
Wellhouse Housing Association 
Minutes of the Board meeting held on 22 October 2025 at 6PM, Wellhouse Housing  
Association, 49 Wellhouse Crescent, G33 4LA. 
  
Present:  
Maureen Morris  Chair  
David Gebbie   Vice Chair   
Anna Dukova   Committee Member  
Felix Lynn   Committee Member  
Jane Heppenstall  Committee Member 
Mary Cawley   Co-optee  
Christian Dassi  Casual Member  
 
In Attendance:  
Diane Hendry   Director (Secretary)  
Bruce West   Finance and Corporate Services Manager  
Suzanne Halbert  Minutes 
Job de Bruin   (Temporary Housing Assistant – Shadowing) 
Bill Black   Assets & Maintenance Manager  
Angela MacDonald  Housing & Customer Services Manager 
Peter Freer   Allia C&C (Item 4 only) 
Pamela Forest   Observer  
 
  
1. Welcome, Sederunt & Apologies  
 
Apologies were received from Gordon Kerr and Ann Marie Cunningham. 
 
The chair introduced Job de Bruin who has secured the post of Corporate Service Officer, 
commencing 3rd November 2025, Pamela Forest (observer) Head of Housing at Riverside 
Scotland, and Peter Freer from Allia C&C who will guide the Committee through the borrowing 
strategy.  
 
The rest of the Committee and staff present introduced themselves. 
 
2. Declarations of Interest  
 
There were no declarations of interest.  
 
The secretary apologises that there was no specific item on the agenda for approval of 
previous minutes and will be recorded in the minute under this item.  
 
The committee were asked to confirm accuracy of: 
 
The minutes of Management Committee Meeting held on 25th August 2025.  
These were proposed by David Gebbie and seconded by Jane Heppenstall. 

The minutes of confidential item Committee Meeting held on 25th August 2025.  
These were proposed by Anna Dukova and seconded by Jane Heppenstall. 
 
The minutes of Management Committee Meeting held on 24th September 2025. 
These were proposed by Anna Dukova and seconded by David Gebbie 

 
 



3. Matters Arising & Actions 
 
Bad Debt Write Offs - The Director recommended closing the action and advised that tracing 
options will be reviewed individually to ensure best value. The Committee agreed to close this 
action. 
 
There were no further matters arising.  
 
4. Financial reports - Funding strategy, future of pension scheme & 30-year financial 
projections 
 
The Committee considered papers setting out the costs and risk associated with a potential 
exit from the SHAPS defined benefit pension scheme, the proposed funding/borrowing 
strategy and 30-year financial projections. 
 
The Finance Manager spoke to the papers on pensions and highlighted the potential cost to 
exit, including fees, of £430,000 to £470,000, the impact on borrowing and borrowing costs 
compared to pensions deficit contributions and the ongoing risks associated with remaining in 
the SHAPS defined benefit pensions scheme. 
 
The Finance Manager summarised the key points in relation to the 30-year financial 
projections. His overall assessment was the 30-year financial projections demonstrate the 
Association should be financially viable going forward in terms of generating cash to repay 
borrowing, meeting expected loan covenants and cover the cost of paying staff, delivering 
services and investing and maintaining the housing stock. He confirmed this applied in all 16 
scenarios, so the mix of new build options did not determine financial viability. He advised the 
30-year financial projections were based on a rent increase of inflation plus 1% for 14 years. 
Reference was made to the sensitivity analysis, and he advised that the 30-year financial 
projections could accommodate some turbulence in change to assumptions for a short period 
of time bit a sustained adverse change in assumptions would require rents to be increased 
higher.  
 
Peter Freer from Allia Cand C spoke to the proposed funding/borrowing strategy and took the 
Committee through his paper highlighting the key points in relation to – the debt requirement, 
potential sources of funding, loan duration and repayment options, interest rate management 
considerations, potential loan covenants, pricing , other matters and the actions and timetable 
to deliver the required loan finance by 31 December 2026. 
 
Following questions and answers the Committee move to consider the recommendation and 
unanimously agreed the following: 
 

1. To approve the Association takes no further action in respect of exiting the SHAPS 
defined benefit pension scheme and continues to remain as a member on the current 
basis. 
Proposed by David Gebbie. Seconded by Anna Dukova. 
 

2. To approve the funding exercise is taken to the stage of having a draft Invitation to 
Tender document, draft list of potential funders to be invited to tender with an 
assessment of the availability of the Charitable Bond funding all completed by 31 
January 2026.  
Proposed by David Gebbie. Seconded by Jane Heppenstall 

 
3. To approve the undernoted matters are actioned by 31 January: 

• Repay Virgin Money facilities from cash balance and release the security attached 
to this facility 



• Undertake a valuation of the unsecured stock. 

• Update the valuation of stock secured to RBS. 

• Appoint independent advisors to manage funding tender. 

• Agree the timetable for approaching the funding market. 

• Review the Treasury Management Policy/Strategy to ensure it aligns with the 
planned funding raising exercise. 

• Update SHR with information on this strategy, timeline and proposed approach. 
Proposed by David Gebbie. Seconded by Jane Heppenstall 

 
4. To note that approval will be sought at later stages for the other aspects of the 

timeline/project and agree the following timeline for the remainder of the 
borrowing/funding strategy: 

• Funding tender ready to go to market – Before end of March 2026. 

• Select Lender(s) – By 30th June 2026. 

• Legal Completion of Loan – By 31st December 2026. 
 

5. To approve and accept the 30-year financial projections for the main scenario as 
demonstrating a long term financially viable position for the Association.  
Proposed by Mary Cawley. Seconded by David Gebbie 
 

6. To note the sensitivity analysis set out for the main scenario, the impact of the 
sensitivities and the potential impact of these. 
 

7. To note the 15 variants to the main scenario and that these all result in a broadly viable 
set of financial projections. 
 

Peter Freer left the meeting at this point. 
 
5.  Annual assurance statement submission 
The Director presented the Annual Assurance Statement for review and approval ahead of 
submission to the SHR by 31 October 2025. 
The Director noted that Landlord Health and Safety continue to be a key priority for the SHR. 
By way of further assurance in this area, it was noted that the format of reporting had improved. 
WHA had also incorporated compliance with gas, electrical, waste management, fire, asbestos 
and dampness into internal audit for this year. The evidence bank continues to be updated in 
line with the SFHA Toolkit. 
 
The Committee noted the regulatory framework and the position that Wellhouse is currently 
compliant with regulatory requirements including the standards of governance and financial 
management. 

It was agreed by Committee, that each of the seven Governance and Financial Management 
Standards will be reviewed individually throughout the year rather than as a single 
consolidated report, to strengthen scrutiny, provide continuous assurance, and support 
ongoing self-assessment and improvement.  
 
The Director asked committee to:  
 

• To approve the Annual Assurance Statement and have it signed by the Chair 
Proposed by Mary Cawley and seconded by Anna Dukova 

 

• Management Committee agree an ongoing programme of verification  
Proposed by David Gebbie and seconded by Mary Cawley 



• Management Committee members test out evidence bank for assurance beyond 
report 
Proposed by Mary Cawley and seconded by Jane Heppenstall 

 

6. Share cancellations, approvals & register of interest 
The Director asked the Committee to approve six new member applications as detailed within 
the report.  
Proposed by Mary Cawley. Seconded by Anna Dukova 
 
The Committee noted that, following the AGM, ten members had not attended the last five 
consecutive AGMs. In line with the Association’s rules, these memberships have now been 
cancelled. 
 

7. Asbestos policy  
The Committee were asked to approve the revised Asbestos policy.  
Proposed by David Gebbie and seconded by Mary Cawley. 

 
8. Q2 Delivery plan update 

The Director presented the report linked to the Delivery Plan, noting that these documents 
are used to monitor progress against the organisation’s strategic objectives set out in the 
Business Plan for period Jul – Sep 2025-28. The Committee was advised that overall 
progress is good, with most actions on track. Two of the three items previously marked red 
have now commenced in Quarter 3. One action relating to staff communication remains 
outstanding, but all other items are progressing well. 
 
Q2 KPI & Performance report 
The Housing Manager and Maintenance Manager presented the Quarter 2 performance 
reports. The Committee noted that 8 of the 9 targets for the quarter have been achieved, 
with the remaining indicator slightly below target due to ongoing Universal Credit migration 
and delays in Discretionary Housing Payment processing. 
Overall performance remains strong, and teams continue to monitor KPIs regularly, with 
updates discussed at each staff meeting. 
 

9. Q2 Complaints & compliments 
The Housing Manager and Maintenance Manager presented the Quarter 2 complaints and 
compliments report. Six Stage 1 complaints and three Stage 2 complaints were received, 
with outcomes and categories noted. One Stage 2 complaint required an extension due to 
the tenant providing additional information. 
 
Compliments for the estate wardens and various staff members were also noted, reflecting 
ongoing positive feedback from tenants. 
 

10. Stock condition report 
The Committee received an update on the Stock Condition Survey, undertaken to provide 
assurance on the condition of the Association’s housing stock in relation to the Scottish 
Housing Quality Standard and to support long-term planning. It was noted that JMP 
Construction and Property Consultants completed a 30% survey of the stock, with 
remaining properties cloned and data uploaded to the HUB system.  
 
Following review, four SHQS failures remain: two are programmed for works, and two are 
in abeyance due to tenant refusal. Current SHQS compliance is 99%. 
 



ECIRs are now up to date and on programme. Five properties continue to fail EESSH due 
to tenant refusal, and these remain in abeyance for ARC reporting. 
 
The Committee was advised that letters will be issued this week to tenants who were 
previously bypassed for kitchen and bathroom renewals due to rent arrears to inform of our 
two-year catch-up programme. 
 

11. Income advice report 
The Housing Manager presented the Income and Advice Report and Committee were 
asked to note the information on the number of cases and financial gains achieved in 
relation to the work carried out by the Income Advice Officer.  Cases studies were also 
provided for information. 
 

12. August Cyber Attack 
The Committee received an update from Bruce West on the cyber-attack identified in 
August. The report was provided for noting, with no decisions required. Bruce outlined the 
immediate actions taken once the incident was discovered, including the prompt response 
and shut down by the IT support team. He also summarised the improvements 
implemented since the incident to strengthen systems and prevent future vulnerabilities, 
along with the reporting completed to the relevant regulatory bodies. 

 
13. Directors Report/Operational Update 

The Director provided an oversight to Committee on operational updates in finalising the 
full business plan. It was hoped the full business plan will be presented at the December 
3rd meeting, and will support future activities, including loan applications. 
 

14. Correspondence – GWSF conference 
The Director notified the Committee of the GWSF conference taking place on 25 November 
2025 and encouraged all members to attend if able to. 
 

15. Use of delegated authority 
The Director provided an update on any use of delegated authority since the previous 
meeting. It was noted that, at the last meeting, delegated authority had been sought to 
progress the draft Heads of Terms for negotiations on the archdiocese development site. 
This request was refused due to the Vice Chair’s concerns regarding the proposed wording. 
 
The Director has since referred the document back to the Association’s solicitor for further 
review. An updated version will be brought back either through a renewed delegated 
authority request or to a future Committee meeting, as appropriate. 
 

16. AOCB 
Staff Christmas Salaries- The Committee approved to continue the usual practice of 
paying December salaries before Christmas. 
Committee Training – The Director asked for feedback on members availability for training 
around the regulatory framework. 
Strategy Day - The Director asked for feedback on members availability in January for the 
annual Strategy Day 
 

17. Meeting close: 8pm.  Next Meeting 3rd December 2025, 6pm.   
  
I certify that the above minute has been approved as a true and accurate reflection of the 
proceedings:   
  
Signed ……………………………………………       Date:……………………………………… 
 


