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MEETING OF THE OSPREY HOUSING BOARD 
28 November 2025 10:10 – WESTHILL OFFICE AND TEAMS


	Present:
	Brian Watson, Director OH Board, Chair, (BW)

	
	Les Allan, Director OH Board: Vice Chair (LA)

	
	Brian Topping, Director OH Board (BT)

	
	Mike Scott, Director OH Board, (MS) (Teams)

	
	Jonathan Young, Director OH Board (JY)

	
	John Connelly, Director OH Board (JC) (Teams)

	
	Colin Hawkins, Director OH Board (CH)

	
	Kay Diack, Director OH Board (KD) (Teams)

	
	Lauren Allan, Director OH Board (LaA) (Teams)

	
	Scott O’Neill, Board Apprentice (SO’N)


	Apologies:
	Simpson Buglass, Director OH Board (SB)

	
	Stuart Robertson, Director OH Board (SR) 

	
	Douglas Bodie, Director OH Board (DB)

	
	Alison Mitchell, Director OH Board (AM)

	
	Rab Hepburn, Director OH Board (RH)

	
	Gillian Houston, Director OH Board (GH)


	Attending:
	Stacy Angus, Chief Executive Officer, Osprey (CEO)

	
	Gary Walker, Director of Finance, Osprey (DOF)

	
	Clare Ruxton, Director of Corporate Services (DCS)

	
	Dan Thompson, Director of Housing Services, Osprey (DHS)

	
	Ryan Swan, Director of Assets, Osprey (DOA)

	
	Sofia Redford, Corporate Services Officer, Osprey (CSO) (Minute) 




	Minute No
	Subject
	Action

	1
	Welcome and Apologies

Apologies as noted above. 


	Chair

	2
	Declarations of Interest

There were no changes to the standard declarations.

JY noted that his wife is a shareholder of SSE.

	Chair

	3
	Minutes of meeting held on 27 August 2025

The minute of the Board meeting held on 27 August 2025 was agreed as a correct and accurate record. 

Approval of the minute was proposed by BT and seconded by JY.

	Chair

	4
	Matters Arising

There were no Matters Arising that were not covered on the agenda.

	Chair

	5
	Minutes of meeting held on 24 September 2025

The minute of the Board meeting held on 24 September 2025 was agreed as a correct and accurate record. 

Approval of the minute was proposed by CH and seconded by LA.

	

	6
	Matters Arising

There were no Matters Arising that were not covered on the agenda.

	





	Minute No
	Subject
	Action

	
	Items for Decision/Approval/Endorsement
	

	7
	Chief Executive’s Report 
The CEO presented her report to provide the Board with an overarching governance mechanism for:

· Being kept informed of progress against the overall Business Strategy, identifying emerging strategic considerations and highlighting any specific strategic and operational matters that may influence Business Plan objectives (not otherwise covered by a separate report).
· Approving and endorsing policies/strategies/new initiatives and noting key issues and outcomes from the committees. 
· Highlighting any specific/new matters for assurance and risk consideration.

There were no decisions taken during the period under delegated authority through the fast-track process. 

Policy/Strategy Approvals

The following policies and strategies had been reviewed by the relevant committee(s) and recommended for approval:

Policies;
· Anti-Social Behaviour Policy
· Rechargeable Repairs policy
· Liquidation of Contractors policy
· [bookmark: _Hlk155253695]Terms and Conditions
· Work Experience
· Declaration of Interests – for further discussion see item 12.

Committee Outcomes
The Housing and P&O Committees met on 29 October, and the F&A Committee met on 19 November. The following items, not otherwise subject to a separate agenda item/report at today’s meeting were discussed/noted.

People and Organisation Committee – the following items were agreed and noted:
· Name change to Newly Appointed Staff Relocation Policy
· IIP Progress Update
· Employment Rights Bill Update
· Westhill Office Opening Hours/Office Cover

Other items were covered as separate items on this meeting’s agenda.

	CEO



	Minute No
	Subject
	Action

	
	Housing Committee – the following items were agreed and noted:
· Allocations and These Homes Update
· Tenant Participation
· Housing Bill
· Tenant ARC Report

Other items were covered as separate items on this meeting’s agenda.

Finance and Audit Committee – the following items were agreed and noted:
· Internal Audit
· Treasury Management
· Procurement
· SFHA Finance Conference Feedback

Other items were covered as separate items on this meeting’s agenda.

Strategic/Business Planning Issues

New Business – Confidential Item
The Board was reminded that this remains a confidential item and noted the following:
· Valuation expected pre-Christmas.
· Outcome of valuation will inform the overall feasibility of the concept.
· SGM will be required in the new year to discuss outcome of valuation and progression to due diligence and incur higher costs.
· Potential due diligence expected to take approximately 3 months.

SFHA Policy Update
The Board noted that the SFHA had/are imminently publishing updates to the following documents in its Get Governance series:

New Board Member Induction Guide – Update published Nov 25
Model Entitlements, Payments and Benefits Policy – Update expected.

Once available both updates will be reviewed against Osprey documents. 
	





	Minute No
	Subject
	Action

	
	Staff Structure Review
[bookmark: _Int_JkLzhaB6]The Board noted that the SLT have a session booked for January 2026 to review the current staff structure. The purpose of the review is to ensure Osprey operates effectively as it evolves as an organisation, taking into consideration growing stock numbers and the impact of digital developments.

Strategy Session 24 September – outcomes and next actions
The Board was reminded of the Strategy Session that took place following the AGM on 24 September. The day had covered the following items:

· Risk Management: This training session was facilitated by Osprey’s internal auditors: WBG. As a result a number of changes are proposed to risk management and reporting which are outlined in detail under item 11 of this meeting. 

· Net Zero and Life Cycle Costings: Representatives from Net Zero Fund Management attended and gave a presentation on a grant opportunity to support our Net Zero ambitions and the DOA demonstrated how this could factor into our stock investment programme. The Board had unanimously supported proceeding with the initial pilot grant funding.

· Growth and Future Development Pipeline: The session had considered Osprey’s annual ambition to deliver 60 units per year taking into consideration the re-commitment of grant by the Scottish Government alongside other funding streams such as the SSENT project against several attractive developments in our area that aligns with the type of stock we desire to deliver and the associated risk of being a developing organisation. The Board unanimously agreed that Osprey has an ambition to explore the option to exceed our current 60 units per year.

The Board noted that the Strategy Day discussion had directly shaped the annual budget and Business Plan review to ensure we are effectively planning for the future.

Board Tour – Spring 2026
The Board was reminded that the March Strategy Day will be a bus tour taking in Fraserburgh, Peterhead and nearby smaller communities.
	



	Minute No
	Subject
	Action

	
	Local Housing Associations – Collaboration
The Board noted that a suitable date has not yet been identified for the meeting of the local RSL CEOs, Chairs and Vice Chairs. 

Strategic Engagement
The Board noted a number of upcoming strategic engagement opportunities that Osprey had been invited to attend. 

The Board:
· Approved the suite of policies and strategic documents reviewed during the period
· Considered and supported other key recommendations/proposals/actions highlighted in the report, including those outcomes from each of the Committees
· Noted the report

	

	7
	Development Report

The CEO presented a report updating the Board on the current progress with respect to Osprey’s current and future new-build development works.

Current/Live Developments:

Aberdeen City
There were no current/live developments within Aberdeen City LA area. 

Aberdeenshire
· Snowdrop Gardens (Phase 2), St Cyrus – 15 units – anticipated completion March 2026. Financial stability appears to be returning for the developer following a period of uncertainty. Concerns over the issued Road Construction Consent had been resolved.
· Linton Mews, Gourdon – 12 units – anticipated completion October 2025 (7), November 2025 (5). Handover of final 5 units expected imminently.
· Bonnyton Farm, Pitmedden – 16 units – anticipated completion July 2026. On-site work scheduled for commencement November 2025.

Moray
· Kinneddar Meadows (Phase 3), Lossiemouth – 8 units – development is making good progress. First units handed over in August 2025 (4), remaining units due end-November 2025. 

	CEO



	Minute No
	Subject
	Action

	
	Future Developments
· Snowdrop Gardens (Phase 2a), St Cyrus – 4 units. The development remains a potential opportunity to progress at St Cyrus as an extension to the presently on-going works. Development is dependent on the successful land transaction between the developer and a private landowner. Should this deal progress as planned, permission may require to be sought through the Chairs Group.
· Firth Rise, Hopeman – 12 units. The developer has changed the initial proposal of the first phase of 4 units to the full S75 allocation of 12 units. Development was agreed in principle in September and has received HAG funding. Legal/contractual elements are being progressed with works scheduled to commence in November 2025.
· Pinewood E, Countesswells – 18 units. Funding has been approved following technical review of HAG application and as a result financial appraisal changed slightly.  Copy of revised appraisal doc was included and approved.

SSENT Housing Project
Progress is continuing on the investigation into the delivery of housing for key workers in the North-East. Legals are progressing positively. No legal costs have been incurred yet however the Board noted that this development would require additional funding to be explored. This development was supported in principle by the Board in September 2025.

Development Appraisal Tool
Following review of several options, an annual subscription has been taken out to use the SDS appraisal tool. The possibility of a Breakfast Briefing to present the tool will be considered.

The Board:
· Noted the contents of this report including the appendixes A & B outlining current position and performance on our development programme
· Noted the changes to the financial appraisal for Pinewood E and approve the reviewed recommendation to proceed.

	

	9.
	Draft Budget Report 2026/27

The DOF presented a report outlining the initial draft budget for 2026/27 and to recommend a consultative rent increase.

The following assumptions had been used to prepare the draft budget:
· Rental income is based on a rent increase of 4.8%. This is CPI for September 2025 of 3.8% plus an additional uplift of 1%. 
	DOF




	Minute No
	Subject
	Action

	9
	· Rent harmonisation process continues with additional increases capped at a maximum of £20.00 per calendar month.
· Void Rent Loss has been set at 0.5% (unchanged from 2025/26).
· Bad Debts have been set at 1.5% (decrease of 0.5% on 2025/26).
· Staff Salaries include an annual cost of living increase of 3.8%. 
· Repair contracts have been uplifted by 2.0%.
· Provision for Void Maintenance is based on 120 void properties per annum at a cost of £5,115 per property.
· Planned/Cyclical Maintenance relates to the external painterwork programme, the annual servicing of heating and electrical systems as well as items identified under the Life Cycle Costing (LCC) Report and those previously designated as Recoverable Service Costs. 
· Loan capital repayments include £950K due to Aberdeenshire Council.
· Development expenditure after grant is forecast to be £4.11M, delivering a further 78 social housing units.
· Capital expenditure on housing component renewals is £3.28M, the level currently included in the Business Plan. This contains an element of catch up from delayed works in 2024/25 and 2025/26 along with a CPI + 1% (4.8%) annual uplift.

The anticipated surplus is £2,159,207 with expected year end cash balances of £1,450,755 after drawing down a further £5.5M from the RCF.

The Board noted that:

· a 4.8% rent increase is high but among the lowest in the area that Osprey are aware of.
· If any fundamental changes occur following the Scottish Government budget announcement that would impact Osprey own budget then a short meeting may be required ahead of the rent consultation in January.
· 37.5% of tenants will be impacted as part of the rent harmonisation.

The Board:
· Considered and discussed the contents of the report and recommended the proposed rent increase of 4.8% for consultation with tenants.
	DOF



	Minute No
	Subject
	Action

	10.
	Rent Consultation

The DHS presented a report seeking the approval of the Board to proceed with the recommended process for carrying out the 2026 rent consultation and the associated timeline.

The Board was informed that the consultation will commence on 9 January and run for 3 weeks with only one option and the reasoning behind this. Consultation will use a variety of digital methods including email, social media and text message as well as well has hard copies via post. The aim is to receive responses from a minimum of 10% of tenants. To help achieve this the consultation has been incentivised with the chance of winning one of two £100 shopping vouchers for those who respond.

OTRA will be involved in the preparation of the consultation communications.

The Board:
· Noted and discussed the contents of the report.
· Approved the proposed increase figure for consultation with tenants of 4.8% and endorsed the recommended the approach taken to the consultation process.

	DHS

	11. 
	Risk Management Strategy Review

The DCS presented a report outlining the actions taken and seeking approval for the revised Risk Management Strategy.

As noted under item 7 on this meeting the review of the Risk Management Strategy follows on from the risk session facilitated by BWG at the Board Strategy Day in September.

It was proposed that the new risk categories should be based on the HM Treasury Orange Book Risk Appetite model. Risks will be assigned into the following categories:

· Strategy (including growth)
· Governance
· Operations (including reactive repairs & housing management)
· Legal, Political and Regulation
· Property (Including investment and net zero)
· Financial
· People
· Data & Information Management (including cyber security)
· Digital Infrastructure
· Safety and Wellbeing

	DCS



	Minute No
	Subject
	Action

	
	The SLT had agreed on the following levels of risk tolerance:

· Adverse
· Minimal
· Cautious
· Accepting
· Eager

The new Risk Register will be based on a 5x5 matrix.

The Board will receive reports that allow it to identify, monitor and manage serious and significant risks that are current and those that are emerging. 

The Board noted that the SLT and Senior Officers had received a demonstration of the CalQRisk system. It has been agreed that Osprey would implement the system with a go-live of April 2026.

The Risk Register will be reviewed and updated by the SLT and Senior Officers ahead of the February Board meeting.

The Board:
· Noted the contents of the report.
· Discussed and confirmed the SLT’s proposals around Osprey’s Risk Categories, Risk Appetite and Risk Tolerance.
· Approved the revised Risk Management Strategy.


	

	12.
	Declarations of Interest Policy Review

The DCS presented a report informing the Board of the revised process to declare any appropriate interest at governance meetings.

The Board was informed that the DoI Policy was due for review during the governance cycle and when the revised policy was presented at the P&O Committee the Chair of the Board noted that he thought our approach scope for improvement. He wished the concept of the ‘objectivity test’ to be included. This has been included in the revised policy.

The DoI Register will continue to the updated as per previous years. 

The DCS highlighted the flow chart appended to the policy that outlined how the process that Board members must consider at the earliest stage whether they have an interest to declare in relation to any matter which to be considered at a meeting. 
	DCS



	Minute No
	Subject
	Action

	
	The Board:
· Considered and discussed the contents of the report and the proposed changes to the process.
· Approved the revised Declarations of Interest Policy
· Noted the new procedure to declare an interest.

	

	13.
	Factoring Review Report

The CEO and DHS presented a report providing the Board with an explanation around the proposed change of approach to factoring including the write-off of historic arrears associated with these accounts.

Several years ago a number of owner occupiers challenged the service charge stating that their title deeds did not mention any requirements for them to pay this charge. A number of owner occupiers continued to pay the charges however some made no further payments and so as a result have accrued arrears. Pre Covid Osprey took the decision to suspend all charges until a full review could be undertaken.

The Board noted that the outcome of the review shows that Osprey still provide the factoring service in most of the areas but that the task of pursuing and recovering small value monies from owner occupiers can be complicated administratively and disproportionate to the outcome. The review of title deeds found that the charges against the LIFT properties in our schemes that we were involved in building were valid.

It was recommended that Osprey would re-engage with the LIFT owners to maintain their accounts going forward, however, not to pursue any historic debt which will be written off. 

A revised communication approach will take effect from 1 April 2026.

The Board:
· Noted the contents of the report and endorsed the approach take going forward.
· Approved the proposed write offs.
	CEO / DHS




	Minute No
	Subject
	Action

	
	Items for Discussion/Consideration
	

	14
	Performance Review (Quarter 2 2025-26)
The CEO presented a report providing the Board with assurance on the current KPI performance.

The Board noted that it had been a good quarter of consistent performance. The Board was asked to note:

Work is underway to review WO completion dates, including the implementation of a more effective a No-Access Procedure. 

A data reporting issue in relation to adaptations has been identified and as a result data is being reviewed and will be updated for the next cycle.

The Board:
· Noted the contents of the report

	SLT

	15
	Financial Performance (Quarter 2 2025/26)
[bookmark: _Int_QZqimuzA]The DOF presented a report detailing the financial outcomes for Q2 ended 30 September 2025.

The results for the period to 30 September 2025 are good, with most areas ahead of budget. 

· Rental income is ahead of both the forecast and the budget due to the earlier than anticipated handover new build units, particularly at Fair Isle, Peterhead.
· There has also been a very strong performance on void rent loss. Therefore, total income is £51.6k ahead of budget.
· Overall expenditure is also better than budget expectations. A prudent approach has been taken when forecasting year end positions.   
· Reactive maintenance costs are £90k less than budget. However, analysis of committed expenditure continues to show expenditure much closer in line with the budget. This will be kept under review. 
· Void maintenance costs are £42k below budget. This is less than in the previous quarter but in line with committed expenditure. This will also be kept under review. 
· Loss on disposal of assets are significantly lower reflecting continuing delays to the component renewal programme.
· Bad Debt provision is 90K lower than budget, an exceptionally strong position. This has been impacted by an improving arrears performance, including a significant reduction in large current tenant debt. 
	DOF



	Minute No
	Subject
	Action

	
	· Loan Interest is ahead of budget due to delays in drawing down loan funding. This is due to continuing delays to the component renewal programme.
· Inflation (CPI) is currently 3.6%. 

There are currently four developments on site and they are in line with cost expectations. A detailed analysis of all projects is provided under agenda item 8.

There remains £20.5M available via the Revolving Credit Facility to fund further development activities. 

The balance sheet remains strong with net reserves of £35.4M and cash balances of £3M.

[bookmark: _Int_mKzYfCmZ]The quarter end results are covenant compliant.

The Board:
· Noted the contents of the report

	

	16
	Asset Management Report
The DOA presented a report updating the Board on the current progress with respect to various programmes of work that the Asset Department are progressing. 

The report had previously been reviewed in detail by the Housing Committee. Particular notice was drawn to:

· Reactive repairs budget – All budgets were where they were expected to be within acceptable limits.
· Reactive Repairs Contracts – These continue to operate as required and as expected in all areas with monthly meetings with each main contractor. 
· Kitchen Replacements – The award of the direct supply contract to Howden’s was imminent following the conclusion of the pricing exercise. Commencement is expected in January 2026.
· Bathroom Replacements – Approx. 40 bathrooms are expected to be replaced in this financial year. Work on identifying a procurement strategy had commenced.
· Windows and Door Replacements – Deliver will be balanced between preferred local contractors and larger national contractors due to the scale of the works required.
· Painter Work Framework Contract (Bells Group) – 2025 programme commenced in September 2025. A procurement exercise will be completed late 2025 with the assistance of the Scottish Procurement Alliance, or equal, to allow for the direct appointment of Bells for the painter works programme in 2025 onwards.
	DOA



	Minute No
	Subject
	Action

	
	· Energy Efficiency/Heating Systems upgrade – A grant offer to replace 89 oil heating systems with ASHP was declined, primarily due to the funding available through the Net Zero Fund Management.
· Medical Adaptations – The bid for the 2025/26 financial year had been awarded with a significant increase in the annual allowance.
· Procurement – It remains the intention to create an ‘Osprey Framework’ for out preferred local contractors to allow for the swifter allocation of works.
· FireAngel Linked Heat/Smoke Alarms (LD1/2) - A proposal for a strategic replacement of all FireAngel units is outstanding and will be brought for review as part of the February reporting cycle.
· Stock Condition Surveys – Digital Progression Investigation - As we continue to look for ways to improve the quality and validity of the data we hold for our assets, it is believed appropriate that we should also review how we complete our stock condition surveys.
· Net Zero Fund Management – ‘Tenant Power’ - This alternate funding is the conjoining of a number of different streams being managed by a company named Net Zero Fund Management who have access, and most importantly control, over the allocation of said funding. The fund targets lower EPC properties and promotes the installation of solar PV panels in conjunction with battery storage and an air source heat pump. A significant amount of work has been done verifying the offering and the decision has been taken to proceed with a pilot project of 89no. properties. Works to procure this offering was completed in October with a view to commencing works late-November. This is an exciting opportunity with further works planned should the pilot prove successful. 

The Board:
· Noted the contents of the report

	

	
	Items for Information and Assurance
	

	17
	Health & Safety Update
The CSO provided a full overview of current Health and Safety arrangements. 

It was noted:

· Items considered by the H&S Committee. 
· The details of one accident reported during the Quarter.

	CSO



	Minute No
	Subject
	Action

	
	· A number of incidents had been reported by staff in relation to abusive phone calls, this was being continually reviewed by SLT on how we manage tenant expectations and behaviours.
· An update on the personal injury claim detailing a denial response.
· Annual update to the Landlord Safety Manual.
· The update on the H&S Action Plan.

The Board: 
· Noted the contents of the report

	

	18
	2025 Tenant Satisfaction Presentation

The DHS gave a presentation outlining the results of the Tenants Satisfaction survey carried out during the summer of 2025.

The Board noted that in total 1378 tenancies had been surveyed. Estate management had been highlighted as a minor concern and as a result OTRA will make this their next Scrutiny Project.

The Board passed on their thanks to all involved.

	DHS

	19
	AOB 

	

	20
	Date of next meeting - Wednesday 25 February 2026 at 10:00 Westhill Office/Hybrid

	


The meeting closed at 12:55


Signed:			
Date: 
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