOLUTION: The Board agreed to the proposed change of review date and the Salary Sacrifice Policy 2025 was approved by the Board.

13.5 Call Out Payments Policy 
RESOLUTION: The Call Out Payments Policy 2025 was approved by the Board.


RESOLUTION:  The Board noted the Minutes of the Finance, Audit & Corporate Governance Committee held on 6th November 2025.

14.0 MINUTES OF THE CUSTOMER SERVICES COMMITTEE MEETING HELD ON 13TH NOVEMBER 2025 
14.1 Verbal Feedback from the Convenor
Teresa McNally, Vice Convenor, congratulated Magaret Baxter on being voted Convenor for the Customer Services Committee. Teresa McNally advised the Board that the Minute was self-explanatory. There was an outstanding item in that the Minute of the 5th of June 2025 was yet to be signed by anyone due to absences at that meeting.

The Corporate Services Administrator would send the Minute of 5th June to be signed electronically by Margaret Baxter.

Teresa went on to note that the Committee had gone through the Customer Services Performance Reports, and these were detailed and self-explanatory.

The Committee had found the Newsletter to be highly informative and readable and thanked to all staff who had participated in that. 

BOARD COMMENTS / DISCUSSION: Tom Brown commented that he had accessed the newsletter on the website and it was very good. He wondered if in future the newsletter could also be circulated to Board members as well as to tenants.

Teresa noted the policies below included for recommendation to the Board and noted specifically that the Lettable Standards is being held back until there has been consultation with the Scrutiny Group.
14.2 Customer Payments Policy 
RESOLUTION: The Customer Payments Policy 2025 was approved by the Board.

14.3 Decant Policy

RESOLUTION: The Decant Policy 2025 was approved by the Board.

14.4 Resident Domestic Abuse Policy 

RESOLUTION: The Resident Domestic Abuse Policy 2025 was approved by the Board.

14.5 Factoring Agreement 2025

RESOLUTION: The Factoring Agreement 2025 was approved by the Board.

14.6 Factoring Development Schedule 2025

RESOLUTION: The Factoring Development Schedule 2025 was approved by the Board.

14.7 Factoring Written Statement of Services 2025
RESOLUTION: The Factoring Written Statement of Services 2025 was approved by the Board.


RESOLUTION:  The Board noted the Minutes of the Customer Services Committee held on 13th November 2025.

15.0 GOVERNANCE / BOARD TRAINING MATTERS 

15.1 Board Code of Conduct and Declarations of Interest Process 
The Chief Executive confirmed that all Code of Conducts had been signed off by Board members. There was a small number of signatures outstanding on the declarations of interest and the Corporate Services Administrator had sent out reminders.
15.2 Note of Board Away Day 1st November 2025 

The Chief Executive drew the Board’s attention to the Note.
The Chairperson enquired if anyone had any comments.


BOARD COMMENTS / DISCUSSION:  Teresa McNally commented that she had found it to be an informative session, apart from the size of the font and the issues she had hearing some of the session, along with the prayer group singing in another room.

The Chief Executive advised that feedback had been given to the hotel, and they had apologised for the noise. The singers have been moved to another area of the building and would not disrupt any future meeting.
RESOLUTION:  The Board noted the Board Away Day note.
16.0 EVH BUSINESS

16.1 Monthly Report for November 2025
RESOLUTION: The Board noted the EVH Monthly Report.

BOARD COMMENTS / DISCUSSION:  Teresa McNally commented that CPI for October was below the threshold set, therefore further negotiations are not required this year around salary scales.

Teresa also commented that she will pick up the point about pensions to see if there is a general feel about what is going on across the sector.

The Chairperson advised that agenda item 18.0 would be brought forward and dealt with before item 17.0 A.O.C.B.

18.0
SOCIAL HOUSING NET ZERO FUND AWARD 
As the details relating to this item are considered to contain information of a private and confidential nature, the record of this Agenda Item is contained in a Private and Confidential Extract of Minutes.

17.0 A.O.C.B

17.1
OSCR

The Chief Executive advised that Board training had taken place earlier in 2025 about changes to OSCR requirements. She reminded Board Members that personal details for all Board Members must now be provided to OSCR. OSCR will only publish first and second names of Trustees but will hold other personal information.
The Chief Executive advised that she would circulate a copy of OSCR’s Privacy Policy for information.
17.2
Meeting with Kingdom Housing Association

The Chief Executive reminded the Board that there is a meeting with Kingdom on Tuesday 2nd December between 3pm and 5pm. A Teams request will be sent out on Tuesday morning, for those who are able to attend.

17.3
Board Xmas Meal


The Board Xmas meal is due to take place on Tuesday 2nd December at Bar Aldos.

There was no other business, and the meeting concluded at 7.30pm.

19.0 DATE OF NEXT MEETING 
30th January 2026
Anne Smith

Chief Executive

4th December 2025
Signed ………………………………………………… (Chairperson)
   Date ………………
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