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Introduction 

The purpose of this report is to update Committee on “The Scottish Housing Quality Standard: 
Delivery Plan Guidance” recently published by Communities Scotland on behalf of the 
Scottish Executive. 

Background 

As previously reported to Committee, the Scottish Executive outlined its intention to introduce 
a new housing quality standard for social rented housing. The Scottish Executive then set out 
its proposals for a national standard based on a minimum set of quality measures for such 
housing in its consultation document “Modernising Scotland’s Social Housing” 

The Council, in its response to this document reported to Committee in June 2003, broadly 
welcomed the introduction of such a standard but raised concerns over its ability to be 
measured in a consistent way throughout Scotland and possible cost implications for Councils 
in undertaking such work. 

In February 2004, the Minister for Communities announced the introduction of the Scottish 
Housing Quality Standard (SHQS) which would act as a cross-tenure standard in response to 
the recommendations of the Housing Improvement Task Force. The Minister outlined that the 
new standard was intended to define a standard for housing relevant to the 21’‘ Century and be 
consistent with views on what constituted acceptable, good quality housing. The new standard 
is intended to supplement the existing Tolerable Standard, with its very basic standard of 
acceptability and the Building Standards as they apply to new housing. 

The Council submitted its comments attached as Appendix 1 on the Draft Guidelines for the 
new SHQS in June 2004 following a six week consultation period. Again the Council was 
broadly supportive of the principle of a SHQS but stated it was essential that the process did 
not become over complex particularly in respect of the assessment and inspection regimes 
already in place in relation to public sector housing. In July 2004, the finalised version of the 
Guidance: “The Scottish Housing Quality Standard: delivery plan guidance” (Appendix 2) was 
published as well as clarification of the details of criteria within the SHQS attached as 
Appendix 3 of this report. 

As a consequence of the new SHQS, public sector landlords are required to produce a delivery 
strategy by 29 April 2005 outlining how they intend to ensure all their stock meets the new 
SHQS by the target date of2015. 

Considerations 

The new SHQS provides a measure against which housing quality can be determined based on 
a number of criteria. To meet the standard a house must be: 

0 

0 Free from serious disrepair; 
Energy efficient; 

Compliant with the tolerable standard; 

H:\Committee Reportsbndards\SHQS Update Committee Renn* h l y  042 040810.doc 

62 



0 

0 Healthy, safe and secure. 
Provided with modem facilities and services, and be 

3.2 

3.3 

3.4 

3.5 

3.6 

4. 

4.1 

4.2 

A more detailed outline of the elements within these criteria is provided within the letter dated 
28 July 2004 fiom the Scottish Executive attached as Appendix 3. 

The Scottish Executive has stated that those Councils not participating within the Community 
Ownership Programme will be required to outline their delivery strategies for bringing all 
homes in their ownership up to the SHQS by 2015. This delivery strategy takes the form of a 
Standard Delivery Plan (SDP) requiring to be submitted to Communities Scotland by 29 April 
2005. To produce the SDP, it is anticipated most landlords will need to undertake the 
following: 

0 

0 

0 Option Appraisal 
0 

Collection and analysis of stock condition information 
Collation and analysis of financial information 

Development of the SDP itself. 

The initial requirements will be to evaluate existing data available on the Council’s housing 
stock and to determine any information gaps that will require additional data collection to 
inform the SDP. It is also noted within the Guidance documentation that the SDP should be 
developed in consultation with tenants to comply with the requirements of the Housing 
(Scotland) Act 200 1 and should include evidence of this consultation. 

With regard to financial information, it is intended to update the 30-year Capital Investment 
Plan submitted to the Scottish Executive in September 2003 with emphasis given to the ten 
years within which full compliance with the new standard must be achieved. It will also be 
necessary for the Council to produce a business plan as part of the SDP submission to 
Communities Scotland. 

In relation to the update to the Councils Local Housing Strategy (LHS) required for April 
2005, the Guidance proposes that a significant element will involve reflecting the requirements 
highlighted within the SDP. Communities Scotland have stated they will contact local 
authorities separately regarding this issue. 

The Guidance indicates that if a SDP is not submitted or is assessed as being inadequate, it 
will be referred to Communities Scotland’s Regulation and Inspection Division. Communities 
Scotland have not been explicit about the implications of failing to show how the SHQS will 
be met by 2015. It is however anticipated that local authorities that are unable to confirm their 
stock will meet the SHQS by this date will be under greater pressure to consider transferring 
their stock within the Community Ownership Programme. 

Assessing Stock Condition 

As indicated above, the initial requirement is to assess the Council’s housing stock against the 
defined SHQS criteria. It is proposed to establish baseline information for the SDP by 
updating the data from the Stock Condition Survey conducted in 2000 to reflect investment 
within the stock since that date. The alternative is to conduct a new stock condition survey 
designed to reflect the requirements of SHQS but this is not felt practical given the April 2005 
submission date set by Communities Scotland and the Scottish Executive. 

To enable the update of the survey data, staff within the Department are currently examining 
the schedule of rates used for the previous survey with the intention of making this reflective 
of current costs. Staff are also collating records of works undertaken to the stock since the 
2000 Stock Condition Survey which will inform the analysis process as to the ability of the 
stock to fully comply with the SHQS by 20 15. 
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4.3 Due to the limited time and extent of information to be assessed, it is proposed to commission 
the same consultant surveyor who undertook the original Stock Condition Survey in 2000 to 
undertake the necessary analysis of the updated information. The consultant surveyor is 
already familiar with the existing survey data as well as having been informed of the 
requirements of the new SHQS. This approach is recognised in the published Guidance as an 
appropriate method of gathering initial baseline data due to the timescales involved. 

4.4 It is also intended to examine the information established ftom the Stock Condition Survey to 
identify any criteria contained within the SHQS that were not identified as part of the stock 
condition survey. Other records will be examined to identify any data that may fill these 
criteria. In the event of information gaps being determined, these will be addressed as 
milestones within the SDP to be achieved at the next full stock condition survey or as part of 
other information gathering opportunities. 

5. Recommendation 

5.1 It is recommended that Committee: 

a) 

b) 

Note the Council’s response to the Draft Guidelines for the Scottish Housing Quality 
Standard submitted in June 2004 attached as Appendix 1. 
Note the publication of “The Scottish Housing Quality Standard: delivery plan 
guidance” contained within Appendix 2 and further clarification letter dated 28 July 
2004 attached as Appendix 3. 
Approve authority for the Director of Housing & Property Services to negotiate a 
tender with King Sturge (Consultant Surveyor) to update the Stock Condition Survey 
data undertaken in 2000 to reflect the requirements of the new Scottish Housing 
Quality Standard. 

c) 

6. Background Information 

6.1 Background Information is available from the Housing and Property Services Department. 

Thomas McKenzie 
Director of Housing and Property Services 
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our kef :  TMCWAM 
~ Your Ref: - 

Contact: Alex Miller 
. Tel: 01236812526 
, Fax: 01236812516 

E-mail: millera@northlan.gov.uk 
Date: 6 Auaust. 2004 

Dianne Millen 
House Condition Surveys Team 
Communities Scotland 
Thistle House 
Edinburgh 
EH12 5HE 

Dear Dr Millen 

APPENDIX 4 

Housirs&Rpperty- 
Thomas McKenzie, Director 

Municipal Building 

Kildonan Street 
Coatbridge, ML5 3NG 

www.northlan.gov.uk 

Draft Guidance and Draft Assessment Criteria: Scottish Housing Quality Standard 
Delivery Plans 

Thank you for the opportunity to provide comment on the draft guidance and assessment criteria proposed 
for the Scottish Housing Quality Standard. 

While we remain supportive of the principle of the SHQS and have developed our own 30 year investment 
plan based on the findings of our stock condition survey, we have some concerns regarding the level of 
information that is being requested by April 2005. There needs to be sufficient flexibility built into the 
assessment process to recognise that very few, if any, landlords will hold the information in the format being 
requested and it may take several years to develop the systems and gather the information to be able to 
fully meet the prescriptive reporting requirements. 

I have attached several comments and questions relating to the proposed guidance with this letter. I trust 
that these will be of assistance and we would be happy to discuss the matter further as required. 

Yours sincerely 

Thomas McKenzie 
Director of Housing & Property Services 

Enc. 
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’ SCOTTISH HOUSING QUALITY STANDARD - DELIVERY STRATEGY GUIDANCE 

COMMENTS FROM NORTH LANARKSHIRE COUNCIL 

General 

While supportive of the principle of the SHQS, and the need to monitor progress in its 
achievement, it is essential that the process does not become over complex or bureaucratic, 
particularly given the rigorous assessment and inspection regimes already in place for the Local 
Housing Strategy and the Single Regulatory Framework. 

It is generally acknowledged that there are likely to be gaps in the information being requested, 
particularly as some of the information was not measured as part of the national stock condition 
survey, let alone the local surveys that have been completed. However there seems to be an 
expectation that where there are gaps in the baseline information the local authority will re- 
submit its Delivery Strategy in 2006. While every effort will be made to supplement stock 
condition survey information with information gathered from other sources, it is likely to be the 
case that some of the information will only be available following a further comprehensive stock 
condition survey. Given the costs of undertaking such a survey the timing of this should be 
determined by when the last survey was carried out and this should be recognised in the 
assessment process, rather than imposing unrealistic timescales for resubmission of Delivery 
Strategies. 

Part of the assessment process for entry onto the Community Ownership Programme with 
regard to a partial transfer stipulates that an Authority must demonstrate a robust Delivery Plan 
to meet the Standards by 201 5. The Guidance document recognises the already tight timescale 
for the submission of the Plans and highlights that it may not be possible for local authorities to 
prepare a new option appraisal based on new stock condition information as the standard was 
only finalised in February 2004. Guidance is therefore sought on what flexibility there will be for 
local authorities wishing to enter the Community Ownership Programme this year with regard to 
partial transfers in terms of acceptance of a draft delivery plan ahead of the deadline for 
submissions of 29 April 2005. 

The document also states that the Standard Delivery Plan will form part of an update/revision to 
the LHS but is unclear as to how these documents should be linked. Further guidance on this 
matter is requested to ensure effective use of resources in the preparation of both documents. 

Further comments in relation to particular sections of the guidance are outlined below 

Owner occupiers (para 1.13) 

The Guidance outlines that Authorities must take into consideration the extent to which mixed 
tenure situations will have an impact on their ability to deliver the Standard. For the majority of 
public sector landlords, this will involve in some part an assessment of the level of grant to try to 
ensure that owners are encouraged to participate in common works. 

Although it may be feasible to assess the level of potential grant for owners which would be 
required to finance a 10 year programme of works to ensure all public sector houses meet the 
standard, it is not feasible to assume every owner will participate in identified programmes. 
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1 ’The introduction this year of 2-year allocations via the Private Sector Housing Grant (PSHG) 
also provides challenges for Local Authorities in forecasting future allocations from 2006/7 
through what is assumed will involve another bidding process. For example, as part of our 
recent bid for PSHG, we estimated f800k a year of grant aid was required to enable owners to 
participate in common works within our capital programme, but the amount of PSHG awarded to 
this priority was f450k. It is recognised that grant aid to owner occupiers is only one means by 
which their involvement in programmes should be encouraged but it should also be recognised 
for some authorities such as North Lanarkshire, other options which could be adopted e.g. 
equity loans will involve challenges as owner-occupiers in some areas have very little if any 
equity in their homes. 

Clarification is therefore sought on what will be required as part of the Plan in relation to 
involvement of owner-owner occupiers as well as what allowance will be made if public sector 
properties fail the standard due to refusal of owner occupiers to participate in having works 
undertaken. 

Stock condition information 

The Guidance outlines that information will require to be provided for the next 10 years showing 
the pattern of expenditure by house type / location. Although not significant, differences in 
interpretations of house types etc will take place throughout Scotland which could lead to 
discrepancies in the overall usefulness of the information at a national level. One option for 
consideration could be the use of the main headings of the Scottish House Condition Survey 
and then further classification as subsets to ensure wherever possible uniformity of data. 

A similar problem with discrepancies in interpretation exists with regard to the definition of 
location. The document outlines that the age/dwellings/location etc should fit into the categories 
used in existing stock condition surveys. For any authority the collection and analysis of 
information involves considerable resources so it would be helpful if Communities Scotland 
could confirm if the categories previously used are acceptable prior to the detailed analysis 
required for the Delivery Plan being undertaken. 

With regard to the provision of information within the Plan, the Appendices provided outline 
current failures for each of the criteria from “1. Tolerable Standard” to “5. Healthy, Safe & 
Secure” in the 2004/05 column and projected failures noted in all other years. As a point of 
clarification relating to Appendix 2 and 4, should all multiple failures be excluded from the single 
failure category? (i.e. a property failing on roofing and wall finish should not be recorded as a 
single failure of each item but simply as a multiple failure). This would mean “Failing on Multiple” 
+ “Failing on Single” = “Total Failures”. It is recognised this is a simple point of clarification but 
essential particularly when developing a plan for over 40,000 properties. 

With regard to providing data, clarification is sought on what occurs where the failure of one 
item (e.g. a roof) could affect more than one dwelling, particularly in relation to flatted properties. 
In such circumstances, would the failure of that item relate to all the properties in the block or 
would it just relate to possibly the properties on the top floor? This item alone could result in 
significant differences in the pass/fail numbers particularly for Authorities/RSLs with high levels 
of flatted properties. 
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I +The Guidance outlines that Communities Scotland is in the process of developing a combined 
LHCS/LSVT survey format. Clarification is sought as to when this information will be available 
and whether it will include guidance relating to a single common assessment methodology also 
to be used by the Scottish House Condition Survey team. This is particularly important as some 
of the elements within the Standard rely on wording such as “safe” and “adequate” which is 
open to interpretation. It is recognised the Executive and Communities Scotland are 
considering guidance in relation to methodology etc and to ensure uniformity this is considered 
essential. Similarly, the Executive and Communities Scotland are considering commissioning 
separate guidance on deterioration rates for items, which is again considered essential to 
ensure uniformity of information throughout Scotland. 

F i n an cial Analysis 

As outlined, Local Authorities must be able to demonstrate they can deliver the Standard within 
the parameters of the Prudential Regime and at all times maintain a positive balance in the 
Housing Revenue Account. The document states that costs and assumptions to be used 
should be consistent with those utilised in the option appraisal but that any repeated 
assumptions made in the Delivery Plan may not be considered acceptable by Communities 
Scotland. North Lanarkshire Council, in common with other authorities, submitted to the 
Executive in September last year its investment requirements and proposals for financing 
spending plans under the new prudential borrowing regime which outlined RTB sales, CFCR 
contributions etc. As cost modelling and profiling involves considerable resources it would be 
beneficial to know if the methodology utilised within such financial frameworks was acceptable 
subject to any changes required due to the introduction of the Standards. Can advice on the 
appropriateness of the financial models previously submitted now be given to each local 
authority to eliminate redundant resources both by local authority staff as well as Communities 
Scotland staff prior to the submission of the finalised Delivery Plan. 

The Investment Programme 

It is a key requirement of the Single Regulatory Framework, not to mention the Housing 
(Scotland) Act 2001, that landlords should consult and involve their tenants on matters that 
affect them, including repairs and maintenance. This section of the guidance, in relation to 
tenant involvement in determining priorities, is particularly weak. The guidance states that 
“Local authorities.. . . ..will wish to set their own priorities, in consultation with tenants should they 
wish to do so, for the areas or components they wish to tackle first“ (para 4.17). Clearly tenants 
must be consulted on priorities for investment programmes, and how they wish these 
programmes to be implemented/organised. It would be unfortunate if the requirements for the 
development and monitoring of Delivery Plans was so prescriptive that it becomes difficult for 
local authorities to take account of tenants priorities for investment in their own homes. 

Assessment and monitoring 

As previously mentioned the level of bureaucracy involved in monitoring and assessing Delivery 
Plans should be kept to a minimum, and not duplicate existing monitoring and reporting 
frameworks, e.g housing statistical returns to the Scottish Executive. Further clarification is 
required regarding the monitoring process, particularly the suggestion that Communities 
Scotland would undertake periodic spot checks on the accuracy of data held by the local 
authority. If there is spare capacity within Communities Scotland to undertake these inspections 
would it not be better utilised in providing support and assistance, where required, to set up 
robust information and recording systems in the first place? 
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. It is also stated that the SCHS will be used to carry out a secondary check on the accuracy of 
the original estimates and on progress to meet the Standards. As indicated in the Local 
Authority results, the figures relating to a number of elements for the survey were either 
unavailable or caution was advised with regard to use of the information. Also, the Local 
Authority report provided information on a private/ public split but does not provide information 
on a Local Authority/RSL split. Clarification on whether information on Local AuthoritiedRSLs 
will be available separately in the future would be welcomed if Local AuthoritiedRSLs are going 
to judged against the information within the national survey. Given the level of public sector 
resources involved in both local authorities and Communities Scotland commissioning stock 
condition surveys, consideration should be given to whether local authorities could be given the 
option to purchase boost surveys to give them, and Communities Scotland the information they 
need to monitor and plan their investment programmes. 

. 
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1 Introduction 

1 .I A Partnership for a Better Scotland: Partnership Aareement’ sets out the Scottish Executive’s 
proposals for improving the quality of life for people in Scotland. Included in the Social Justice 
commitments was the objective to ‘deliver good quality, sustainable and affordable housing for all, 
with a renewed commitment to have a national housing quality standard’. 

The consultation paper Modernisina Scotland’s Social Housinq2 set out a draft standard for social 
housing for consultation. Views were sought on the components of the outline standard, the 
timescale for achieving it and the preparation of strategiedplans by social landlords for delivering the 
standard. Responses to the consultation3 indicated that local authorities and registered social 
landlords (RSLs) would welcome guidance on the preparation of these delivery strategies. 

Following this consultation, the Minister for Communities announced on 4 Februarv 20044 that, 
following the recommendations of the Housing Improvement Task Force, she was setting a cross- 
tenure Scottish Housing Quality Standard in line with the commitment in the Partnership Agreement 
to introduce a decent homes standard. The Minister set 2015 as the target date for local authorities 
and registered social landlords to achieve the Standard and asked landlords to submit Standard 
Delivery Plans (SDPs) for meeting the Standard to Communities Scotland by April 2005. 

The Standard is intended to provide an objective measure or benchmark against which the standard 
of accommodation provided to tenants and the spending plans of social landlords can be measured. 
Within the local authority sector, the introduction of the Standard, alongside the introduction of the 
Prudential Reaime5, will encourage local authorities to make early strategic decisions about their 
housing stock. 

A draft version of this guidance document, including the proposed assessment criteria, was made 
available for public consultation by Communities Scotland over the period 8 May - 22 June 2004. 
The consultation responses were evaluated in accordance with the guidance on consultation issued 
by the Office of the Permanent Secretary. Although the submissions were taken into account when 
producing this final guidance, this document does not include a detailed analysis of the responses, 
which will form the subject of a separate report to be published on the Scottish Executive 
Consultation Website‘. Communities Scotland would like to thank everyone who contributed to the 
consultation. 

1.2 

1.3 

1.4 

1.5 

’ A Partnership for a Better Scotland: Partnership Agreement, The Scottish Executive, 2003 
(htt~://www.scotland.aov.uk/libra~5/aovernment/pfbs-00.asp) 
* Modernising Scotland’s Social Housing: A Consultation Paper, The Scottish Executive, 2003 
(http://www.scotland.aov.uk/consultations/housina/mssh-OO.asp) 

htto://www.scotland.aov.uWlibrarv5/housina/msshO4-OO.a~~ 
htto://www.scotland.aov.u~News/Releases/2004/02/5000 

http://www.scotland.~ov.uk/consultations/housina/mssh-O4.asp 
http://www.scotland.aov.uk/Consultations/ 
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Purpose of this guidance 

This guidance has been prepared to assist local authorities and registered social landlords produce 
Standard Delivery Plans which will show how they propose to reach the Scottish Housing Quality 
Standard (referred to throughout as ‘the Standard’) by 2015. It is relevant to all landlords of social 
rented stock - local authorities and registered social landlords (including Abbeyfields). 

It is recognised that the current condition of the stock varies from landlord to landlord, as does the 
nature and extent of the information held on properties. The options landlords will consider in order 
to release the necessary investment, and the timing and organisation of remedial works, will also 
differ. However, it is important that there is consistency in the proposals to be assessed and clarity 
about what they should contain. The purpose of this guidance is therefore to make clear to 
landlords the aims of a Standard Delivery Plan, what it is expected to contain and on what 
basis it will be assessed by Communities Scotland. The guidance also contains information on 
the analysis likely to be required to prepare a Standard Delivery Plan, and for local authorities it 
includes contextual information on the linkages between the preparation of Standard Delivery Plans 
and the Options Appraisal process required as part of entry to the Community Ownership 
Programme. 

The Standard Delivery Plan is primarily envisaged as a live planning document to enable landlords 
to meet the Standard by 2015, in the recognition that many elements are subject to change over that 
period. However, the plan is also intended as a tool by which to assess whether or not the intended 
approach is deliverable and affordable. It will also provide a framework for monitoring progress 
towards achievement of the Standard by 2015 and maintenance of the stock at this level thereafter. 
With this in mind the broad aims of a Standard Delivery Plan are as follows: 

1.6 

1.7 

1.8 

To demonstrate clearly and robustly, using adequate and up-to-date information on the 
stock, the extent to which the stock currently complies with the Standard and the nature 
and extent of any failures. 

To set forth a programme of works (including repair, improvement, demolition and any 
other relevant mechanism) which will bring the stock above the Standard by 2015 
(bearing in mind that it must be maintained at that level thereafter). 

To set forth the level of investment required to carry out the programme of works and the 
landlord’s intended source(s) of revenue, including a full account of the financial 
operating context of the organisation. 

To propose a series of milestones against which the plan can be assessed over time 
towards 2015, and if necessary adjusted in the light of new information. 
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1.9 Landlords will be expected to produce a Standard Delivery Plan which meets the above 
requirements and is capable of evaluation against the assessment criteria set out in this document. 
All proposals must be supported by robust and clearly presented stock condition data and 
investment analysis which will enable Communities Scotland to assess the validity of the plans 
against the assessment criteria without performing additional data gathering or analysis. It is open to 
landlords to select their own planning assumptions as necessary to meet the above requirements 
(eg Schedules of Rates, inflation and deterioration) but all such assumptions must be clearly set out 
and their use fully justified. Should those assumptions change over time, details must be provided as 
part of regular progress reports (see paragraph 5.15). 

1.10 Some landlords will have evidence that their stock is fully compliant with the Standard already. The 
Standard Delivery Plans for such landlords will clearly have a different emphasis, but they must 
provide equally robust evidence that the stock is currently compliant and set forth a plan for 
maintaining it in that condition to 2015 and beyond. 

1.11 The Standard, although extremely important, is not the only priority facing the landlord. If the landlord 
is to produce a reliable Standard Delivery Plan, it will have to take account of all investment needs, 
for example the costs associated with targeted adaptations or expenditure on related assets such as 
garages and shops. These competing calls on resources might affect the ability of each landlord to 
deliver the Standard and so must be identified separately as ‘non-Standard’ items in the financial 
appendices. 
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2 Overview and context 

Definition of the Standard 

2.1 

2.2 

2.3 

2.4 

2.5 

The Scottish Executive Development Department's letter to all social landlords on 4'h Februarv 2004' 
defined the quality criteria for meeting the Standard and outlined failure indicators. In summary, to 
meet the Standard a dwelling must be: 

compliant with the Tolerable Standard, 

free from serious disrepair, 

energy efficient, 

provided with modern facilities and services, 

healthy, safe and secure. 

The Scottish Executive is issuing a letter clarifying certain elements of the definition of the Standard. 
The letter will be made available on the Scottish Executive's publications website'. 

Landlords may wish to set a higher standard, based on local priorities, for some or all aspects of 
their stock. Provided that they have the resources to do so, and there are clear and achievable plans 
for reaching the Standard, this is entirely acceptable. It would not be justifiable, however, for a local 
standard to be lower than the national Standard, or for individual criteria in local standards to be met 
at the expense of the criteria set out in the national Standard. 

Should landlords choose to set a higher standard, the Standard Delivery Plan must include a clear 
statement of how this standard exceeds the Scottish Housing Quality Standard, the extent of the 
additional costs involved in meeting this enhanced standard, and its justification for doing so (eg 
tenant aspirations). 

In works which involve new build, improvement or upgrading, landlords must comply with the 
Scottish Building Standardsg. These may impose additional requirements which are higher than 
those in the Standard. For example, new build housing or substantial conversions may require level 
access to dwellings where reasonably practical, while Building Standards for insulation are higher 
that those adopted in the Standard. Landlords are required to ensure that all works they carry out to 
their properties fully meet all regulations, both now and in the future. 

' httR://www.scotland.~ov.uk/consultations/housinq/msshletter.Rdf 
' htt~://www.scotland.~ov.uklPublications/recent.asRx 

httR://www.scotland.qov.uk/Topics/Planninq-Buildinq/Buildinq 
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2.6 

2.7 

2.8 

2.9 

2.10 

All social rented stock is expected to meet the Standard by April 2015. However, the definition of the 
Standard includes exceptions where the works required would not be technically feasible or would 
only be possible at disproportionate cost. Landlords will not be provided with formal ‘exemptions’ for 
such stock but will be able to put forward a case within their Standard Delivery Plan or milestone 
progress update arguing that these dwellings should be regarded as meeting the Standard provided 
that they do so in all other aspects (see paragraphs 2.1 1 and 5.15). 

Overview of the process 

Figure 1 summarises the stages which Communities Scotland envisages most landlords will need to 
follow to produce a Standard Delivery Plan. These are: 

collection and analysis of stock condition information (including surveying activity where 
necessary), 

collation and analysis of financial information, 

Option Appraisal (for local authorities not on the Community Ownership Programme), 

the development of the Standard Delivery Plan itself. 

The Standard Delivery Plan must also include a monitoring framework which sets out a series of 
milestones against which the landlord intends to chart progress towards compliance with the 
Standard over the period leading up to April 2015 (or their selected date for full compliance if earlier 
than this). It is for landlords to propose their own milestones which are reasonable in the context of 
their plan. However, they will be required to provide updates against them for Communities Scotland 
as well as annual monitoring returns (see paragraph 5.15 for details). 

Contextual issues 

Tenure 

The Standard should be considered as relevant to the housing stock as a whole, but its application 
will vary according to tenure. In the private sector it is ultimately a matter for individual property 
owners to decide whether to make improvements if their properties do not meet the Standard. The 
exception to this will be those parts of the Standard which relate to the Tolerable Standard or serious 
disrepair. In these cases a statutory notice will apply. The Standard Delivery Plan will not therefore 
address the condition of the private sector stock as a whole, whether owner occupied or rented. 

However, the Standard Delivery Plan will have to take into account the extent to which mixed tenure 
situations have implications for social landlords’ delivery of the Standard. There is a potential impact 
where repairs and improvements are needed to common parts in properties (eg roofs, external 
cladding, common block security systems) where private owners might be reluctant to undertake, or 
simply cannot afford to pay, their share of the works required. 

9 

77 



Figure 1: Outline of process 
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2.1 I Within the Standard Delivery Plan it will be sufficient for the landlord to show that it has done 
everything possible to persuade owner occupiers to contribute to the common works required. For 
example, the landlord might explain how it consulted with them on the timing and benefit of works 
and practical or financial assistance where appropriate. If it has not been possible to undertake the 
works then the landlord may submit, at the appropriate milestone reporting stage (see section 5), 
that the stock should be regarded as meeting the Standard provided it complies in all other respects. 
Such submissions must be backed by robust stock condition evidence. It should be noted that a 
distinction can be drawn between common repairs such as those to the roof, which owner occupiers 
will be obliged to contribute to, and improvements to the common parts, such as door-entry systems 
for security. 

2.12 At a strategic level, it is anticipated that all local authorities will wish to take account of the Standard 
in monitoring the condition of the private sector housing stock in their areas. They may wish to 
consider what measures might be adopted to encourage private owners to undertake relevant works 
and to report on this in future Local Housing Strategies. 

Relationship between Standard Delivery Plans and the Community Ownership Programme 

2.13 As noted above, this guidance is relevant to all landlords of social rented stock - local authorities 
and registered social landlords. However, not all local authorities are now landlords. This section 
sets out how landlords in different situations with regard to Community Ownership should proceed 
with the submission of Standard Delivery Plans. 

2.14 Local authorities which have transferred their stock or have been admitted to the Scottish 
Executive's Community Ownership Programme (COP) for whole stock transfers will not be expected 
to prepare a Standard Delivery Plan for submission in April 2005. However, these councils will have 
to carry out a parallel exercise to show how their stock will meet the Standard as part of the business 
planning process. 

2.15 Local authorities which are not on the Community Ownership Programme are expected to undertake 
an Option Appraisal to establish the resources required to deliver the Standard by 2015 and maintain 
it at that level thereafter". 

2.16 The Option Appraisal will enable the local authority to determine how best to finance the investment 
required to comply with the Standard, ie whether it can achieve this level of investment through 
prudential borrowing or whether it would be more cost effective to transfer the stock into community 
ownership. 

'O References to Option Appraisal in this section relate to the specific process required for entry to the Community 
Ownership Programme, rather than to the generic process of options analysis which any landlord would normally 
undertake as part of general business planning. 
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2.17 

2.18 

2.19 

2.20 

2.21 

2.22 

2.23 

Whilst some local authorities have anticipated the Standard, and have commissioned stock condition 
surveys based around the requirements in the consultation paper, the Scottish Executive anticipates 
that many councils will ‘refresh’ an earlier stock condition survey. Given that the deadline for 
submission of Standard Delivery Plans is April 2005, it may not be possible for local authorities to 
prepare a new Option Appraisal based on new stock condition information which takes account of 
the specific requirements of the Standard. 

The most practical option for most authorities at this stage will be to carry out a modelling exercise in 
which they rework their existing stock condition survey information to take into account any changes 
since the original survey was prepared and make adjustments to deal with any difference in the 
standard against which that survey measured and the new Standard. The modelling exercise may 
identify areas where it will be necessary to obtain further underpinning information. 

Guidance on conductina an Option Appraisal” has been produced by the Scottish Executive. Authorities 
should refer to this guidance separately to ensure that their Option Appraisal is fit for purpose. 
However, attention is drawn here to the emphasis placed within that guidance on option appraisal 
as: 

. , . an essential element of business planning, irrespective of the business. It involves identifying and 
assessing different options for delivering the required outcome.. .In respect of social housing, the 
desired outcome is delivery of the Standard. Each realistic option should be assessed against this 
benchmark. 

The Option Appraisal guidance also stresses that the exercise should not be seen as simply a ‘one- 
off but an iterative process. The local authority will identify information needs at the outset, and use 
them to make initial estimates. It will then be possible to use better information as it becomes 
available to improve the appraisal. 

The Option Appraisal will include assumptions about the upgrade, demolition or retention of 
unpopular stock, and will entail drawing up a capital programme to meet the Standard. This will 
include making decisions about the type of work which should be carried out (repairheplace), how it 
should be phased and how it should be packaged. Tenants should be involved in both these types of 
decisions. 

Having gone through this process, should the authority conclude that it wishes to undertake a full or 
partial transfer - in other words, the analysis demonstrates that without partial or full transfer there 
would be insufficient investment resources available to bring 100% of the stock up to the Standard 
by 2015 - it is expected that it will seek admission to the Community Ownership Programme. For 
local authorities that wish to transfer part of their stock, entry to the Community Ownership 
Programme will depend on the production of a robust plan for bringing the residual stock up to the 
Standard and maintaining it thereafter. 

If the local authority concludes that it does not wish to transfer any of its stock it must prepare and 
submit a Standard Delivery Plan covering all its stock to Communities Scotland by April 2005. In 
practice the work undertaken as part of the Option Appraisal will be directly applicable to this 
submission. Authorities should note that their assumptions (eg inflation rates) will be expected to be 
consistent across both the Option Appraisal and the Standard Delivery Plan. 

htt~://www.communitiesscotland.qov.uk/Web/SitelWhatwedo/scottishhousin~qualitystandard.as~ 11 
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2.24 Registered social landlords do not have to conduct a formal Option Appraisal in the context of a 
stock transfer, but they will still have to consider the best way to finance and programme works for 
the Standard, which will involve the assessment of competing options. However, unless the 
registered social landlord is considering a major organisational change such as transfer or merger, it 
is assumed that financing options will be addressed during the financial business planning phase as 
part of their preparation for the Standard Delivery Plan. 

Relationship between Standard Delivery Plans and Local Housing Strategies 

2.25 For local authorities, the Standard Delivery Plans will form a significant element of the process of 
updating their Local Housing Strategy (LHS). For example where a local housing quality standard 
exists and the LHS is based on this, the council will be required, in the Standard Delivery Plan, to 
assess their stock against the national Standard. 

2.26 The work to update the Local Housing Strategy is not intended to be onerous; it is likely to focus on 
monitoring, progress on areas requiring improvement and a revised action plan if one is required in 
the light of the preparation of the Standard Delivery Plan. Councils will not be expected to comment 
on the Standard Delivery Plans of registered social landlords in their area as these will be assessed 
by Communities Scotland. However in the interests of good strategic housing planning underpinning 
the LHS, councils and registered social landlords are encouraged to work together in the preparation 
of their Standard Delivery Plans. Communities Scotland will contact local authorities separately to 
confirm the information required for the April 2005 LHS update. Registered social landlords will be 
required to submit their Standard Delivery Plans direct to Communities Scotland for assessment. 

Consultation with tenants 

2.27 The statutory framework for tenant participation as set out in the Housinq (Scotland) Act 2001 
requires social landlords (both councils and registered social landlords) to consult tenants either 
individually, or collectively through a Registered Tenants Organisation, on matters including: 

(a) its policy in relation to housing management, repairs or maintenance, where the proposal, 
if implemented, is likely to significantly affect the tenant; 

(b) the standard of service in relation to housing management, repairs and maintenance which 
it intends to provide. 

2.28 Clearly, it is appropriate to involve tenants in the preparation of Standard Delivery Plans, particularly 
as all landlords are required to develop and implement a tenant participation strategy which sets out 
how they will consult with tenants. Guidance on consultinci with tenants13, including equal 
opportunities issues, is available from the Scottish Executive website. 

’* htt~://www.scotland-leaislation.hmso.aov.uk/le~islation/scotland/acts2001/2001001 O.htm 
l3 htt~://www.scotland.qov.uWlibrarv5/housin~/~ot~-OO.as~ 
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2.29 As the strategy is flexible and subject to constant review, the Standard Delivery Plan process can be 
factored in. However, it is also recognised that the quality and extent of existing arrangements for 
tenant involvement may vary and that it takes time to engage with tenants in a meaningful way. 
Furthermore, the amount of work to be done to housing stock and the number of tenants affected will 
vary between landlords. In some cases it may not be realistic for a full consultation exercise to be 
undertaken in the time allowed, but every effort should be made to ensure that tenants are as 
involved as possible in shaping the process. 

2.30 The Standard Delivery Plan should therefore include evidence of some consultation with tenants. 
Landlords are encouraged to consult to the fullest extent possible within the time allowed. It is also 
expected that as they extend their tenant consultation mechanisms, landlords will consult on 
revisions and updates to the Standard Delivery Plan and take every opportunity to involve tenants as 
fully as possible as the plan is implemented and, if necessary, revised over time. 

2.31 

Review and revision of the Standard Delivery Plan 

Some landlords may have good quality information andlor limited or inexpensive failures to be 
tackled in the short-term. These landlords’ Standard Delivery Plans may require relatively little 
adjustment over time. However, other landlords will need to revise their Standard Delivery Plans as 
they are implemented. For example, new or more extensive information may become available about 
stock condition, better quality information may emerge from the procurement process, or new data 
on demand issues may need to be considered. Any significant revisions to the Standard Delivery 
Plan would need to be reported to Communities Scotland, most likely as an update to one of the 
original milestones. Thus, for most landlords, it will be more appropriate to treat the Standard 
Delivery Plan as a component of a business plan, which the landlord would keep under continual 
review and, if appropriate, revise. 

2.32 The Standard Delivery Plan must include an assessment of the robustness of the stock information 
base and an indication of the measures proposed to tackle any weaknesses or gaps in this 
information. If it is not possible to complete the fieldwork necessary to remedy information 
weaknesses by the 29 April 2005 submission date, the Standard Delivery Plan may need to be 
revised and resubmitted by the end of April 2006. However investment planned for the year to April 
2006 should not be delayed. 
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3 Stock condition information 

3.1 This section of the guidance considers the information required about stock condition, its collection, 
storage and updating and the identification of any gaps or shortcomings in existing data. 

What information does a landlord need? 

3.2 Initially landlords will need sufficient information about the quality of their stock to allow them to 
assess the cost of meeting the Standard; their information requirements at this early stage are 
different from the subsequent delivery plan and implementation phases. Information from a good 
quality sample survey will allow them to assess the overall cost of meeting the Standard, taking into 
account any proposals they may have for demolition. This may be all that they require at this stage 
to determine whether they will have difficulty in meeting the Standard. 

Landlords will have two main options when considering the stock condition information required for 
their Standard Delivery Plan. They will either commission a new sample survey to address the 
specific requirements of the Standard, or carry out updating and modelling work on an older survey. 
The older survey will not have been designed with the requirements of the Standard in mind, but it 
may include information which could be adjusted or revised to provide sufficiently accurate data. 
Given the limited time available to prepare the Standard Delivery Plan, many landlords are likely to 
wish to make use of existing information. 

3.3 

3.4 Landlords considering commissioning a new stock condition survey may wish to consider the 
advantages of joint procurement with other landlords in their local area. 

At subsequent stages landlords will need more detailed stock information to enable them to identify 
precisely which dwellings fail to meet the Standard and which do not, and to programme and 
conduct the necessary works. Landlords will require, at a minimum, a list or database of dwellings, 
detailing the reason(s) for failure by dwelling. For smaller organisations, such as small housing 
associations, this might be held on a simple spreadsheet package. 

This listldatabase will allow them to plan the programmes of work which will ensure that the 
Standard is met and then to monitor progress toward the attainment of the Standard. This would be 
done by removing dwellings from the listldatabase of failing dwellings when the last of the defect(s) 
which caused them to fail the Standard has been dealt with. 

3.5 

3.6 

3.7 Communities Scotland sees it as desirable, however, to go beyond a database of failing stock to a 
100% stock database. The development and maintenance of a 100% stock database is best practice 
for effective planning and monitoring of delivery. Because housing stock will be subject to 
deterioration and wear and tear over time, dwellings which complied with the Standard at the time of 
the original Standard Delivery Plan may subsequently fall below it. While this can be dealt with by 
adding these dwellings to the listldatabase of failing dwellings, this is less satisfactory from a record 
keeping/audit trail point of view, particularly for a larger organisation. 

A 100% stock database enables landlords to establish which dwellings fail the Standard, record 
deterioration and keep track of the impact of the investment programme and other expenditure (such 
as voids maintenance) over time. It also allows them to monitor those dwellings which are 
considered likely to fall short of the Standard by 2015 due to ageing and/or deterioration. 

3.8 
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3.9 

3.10 

3.1 1 

It should be noted, however, that a 100% stock database does not mean a 100% stock survey has to 
be undertaken either at the outset or later. Rather, it is suggested that the database would initially be 
populated with existing information on the stock. Such information is likely to come from records of 
previous capital programmes, sample stock surveys such as the Local House Condition 
Survey/Large Scale Voluntary Transfer Stock Condition Survey, repair records and any other 
relevant sources. Over the lifetime of the plan, this information would be extended and updated to 
result in robust 100% coverage. For example, a rolling programme of stock condition surveys could 
be conducted. 

In all cases, Communities Scotland expects stock condition surveys to meet accepted professional 
quality standards. 

What are the stages involved in collecting and analysing the data? 

The work to collect information is likely to entail the following stages:14 

0 

0 

0 

0 

0 

0 

0 

0 

0 

0 

0 

Determine the stock categories to be used in the Standard Delivery Plan - ie the bands of 
construction date, dwelling type and location, whether estate or parts of estate and other 
dwelling characteristics. This will relate to the way the landlord profiles its stock, and will fit 
with the categories used in the stock condition survey. It is for landlords to set out a 
classification which is appropriate to its stock, provided it is clearly set forth and underpins 
the conclusions of the Standard Delivery Plan. 

Audit current information in order to establish how good the information currently held 
already is. Existing information is likely to fall into a number of categories, including 
information available at the individual dwelling level, information available at the sample 
survey level, and no information available. 

Establish where estimates or assumptions can be used to fill the information gaps. 

Adjust information to take account of the fact that failure under disrepair of secondary 
elements requires failure of two elements. 

Set up procedures for addressing the missing information. 

Establish the data processing approach to work towards the 100% stock database. 

Use the data to identify dwellings failing the Standard, and the reasons for failure. 

Calculate the number of dwellings likely to fall below the Standard in the years up to 2015. 

Calculate the total number of dwellings failing. 

Identify dwellings which it is not possible to bring up to the Standard and which are covered 
under the ‘technically feasible’ or ‘disproportionate cost’ options (noting that the only grounds 
on which non-compliance will be acceptable are those set out in the Standard at Appendix 1 
and that the dwellings concerned must meet the Standard in all other respects). 

Use the database as the basis for developing the investment programme. 

l4 This broadly follows the approach presented in Decent Homes: Capturing the Standard at Local Level (March 2002) 
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3.12 

3.13 

3.14 

3.15 

3.16 

The database should be regularly updated as investment is made, so that progress against the 
Standard can be monitored: this will enable landlords to produce updates against the milestones set 
forth at the outset. Resources should be earmarked for the process of updating stock information so 
that systems do not become obsolete within a relatively short space of time. 

What sources of information are available to landlords? 

In most cases, the base source of information will be a sample stock condition survey. This should 
be supplemented by other information on the stock available to the landlord, such as energy 
efficiency surveys, routine inspections, specialist surveys, capital programme details, ongoing 
maintenance and repair programmes and so on. Communities Scotland does not see sample 
surveys as the sole source of information for the database. 

Collection of data on stock condition for the Standard Delivery Plan should follow the same good 
practice principles followed in stock condition surveys collected for other strategic or valuation 
purposes. Landlords should refer to guidance produced for undertaking the Local House Condition 
Survey, produced by Communities Scotland (www.shcs.uov.uk). Detailed guidance is also available 
in the Office of the Deputy Prime Minister's three volume guidance manual Collectina, Manaaina and 
Usina Housina Stock lnf~rrnation'~, which sets out the principles to be followed in conducting a well 
designed sample survey. Chapter 6 of Volume 2 of Collecting, Managing and Using Housing Stock 
lnforrnation sets out the principles to be followed in designing a sample survey, while Chapter 7 
addresses the quality control procedures which should be followed in survey fieldwork. 

Landlords may hold a variety of separate records on the dwelling, concerning energy efficiency, gas 
safety and so on. Landlords should consider the most appropriate mechanism for bringing this and 
other appropriate data into the 100% stock database. This could include a rolling programme of visits 
to the stock not included in the survey to confirm actual condition, using their own staff or a 
contractor. Alternatively, they may wish to consider whether use can be made of visits made to 
properties for other purposes - particularly where these involve technical staff - to confirm or amend 
the cloned information. Some of the information which needs to be collected is simply about the 
presence of attributes within the dwelling and this information could potentially be collected by non- 
technical staff. It will be for landlords to determine the most appropriate strategy to manage and 
update their information, bearing in mind the requirement for all Standard Delivery Plan proposals 
and future monitoring updates to be based on robust and good quality data. 

Communities Scotland is still considering the introduction of a survey that combines the formats for 
the Local House Condition Survey (LHCS) and Large Scale Voluntary Transfer (LSVT) survey. 
However, landlords should note that the combined survey package will not be available in time to 
inform the April 2005 Standard Delivery Plan submission round, although it is hoped that the 
combined survey will be available for future work to refresh databases. Further information will be 
provided by Communities Scotland when the joint survey is available for use. In the meantime, an 
update to the LHCS package is scheduled which will enable users to collect information against the 
Standard. Information on this update will be sent to local authorities and published on the LHCS 
website (www.shcs.qov,uk/lhcs) as soon as work is completed. 

l 5  Collecting, Managing and Using Housing Stock Information, ODPM Aug 2000 
http://www.odpm.qov,uk/stellent/cvoups/odpm housinq/documents/paqe/odpm house 603903.hcsp 
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3.17 The extent of the database by April 2005 will vary depending on the starting point but all landlords 
must ensure they have collected and collated sufficient information to be able to demonstrate that all 
proposals within their Standard Delivery Plans are based on sound evidence. The approach to this 
may vary. Registered social landlords whose stock is new and/or who have good information on it in 
the form of plans, bills of quantities etc, may not need a fresh database if they can produce a 
Standard Delivery Plan using existing evidence. Other landlords may require to undertake a more 
prolonged period of data collation and new data capture. 

3.18 For each landlord, the starting point should be a clear profile of the current condition of the housing 
stock. This baseline must be able to produce analyses of: 

0 

0 

The number of dwellings failing the Standard, and the reasons for failure; 

The number of dwellings currently meeting the Standard but which will fail the Standard by 
2015 in the absence of remedial works, together with the reasons for failure. 

3.19 This second point is important, as it will ensure that investment plans take account of stock 
deterioration over the period to 2015 and beyond. In order to model the number of houses likely to 
fail the Standard in the period up to 2015 landlords will need to estimate how many dwellings are 
likely to fall below due to the ageing and/or deterioration of certain key components or as a result of 
wear and tear necessitating replacement. At an individual property level, this might be identified if the 
stock condition survey shows that a replacement to a key element is needed before 2015. 

3.20 This process might be shown diagrammatically as in figure 2. 
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Figure 2: Stages in identifying and dealing with housing that is not compliant with 
the Standard 

~ ~ 

Stock database -+ Determine baseline position Dwellings non-SHQS compliant at 
start of planning period 

Project baseline forward under 
b assumption of zero investment 

Dwellings likely to become non-SHQS 
compliant during the planning period in 
the absence of remedial work 

- 

- 

~ 

b Plan the investment programme b Programme targets 
- identification and appraisal of 

becoming non SHQS compliant 

I 

Monitor incidence of non-SHQS 
compliant dwellings in the stock 

b Comparison of progress against 
targets 

3.21 There will also be a certain level of deterioration through ageing and wear and tear which cannot be 
predicted at an individual dwelling level. This should, therefore, be estimated for the whole stock. 
This may be presented as a contingency allowance, to take into account the expenditure which may 
be needed to deal with dwellings which fall below the Standard at some point in the years up to 
2015. The method of calculating this allowance, and how it relates to the provision for reactive 
maintenance, should be clearly set out. 
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3.22 

3.23 

3.24 

3.25 

3.26 

3.27 

3.28 

Advice on deterioration rates is available in the Office of the Deputy Prime Minister's guidance for 
Decent Homes Capturins the Standard at Local Level.16 It suggests that data from stock condition 
surveys should be used to predict the remaining life of key elements, but acknowledges that for 
some dwellings, it may not be possible to predict with complete certainty whether they will fall below 
the Standard during the planning period and it will be necessary to make some assumptions about 
the proportion. 

The Office of the Deputy Prime Minister suggests that the use of test values which are 'low' and 
'high' will show how sensitive this part of the calculation is to the final outcome, and should give 
some guidance on a sensible assumption. The Scottish Executive and Communities Scotland are 
considering whether or not separate guidance on deterioration rates in Scotland is necessary or 
desirable. 

A proforma for presenting this information as part of the Standard Delivery Plan is contained in 
Appendix 2. 

Developing and maintaining a stock database 

The most common approach to developing a 100% stock database is through 'cloning.' Annex A of 
Volume 2 of Collecting, Managing and Using Housing Stock Information provides a technique for 
developing a 100% database from a sample survey through cloning. It also provides a succinct 
account of the limitations of cloned databases, specifically in relation to the design of a programme 
of capital works. It states: 

,..difficulties can arise when individual records are interrogated. To a degree, it should be 
possible to examine an individual record containing cloned data and feel that the latter are not 
inappropriate to the dwelling. For some purposes this may be adequate. However the cloned 
data are not real and it would not be sensible, for example, to use them in a selection of 
dwellings for an inclusion in a programme of remedial work.. . 

Cloned databases can be used only if further checks are carried out on site on the specific houses 
selected. This means that cloned databases need to be populated with 'real' data as soon as 
possible, whether from other records held by the local authority, or from fieldwork or other visits to 
the property. This would form part of the progress towards the 100% stock database mentioned 
above. 

Landlords will also wish to explore the best software options for holding the database. This will 
depend very much on the IT capacity and capabilities of the organisation. For a registered social 
landlord or small authority it may be possible to hold the stock condition information on a 
spreadsheet package such as Microsoft Excel, but this will not be possible for larger authorities, 
whose stock will require the data handling capacity of a relational database such as Microsoft 
Access. 

Registered social landlords will also need to bear in mind the geographical level at which they will be 
required to report their information. The Standard Delivery Plan will be produced for the registered 
social landlord's stock. However, information is also likely to be required at the local authority level 
for local housing strategies, and possibly for major repairs under Housing Association Grant (HAG). 

l6 httD://www.odDm.aov.uk/stellent/arouDslodDm housina/documents/Daae/odDm house 602525. hcsr, 
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What are the issues involved in using existing information resources? 

3.29 Landlords need to be realistic about the quality of any existing information they hold on their stock. 
For example: 

0 Some local authority stock condition surveys were carried out several years ago, so the 
quality of the data will have deteriorated: the profile of the stock will have changed through 
Right to Buy (RTB), while the condition of the stock will have changed through both 
deterioration and investment. Some authorities will have been maintaining the information 
base - through 100% stock databases, and other approaches to updates -others will have 
some work to do before they can use the information in the Standard Delivery Plan. 

Some stock condition surveys may not have covered all the elements included in the 
Standard. For example, many surveys will not have included energy efficiency assessments 
(eg National Home Energy Rating (NHER) or Standard Assessment Procedure (SAP) 
rating). Some may not have recorded certain items which are needed to assess a house 
against the Tolerable Standard or recorded the need for noise insulation where there are 
problems with external noise. 

The method used in some stock condition surveys to assess the cost of repairs may differ 
from that demanded by the Standard. For example, stock condition surveys have tended to 
cost the full cost of bringing all elements in all properties up to the level required by the 
(locally defined) standard. This is not the case for the Standard, which requires two or more 
secondary building elemental failures before the dwelling fails. Some work may be required 
to re-analyse existing data so that the landlord is clear on the number of dwellings that fail, 
and the investment options that are available to bring the dwellings above Standard. 

The Standard requires replacement where disrepair to building elements or kitchen or 
bathroom items is more than 25%. Many surveys will not have collected information on 
repairs needs in a percentage format, and so there will be a need to ‘convert’ existing 
information, which may be held simply as a repair cost, to that format. 

At a more general level, great care must be taken when using and/or combining survey data 
to ensure that they are being used correctly. If data are not used correctly, it is highly likely 
that landlords will report incorrect conclusions which will not be helpful either for the councils 
or future policy development by the Scottish Executive in conjunction with Communities 
Scotland. 

0 

0 

0 

What action should be taken if existing information is not good enough? 

3.30 The Standard Delivery Plan should contain an assessment of the robustness of the information 
base. At this point, the landlord will have to make a decision about the adequacy of its stock 
condition information. The potential variety and complexity of situations faced by landlords is such 
that it would not be appropriate for this guidance to stipulate what specific technical work can be 
undertaken in different circumstances. Landlords may wish to draw on professional technical support 
and advice in dealing with the particular strengths and weaknesses of their information provision. 

3.31 However, it is expected that the Standard Delivery Plan will include an assessment of the stock 
condition information on which it is based and, where appropriate, an indication of the measures 
proposed to remedy any weaknesses identified, including the timescale for remedial action. As 
stated in paragraph 5.15 this may necessitate a resubmission. 
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4 The Standard Delivery Plan 

4.1 This section of the guidance sets out what should be included in the Standard Delivery Plan 
submission itself: 

The local strategic context - this will differ for local authorities and registered social 
landlords. 

The scale and profile of the local problem. 

Detailed financial information. 

Detailed operational plan - the number of dwellings currently and potentially failing, the 
investment programme, milestones for achieving the Standard. 

Monitoring framework (ie the information that the landlord will collect in order to monitor 
progress and to facilitate assessment). 

Local strategic context 

Local authorities 

4.2 This section of the Plan should set out the context in which the local authority is operating. In 
planning to meet the Standard, landlords will need to take into account the changing pattern of 
demand for social housing and the capacity of the social rented sector as a whole to meet it. This 
needs to be taken into account in both the Option Appraisal and the Standard Delivery Plan. 

One of the overall objectives in drawing up the Standard Delivery Plan will be to devise a response 
which avoids high cost investment in low demand or potentially low demand stock. While some 
isolated pockets of stock may be unpopular because they are in poor condition, it is more likely that 
stock is unpopular because it is in a neighbourhood where the demand for social rented housing is 
not sustainable in the long term. It is not the intention behind the Standard that landlords should 
invest public money in stock which has no long-term future but low-demand stock is not exempt from 
the overall requirement to comply by 2015. 

The strategic section will draw on information from the local housing strategy and, where these have 
been prepared, housing demand studies. It will set out first of all: 

4.3 

4.4 

The overall demand for housing in the local authority area. 

The extent to which there may be localised pockets of low demand. 

Regenerationldemolition strategies for particular areas. 

4.5 Plans for delivering the Standard should be integrated with regeneration strategies, with the overall 
objective being to focus any major investment to meet the Standard in neighbourhoods with a 
sustainable future. Equally, where areas have been identified as priority areas for regeneration, the 
investment needed to bring the houses up to the Standard may reinforce a wider programme of 
neighbourhood improvements, and may, when combined with such a wider programme, enhance 
demand. Regeneration spending may also be used to meet tenant priorities which lie outside the 
Standard - for example on wider community safety schemes. 
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Registered social landlords 

The different character of registered social landlords, which can be local, national, or specialised, 
makes it more difficult to generalise about what an individual registered social landlord’s Standard 
Delivery Plan should review as part of its strategic context. At a minimum, each registered social 
landlord will wish to reflect in this section on any low demand issues which may have a bearing on 
investment decisions; the extent to which problems of this type may be part of a more generalised 
problem in the area, experienced also by other landlords; and any wider area regeneration 
programmes in areas in which their stock is located. 

4.6 

4.7 

4.8 

4.9 

4.10 

Scale and profile of properties failing the standard 

Each local authority or registered social landlord should set out in a clear and accessible format the 
number of dwellings currently failing the Standard and how this number would be expected to 
change over the period up to 2015 in the absence of repairs action. This information should be 
presented by reason for failure. The source of the information should be made clear. 

As noted in paragraph 2.6 there are some types of property where it is recognised that the works 
required to bring the dwelling above the Standard are not technically feasible, or would only be 
possible at disproportionate cost. There may also be difficulties where owner-occupiers are unable 
or unwilling to consent to works required to the common block. Landlords should provide a full 
justification for proposing that any properties cannot reach the Standard because it is not technically 
feasible or would involve disproportionate cost within their Standard Delivery Plan or milestone 
update. 

Financial analysis 

Landlords will have to demonstrate that they can afford to deliver the Standard, as well as meeting 
their other obligations to ensure their stock is properly repaired, managed and sustainable. As a 
consequence, the financial analysis should include a full account of the landlord’s income, 
expenditure and longer term borrowing capacity. Again, local authorities and registered social 
landlords will have different approaches. 

Local authorities 

Local authorities planning to retain part or all of their stock will have to demonstrate that they can 
deliver the Standard within the parameters of the Prudential Regime. The financial analysis will 
therefore include current levels of, and assumptions for the future for: 

rental income (adjusted for properties that the local authority anticipates it will lose through 
Right To Buy, demolition and void losses) plus income from other sources such as garages 
and shops 

Right to Buy income, 

sales, 

service charges, 

management and supervision costs, 

reactive/responsive repairs and maintenance, 
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cyclical repairs, 

owner occupiers’ costs, 

mixed tenure owner occupier costs, 

other planned investment (including aids and adaptations) not included in any of the above, 

costs recharged from the general fund, 

loan charges (interest and capital). 

4.1 1 The landlord will have to show that it can bring the stock up to the Standard and maintain it 
thereafter, while keeping at all times a positive balance in its Housing Revenue Account. The costs 
and assumptions adopted in these financials should be consistent with those used in the Option 
Appraisal process. Separate guidance on Option Appraisal is available to complement this guidance 
(see paragraph 2.19). It will be for local authorities to ensure that their Standard Delivery Plans are 
based on consistent, reliable financial assumptions that will stand up to scrutiny by Communities 
Scotland and can be easily evaluated without further analysis being performed. 

4.12 A proforma for submitting the financial information is contained in Appendix 5. 

Registered social landlords 

4.13 Registered social landlords should regard the Standard Delivery Plan as a part of their business 
plan. This means they should consider their capacity to meet the investment needs of the Standard 
in the light of their wider income and expenditure, and consider whether adjustments to these 
programmes are required. Financial details for the organisation will be required. To this end, the 
relevant extract of the business plan should be supplied. Registered social landlords will also wish to 
consider at an operational level how the Standard Delivery Plan links with their maintenance plan 
and strategy and development funding plan, where applicable. 

4.14 Registered social landlords that find the investment requirements of the Standard difficult to meet 
may need to review their options for complying. These may include: 

reviewing technical options for meeting the Standard, 

considering joint procurement or repairs/improvement work with other registered social 
landlords and/or local authorities, 

additional borrowing against their rental stream, 

reworking their rent projections, 

refinancing, 

reviewing management and maintenance costs. 

4.15 It should be noted that Communities Scotland does not see any initial reason why registered social 
landlords which have been founded as a result of a Large Scale Voluntary Transfer should have 
particular difficulty in applying the above suggestions. For example, the registered social landlord 
could re-target or re-programme existing investment to meet the Standard without compromising the 
overall financial agreement. It is expected that such registered social landlords would seek to 
exercise the flexibility already within their Sale and Purchase Agreement as appropriate. 
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The operational plan 

The detailed operational plan will be based on a broad strategy for delivery. For many authorities, 
the first step in developing a strategy is likely to be to review their existing capital programme and 
the extent to which it may assist in meeting the Standard. Beyond that, the objective will be to draw 
up a programme of work which will achieve the Standard over the period to 201 5. Local authorities 
and registered social landlords will be able to set their own programmes and milestones for delivery, 
and they will wish to set their own priorities, ideally in consultation with tenants, for the areas or the 
components they wish to tackle first. 

The strategy will be expected to consider the extent to which the landlord can achieve and fund its 
other objectives, such as those prioritised as a result of a local standard. The strategy will also set 
out a broad approach to how investment will be prioritised so as to achieve the Standard, in the 
context of the funds available to local authorities and registered social landlords each year. 

Devising a detailed investment programme to achieve compliance involves juggling the numbers of 
dwellings to be dealt with, the time frame over which compliance is to be achieved, the overall cost 
and the resources likely to be available. The programme which emerges is likely to overlap with the 
existing priorities of the organisation in certain areas, but there will be new requirements. The new 
capital programme will have to balance these new demands with other investment which has been 
identified as needed and with tenant preferences. The main objective of the capital programme, 
however, must be achieving the Standard. 

4.16 

4.17 

4.18 

4.19 

4.20 

4.21 

Local milestones 

Local authorities and registered social landlords will be expected to set their own local milestones to 
demonstrate progress towards achieving the Standard by 201 5. In most cases three milestones 
should be set at approximately equal intervals, but more will be acceptable provided they are 
adequately justified. 

Milestones should be determined through the use of SMART criteria (Specific, Measurable, 
Achievable, Relevant and Timed). Landlords will wish to programme works in a way which reflects 
tenant priorities as far as it is possible for these to be determined. They will also wish to package 
works cost-effectively where possible. This may involve dealing with only one of the criteria at a time. 
For instance they may wish to tackle all works to install adequate insulation over a particular period. 
In some cases they may wish to tackle works which are not critical to the Standard at the same time 
as works which are needed, because it is more cost effective to undertake all work during a single 
visit to the dwelling. It is for the landlord to take whatever decisions it feels appropriate in the light of 
these factors, provided the assumptions made and the analysis performed are transparent and 
robust. 

The Standard Delivery Plan should include a risk assessment which identifies the risks associated 
with its implementation. In the case of registered social landlords, the risk assessment should be 
linked with the risk assessments contained in the Business Plan, the Maintenance Plan and the 
Strategic Development Funding Programme. There are a number of risks which may affect delivery 
of the Standard. These may include, but are not limited to, the following: 
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4.22 

4.23 

0 The Standard Delivery Plan is built up from a number of assumptions, any one of which may 
prove to be inaccurate. For example, the costs built up from the stock condition survey may 
need to be adjusted as the 100% stock database is populated over time with real data in 
place of cloned data. Further adjustment may be required in response to a changing stock 
profile arising from Right to Buy and demolitions, if the pattern of stock loss was not 
accurately predicted. 

Changes in the level of demand. It is assumed that as part of their Option Appraisal, 
landlords will give careful consideration to the sustainability of stock, prior to investment in 
the Standard. Marked shifts in the pattern of demand may affect decisions on whether it is 
viable to invest further. 

0 

0 The costs in the Standard Delivery Plan are likely to be based on costs found in standard 
schedules of rates”. There may be some risk in assuming these can be predicted accurately 
for the next 10 years, given recent years’ trends in real tender prices. The Scottish Executive 
has recently commissioned research on this issue18. 

The investment plan 

The key output in the Standard Delivery Plan is a detailed plan of the works that will be undertaken 
over the 10-year period, fully costed and capable of being monitored. The investment plan is likely to 
consist of two components: 

0 An elemental capital works programme for the next 10 years, showing the pattern of 
expenditure by house type/location. Appendix 3 sets out a proforma for this information. 
While it is not expected that any landlord could produce a satisfactory Standard Delivery 
Plan without completing this type of analysis, Appendix 3 does not have to be submitted to 
Communities Scotland for the initial assessment. However, landlords should be prepared to 
produce it for evaluation if requested to do so by the agency. 

A 10-year Standard Projected Position Statement (Appendix 4). This should show how the 
pattern of non-compliance originally predicted to occur between 2005 and 2015 is now going 
to change as a result of the capital programme being proposed to bring the stock above the 
Standard. This will also inform the annual monitoring return which landlords must submit to 
Communities Scotland. 

0 

Landlords will need to consider their investment options to ensure that their proposed investment 
programme is affordable. The Standard Delivery Plan must show a summary of the landlord’s 
financial projections over the period up to 2015. This will be presented as a 10-year income and 
expenditure spreadsheet, showing the impact on the Housing Revenue Account, which at all times 
must remain in cumulative surplus. A template for the presentation of financial information is 
attached (Appendix 5). A complete financial analysis, setting out the detail behind these summary 
figures, may be required on inspection. It is recommended that local authorities develop a Standard 
Delivery Plan business case, business plan or similar as good practice. Registered social landlords 
will take account of the Standard within their business plans. 

” It is acknowledged that work is progressing to improve procurement practice, and landlords are encouraged to 
identify and adopt good practice in procurement. 
l8 htt~://www.scotland.~ov.uWlibrarv5/housin~/ahcc-OO.asr, 
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5 Assessment and monitoring 

5.1 

5.2 

5.3 

5.4 

5.5 

Standard Delivery Plans will be assessed by Communities Scotland on behalf of the Scottish 
Ministers against specified criteria. Communities Scotland will also be responsible for 
monitoring progress towards the Standard. This section covers the requirements for these 
processes. 

Submission of Plans 

Standard Delivery Plans must be submitted to Communities Scotland by 29 April 2005 at the 
latest. Earlier submission will be welcomed. Practical information (ie the number of copies and 
the office to which they should be sent) will be provided to landlords in due course. Any 
landlord intending to submit earlier should contact Communities Scotland's central office to 
discuss arrangements as soon as they know the planned date of submission. 

If a landlord fails to submit its Standard Delivery Plan by the April 2005 deadline Communities 
Scotland will initially contact them to discuss the reasons for this. In exceptional circumstances 
an extended deadline may be granted. If no exceptional circumstances exist, or the landlord 
fails to meet an extended deadline, the matter will thereafter be regarded as a regulatory issue 
and referred to Communities Scotland's Regulation and Inspection division. 

Evaluation of Plans 

The Standard Delivery Plans will be assessed according to the criteria set out in Appendix 6. 
The main aim will be to evaluate whether or not the Standard Delivery Plan constitutes a robust 
approach to achieving the Standard by the target date. Communities Scotland will consider the 
following elements: 

0 

0 

0 

the application of any previous option appraisal analysis (for local authorities); 

the quality of the stock condition information and financial analysis; 

the extent to which the different elements of the Standard Delivery Plan are fit for 
purpose. 

The Option Appraisal (applies to local authorities only) 

Standard Delivery Plan submissions should not include an Option Appraisal for retention or 
transfer but, as noted in paragraph 2.15, local authorities will have completed one as part of 
their preparation and so will be able to use that information to inform the Standard Delivery 
Plan, should they be retaining all or part of their stock. The assessment of the Standard 
Delivery Plan will include a check that the Option Appraisal has been carried out satisfactorily 
and that the data and assumptions have been translated consistently to the Standard Delivery 
Plan. 
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Quality of stock condition and investment data and analysis 

5.6 These criteria check whether the information base for the plan is robust. They look at whether 
or not there are gaps or weaknesses in the information base and if so whether or not these 
have been recognised and adequate measures put in place to address this within a reasonable 
timescale. They also examine whether or not the information has been used appropriately. 
Here it will be important to consider the methods used to update the stock condition survey 
information, whether the plan incorporates information from other sources and the method used 
to translate a sample survey to operational per-unit use. 

5.7 Communities Scotland will also assess whether the figures underlying the analysis are 
transparent. This would include looking at the explicit presentation of all the ‘workings’, such as 
schedules of rates and elemental life cycles, and whether or not all assumptions have been set 
out clearly and justified. We will also look at assumptions about Right to Buy (and the impact 
this is assumed to have on the profile of the stock), real changes in costs (such as 
management costs), the landlord’s future productivity growth, real changes in rent levels, and 
so on. 

Fitness for purpose 

5.8 These criteria are concerned with whether or not the landlord will be able to achieve the 
measures set out in its Standard Delivery Plan. The evaluation will first examine whether the 
local context has been taken into account. It will then move on to consider whether the 
investment assumptions are explicit and reasonable. Finally, it will ask whether the plan has 
identified the range of risks that it faces, and put in place adequate measures to address these. 

The evaluation will also confirm that milestones have been set, consider whether they are 
appropriate, and ensure that they are reasonable given the condition of the stock and the level 
of investment achievable. Communities Scotland will also assess the evidence that the landlord 
will be able to access sufficient resources to deliver the Standard within the time period. 

5.9 

5.10 This section also includes criteria about monitoring, and systems to review and revise the 
Standard Delivery Plan in the light of improved information. It will also address the approach 
taken to mixed-tenure blocks and low-demand stock. 

Outcome of the assessment 

5.1 1 Each aspect of the Standard Delivery Plan will be assessed on a three-point scale. 

A score of 1 indicates that the criterion has been fully and adequately addressed in the 
plan - generally to achieve this score, landlords will have provided good quality data in 
support of the plan, and set out explicitly how that the information has been used within 
the plan. 

A score of 2 indicates that the criterion has been addressed acceptably, although there 
may be some points of clarification required. 

A score of 3 indicates that the criterion has not been addressed acceptably. 0 
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5.12 

5.13 

5.14 

5.15 

5.16 

If a Standard Delivery Plan is assessed as inadequate, Communities Scotland will contact the 
landlord to discuss the weaknesses in the submission and to discuss any support which may 
be able to be provided in order to bring the revised Standard Delivery Plan up to standard. A 
date for resubmission will then be agreed. If the plan still fails to meet the criteria, the same 
process will be applied as for non-submissions - ie the matter will be regarded as a regulatory 
issue and will be referred to Communities Scotland’s Regulation and Inspection division. 

Some of the criteria are considered critical to the Standard Delivery Plan -these are 
highlighted in colour in the detailed operational criteria set out in Appendix 6. These cover 
whether or not the landlord has undertaken an Option Appraisal (for local authorities) and the 
robustness of the information base. A failure on either of these criteria means that the Standard 
Delivery Plan will not be based on a firm foundation and further analysis based on that data is 
likely to be flawed. In this case the Standard Delivery Plan will fail the assessment regardless of 
other material, and will be subject to the processes referred to above. 

Communities Scotland will put arrangements in place to assess the plans and will give 
landlords more details, including a broad indication of the intended turnaround time for the 
assessment, before the final submission date. Landlords should not wait for this information 
before proceeding with their work. 

Monitoring 

Landlords will also be expected to provide monitoring information to Communities Scotland. 
Landlords will be advised of the precise format of these monitoring returns in due course but 
should plan on the basis of the following requirements: 

At each of the milestones originally proposed, the landlord must submit a progress report 
against the original Standard Delivery Plan proposals together with details of any 
adjustments which require to be made and any revisions to the original planning 
assumptions. If there is substantial divergence the landlord may wish to consider 
submitting a revised version of the full Standard Delivery Plan. Landlords may also wish 
to use their progress reports to put forward a case for dwellings which in their view cannot 
be brought above the Standard for a specific reason, and/or dwellings in mixed-tenure 
blocks where works cannot be carried out. 

0 Landlords should also expect to complete and submit an annual monitoring return. 
Communities Scotland intends to request the minimum information necessary to evaluate 
progress and to make use of existing submission channels rather than creating a new 
mechanism. For example, the use of the Annual Performance and Statistical Return for 
registered social landlords and capital returns for local authorities is being considered. 
Landlords will be asked to supply the following: (a) the number of dwellings which pass 
and fail the Standard, by criterion; (b) the total investment made in the stock since the 
outset and a forecast of additional investment needs to 2015 to meet the Standard; and 
(c) the extent to which either total diverges from the original Standard Delivery Plan 
proposals. 

Communities Scotland staff carrying out planned periodic inspections under the Single 
Regulatory Framework will also wish to look at how the Standard Delivery Plan is being 
implemented as part of that work. Landlords should maintain their database of properties which 
fall below the Standard or are at risk of doing so before 2015 in such a way as to enable staff to 
conduct spot checks on the accuracy of the data recorded. 
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,- 

5.17 Communities Scotland will use data from the Continuous Scottish House Condition Survey as a 
tracker of progress towards compliance at national and local authority level. While the sample 
size will not be large enough to enable detailed comparison with individual landlords’ Standard 
Delivery Plans the survey will provide an overall indicator of progress and identify areas where 
further work may need to be done. 

Contacts 

If you have any questions about this guidance or would like further information on Standard Delivery 
Plans, please contact: 

Corporate Planning Team 
Communities Scotland 
Thistle House, 91 Haymarket Terrace 
EDINBURGH EH12 5HE 
Email: gordon.wilson@communitiesscotland.clsi.clov.uk 
Web: www.comm un it iesscot land .aov. u k 
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Housing Quality 
Criteria 

Compliant With The 

Criteria Criteria elements 

The Tolerable 1 Below Tolerable Standard 
definition 

Energy Efficient 

Tolerable Standard 

Free From Serious 
Disrepair 

Secondary 
Building Elements 

Standard 

Primary Building 1 Wall structures 
Elements 1 Internal floor structures 

1 Foundations 
1 Roof structure 

Effective 
Insulation 

1 Roof covering 
1 Chimney stacks 
1 Flashings 
1 Rainwater goods 
1 External wall finishes 
1 Access decks/balustrades 
1 Common access 

s ta i rs/lan d i n g s, pathways 
within the curtilage of the 
dwelling 

balconiedverandas 

attached garages, internal 
stairs 

1 Individual dwelling 

1 Individual dwelling 

1 Damp Proof Course 
1 Windows/doors . Common windowdroof 

1 Underground drainage 

1 Cavity insulation where 
technically feasible and 
appr~pr ia te ’~ 

1 1 OOmm loft insulation 
where appropriate*’ 

1 Insulation of hot water 
tanks and pipes (and cold 
water tanks as an ancillary 
measure) 

lights 

1 Single Primary 
Element Failure. 

1 An element fails 
where it requires 
repair or 
replacement of 
more than 20% 

1 Failure by two or 
more elements. 

1 An element fails 
where it requires 
repair or 
replacement of 
more than 20% 

I 1 Single Element 

l9 In some types of housing, it is not possible to install cavity wall insulation; in other cases installation may be 
prohibited by building regulations because cavity wall insulation would lead to other problems such as water 
penetration and dampness. 

2o 100mm is the minimum existing insulation which will meet the standard, but where insulation is being installed 
it must meet the standard required by the building regulations. 
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Energy 
Efficiency 
Measures 

heating system that has 
an acceptable efficiency 
rating2‘, or similarly 
efficient heating system 
that is developed in the 
future 

1 Additional energy 
efficiency measures, 
where technically 
feasible22, necessary to 
achieving a minimum 
NHER rating of 5 or SAP 
rating of 50 

Failure assessed by: 

1 Single Element 
Failure 

1 Single Element 
Failure where a 
necessary 
practical measure 
has not been 
implemented 

” An inefficient central heating system is defined here as being: 
a solid fuel boiler with an annual seasonal efficiency of 55% or less 
a natural gas boiler with an annual seasonal efficiency of 55% or less 
an oil-fired boiler with an annual seasonal efficiency of 65% or less 
a gravity or semi-gravity heating system more than 20 years old. 

An inefficient electric storage heating system is defined here as being: 
free-standing large volume storage heaters more than 20 years old 
free standing compact storage heaters more than 20 years old 
electric fan-assisted storage warm air heating more than 20 years old 
electric wired underfloor heating, set in solid floors, more than 20 years old 
electric ceiling heating more than 20 years old. 

’’ Such measures might include coated double or even triple glazing. It is recognised that it will not always be 
technically feasible, without disproportionate costs, to bring certain houses up to the minimum thermal efficiency 
standard. Building Standards may be relaxed if it is not reasonably practical to meet the minimum standards. 
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Modern Facilities 
And Services 

Bathroom 
Condition 

Kitchen 
Condition 

Kitchen Facilities 

. Bathroom amenities 
should include a WC, 
bath or shower and wash 
hand basin in good and 
usable condition 

. Kitchen fittings in good 
and usable condition 

Adequate kitchen 
storage to current 
building standards where 
practical (1 m3 within or 
adjacent to the kitchen; 
space for a cooker and 
related activity space in 
front of it to allow safe 
use) 

Safe kitchen working 
arrangements, including 
worktop space on at 
least one side of, and at 
least the same width as, 
the cooker 

Sufficient power outlets 
(6 or more sockets) 

1 Single Element 
Failure 

1 An element fails 
where it requires 
repair or 
replacement of 
more than 25% 

1 Single Element 
Failure 

1 An item fails where 
it requires repair or 
replacement of 
more than 25% 

1 Single Element 
Failure 
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Healthy, Safe And 
Secure 

Healthy 1 Internal pipe work lead-free 
1 Mechanical ventilation in 

the kitchen and bathroom 
where this is required to 
tackle persistent problems 
of condensation, 
dampness and mould 
growth 

1 Adequate noise insulation23 
where there are problems 
with external noise eg from 
traffic or factories 

Safe 

Secure 

I 

I 

I 

I 

I 

_. 

I 

I 

A smoke detector present 
in the home24 
Safe electrical systems 
Safe gas and oil systems 
and appliances 
Common stairwells, lifts, 
lobbies, courts, laundry 
and drying areas, refuse 
chutes and bin stores, 
where provided, in good 
and safe order 
Adequate lighting in 
common internal and 
external areas within the 
curtilage of the house 

Secure front and rear 
access doors 
Front door entry systems 
and secure rear access to 
enclosed common areas 

1 Single Element 
Failure 

1 Persistent problem 
categorised by 
condensation or 
mould on more than 
5% of the wall and 
ceiling area of 
bathroom or kitchen 

1 

Single Element 
Fai I ure 

I I 1 Single Element 

23 In most cases, the insulation will be provided through double or triple glazing. 
24 Existing smoke detectors may be hard wired or battery powered; new installations must be hard wired. 
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Appendices 2-5 

Appendices 2-5 consist of Excel worksheets. These are available for download at 
httD://www.communitiesscotland.aov.uldWeblSiteNVhatwedo/scottishhousinaaualitvstandard.aso 
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Appendix 6: Assessment 

Criterion Comments 

Option Appraisal (local authorities only) 

2. Have the data and assumptions from the Option Appraisal been carried 
through into the Standard Delivery Plan in a consistent manner? 

I stock condition information I 

4. Where information is based on a sample survey, how adequate is the quality 

has the survey methodology met relevant professional standards and is 
it transparent? 
is the sample unbiased and representative of the stock as a whole? 

of the information: 
0 

0 

5. Is the method used to translate the survey (where used) to operational use 
reasoned and robust? 

Assessment 

2 

Some assessment criteria are more critical than others - refer to para 5.13. 
If the delivery plan scores 3 on this criterion, it should be resubmitted in April 2006. However, resubmission should not delay any planned action to deal with SHQS issues in 

25 

26 

2005- 2006 
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7. Is the stock condition and investment information held in such a way that the 
landlord can effectively plan for and monitor delivery - for example, in a 
100% stock database? 
If not, are there adequate plans to achieve this within a reasonable 
timeframe? 

8. Have the robustness and comprehensiveness of the data on which the 
delivery plan is based been realistically assessed by the landlord? 

9. Has appropriate use been made of other (ie non stock condition survey) 
information on stock condition? For example: 
0 energy efficiency surveys. + 

0 0 gas safety surveys, 
I 

0 surveys of particular types or groups of stock - eg non-traditional stock - 
or of particular building elements. 

10. Are the methods which have been used to address any deficiencies in the 

11. Given the review of information available to the landlord, has the landlord 

quality and coverage of the data adequate (where relevant)? 

reached the correct conclusion regarding the need to resubmit the Standard 
Delivery Plan in 2006? 

If the delivery plan scores 3 on this criterion, a plan to improve the information base will be required, and the Standard Delivery Plan will need to be revised in the light of this 27 

improved information and resubmitted by April 2006. However, resubmission should not delay any planned action to deal with SHQS issues in 2005-2006 
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. 
+ 

, 

1 The Standard Delivery Plan 

1 Context 

12. Does the Standard Delivery Plan demonstrate a clear understanding of the 
requirements of the Standard? 
For instance, does it take into account the fact that for secondary building 
elements, a single elemental failure does not imply failure of the Standard? 

13. Have the potential implications of mixed tenure situations been investigated 

14. Is there evidence of appropriate tenant consultation having been carried out? 

15. Have the implications of low demand for all or part of the stock been fully 
identified and explored, and addressed within the Standard Delivery Plan? 

and planned for, where applicable? 

16. Is the Standard Delivery Plan compatible with other strategic planning 
documents such as Local Housing Strategies and neighbourhood 

I- regeneration strategies (where relevant)? 
0 

?.vestment Dlan and resources 

17. Have all the assumptions been clearly specified - RTB assumptions and 
their impact on the profile of the stock, real changes in costs (such as 
management costs, buildinghepair costs), real changes in rent levels and so 
on? 

are they reasonable in the context of figures from benchmark landlords? For 
example: 
0 are the costs of the work needed to achieve compliance in line with 

benchmarks? 
are rates of cost change reasonable in the light of past trends and 
changes anticipated by the benchmarks? 

18.Are the assumptions which have been made based on valid evidence and 

0 

19. How transparent are the figures underlying the analysis? Have all the 
‘workings’, such as schedules of ratedother cost assumptions and elemental 
life cycles been set out explicitly and are they justified? 
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Risks 

20. Does the Standard Delivery Plan seek to explore and address the risks 
associated with the deliverability of the Standard, such as: 
0 sensitivity to the underlying assumptions, on for example, voids, rents, 

etc. 
costs of procurement and (in some cases linked with) capacity within the 
construction sector, 
new, more or less adverse information on stock condition? 

0 

0 

Monitoring framework 

21. Has the authority set up an information base and systems which will make it 
possible to quickly and accurately track and check progress toward the 
delivery of the Standard? 

General criteria 
I- ?.Was the Standard Delivery Plan prepared and submitted on time? 
0 
\o 3 .  Is the delivery plan acceptable in terms of presentation and clarity - eg 
I layout, style, signposting, referencing? 

24. How does the investment plan rate in terms of clarity/appropriateness? 

25. Is there a mechanism in place to revise the Standard Delivery Plan in light of, 
for example, improved information on stock condition, change in demand, 
and good practice in procurement? 

I Milestones and Phasing 

26. Do the milestones proposed demonstrate adequate progress towards 
delivery of the Standard, or do they suggest that there is a risk of failure? 
Are thev feasible in the liaht of the resources available for implementation? 

f 
F 
I 
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SCOTTISH EXECUTIVE 

Development Department Victoria Quay 
Social Housing, Strategy and Finance Division Edinburgh EH6 6QQ 

I 

Chief Executives-Local Authorities 
Directors of Housing/ 
Chief Housing Officers-Local Authorities 
Directors of RSLs in Scotland 

Copies to:Chief Executive COSLA 
SFHA 
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28 July 2004 

- 
1 

SCOTTISH HOUSING QUALITY STANDARD (SHQS) 

ruary regarding the Scottish 
sh Executive website 

I am now writing with some further clarification of certain elements of the criteria in the Standard. 
n the ,attached. not(: of clarification. We have also enclosed an Annex of suggested 
fe and secure elements. 

f I '  

We hope you find this guidanqe helpful. If you have any queries on the Standard, please contact 
Mary MacDonald (telOl3 1 1- 

c 
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Housing Quality Criteria 

Free from Serious Disrepair 

Free from Serious Disrepair 

Criteria Elements as detailed in 
4 February letter 

Primary Building Elements 
Single element failure. 

Secondary Building 
Elements 
Failure by 2 or more elements. 

Primary and Secondary 
Building Elements 
An element fails where it requires 
repair or replacement of more 
than 20%. 

2 

Clarification 

1. The ‘Free from Serious Disrepair’ 
category identifies both Primary and Secondary 
elements. For the avoidance of doubt, if the 
property has: 

One of the range of Primary Building 
Elements failing, with or without a 
Secondary Element failure then it is 
deemed to fail. 
One of the range of Secondary Building 
Element failing it does not fail. 
Two Secondary Element failures then it 
fails. 
None or one Secondary Building Element 
failure and one failure in any of the 
categories for Energy Efficient, Modem 
Facilities and Services and Health Safe and 
Secure will fail. 

2. In blocks of flats where there are 
shared building elements, all flats need to meet 
the criteria for primary/ secondary building 
elements for the block to meet the Standard. 
The block also needs to meet the Standard in 
terms of those shared building elements for each 
of the flats within it to comply with the 
Standard. 

This failure figure refers to the percentage of the 
item in question which is in disrepair for each 
individual dwelling and is based on the 
methodology employed in the House Condition 
Surveys. The calculation has a different basis 
depending on the nature of the element in 
question. For example, disrepair to a roof 
covering is an area-based measure and the 
approach taken is to identify dwellings 
where20% or more of the surface area of the 
roof is in disrepair. 

In contrast, disrepair to chimneystacks is 
assessed by identifying disrepair to each 
component of the chimney stack (cope, 
structure, finish, pots) and weighting the results 
to arrive at an overall repair score for the 
chimney, which again would be 20% or more to 
trigger item failure. Landlords may wish to 
refer to the Local House Condition Survey 
Guidance 
www.shcs.aov.uWlhcs/index.htm 
or Appendix 12.5 of the SHCS Main Report 
(November 2003). 
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Housing Quality Criteria 

Energy Efficient 

Energy Efficient 

Criteria Elements as detailed in 
4 February letter 

Efficient Heating 
Full house central heating system 
that has an acceptable efficiency 
rating or similarly efficient 
heating system that is developed 
in the future. 

Definitions of inefficient central 
heating systems (footnote 3), 

Additional energy efficiency 
measures, where technically 
feasible', necessary to achieving a 
minimum NHER rating o f 5  or 
SAP rating of 50. 

Effective Insulation 
l O O m m  loft insulation where 
appropriate. 

Insulation of hot water pipes. 

Clarification 

1. Definition of "full" house central heating: 
whole dwelling or rooms representing more 
than 50% of the floor area of the dwelling with 
heating controlled from a single point. 

2.  Heating must be fixed heating appliances 
or distribution network. Portable heating 
should not be taken into account in defining a 
full house central heating system. 

3. Direct appliances eg direct room heaters 
will be deemed inefficient if more than 
20 years old. 

4. A gravity or semi-gravity heating system 
using anyfuel will be deemed inefficient if it 
is more than 20 years old. 

5. For advice additional to footnote 3 on the 
efficiency of boilers, landlords may wish to 
refer to the SEDBUK (Seasonal Efficiency of 
Domestic Boilers in the UK) ratings. 

6. We have revised the SAP equivalency 
rating to 50 for mains gas central heating 
systems and 60 for all other heating systems. 

1. Where insulation is being installed, it must 
meet the standard required by the building 
regulations, as calculated by using the 
elemental method. 

2 .  It is recognised that loft insulation will be 
subject to settlement over time but the original 
insulation is required to meet the minimum 
loomm quality standard. 

3. Insulation is required except where the 
exposed pipe will always contribute to the 
heating requirement of the room or space in 
which it is situated. 

' Such measures might include coated double or even triple glazing. It is recognised that it will not always be technically 
feasible, without disproportionate costs, to bring certain houses up to the minimum thermal efficiency standard. 
Standards may be relaxed if it is not reasonably practical to meet the minimum standards. 
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Housing Quality Criteria 

Modern Facilities and Services 

Health, Safe and Secure 

Criteria Elements as detailed in 
4 February letter 

Kitchen Facilities 
Safe kitchen working 
arrangements, including worktop 
space on at least one side of, and 
at least the same width as, the 
cooker. 

Adequate kitchen storage to 
current building standards where 
practical (lm3 within or adjacent 
to the kitchen) 

Healthy 
Adequate noise insulation' where 
there are problems with external 
noise from eg traffic or factories. 

Internal pipe work lead-free. 

Clarification 

Additional requirements are: the worktop 
space should be at least the same width and at 
the least the same depth as the cooker; and the 
sink and cooker should not be adjacent. 

An additional requirement is that there should 
be adequate enclosed kitchen storage. 

The need for noise insulation will depend on 
the nature of the problem and the occupier's 
perception of noise level. The noise measure 
techniques used in relation to roads and airports 
may help. 

1. Planning Advice Note 56 - Planning and 
Noise 1999.2 

2. The Executive has also commissioned 
consultants to produce a Scottish Noise 
Management Guide by October 2004 which 
will include best practice on all aspects of noise 
control. 

3. The European Parliament and Council 
Directive3 relating to the Assessment and 
Management of Environmental 
Noise 2002149EC (more commonly referred to 
as the Environmental Noise Directive (END)) 
was published in the official Journal of the EU 
in July 2002. END refers to the requirement to 
noise map major roads, railways, airports and 
industry by 2007 and then produce Action 
Plans for areas exceeding set levels. The 
Scottish Executive will be consulting on the 
implementation of the Directive later in 2004. 

No lead piping and no lead in water storage 
tank. 

' In most cases, the noise insulation will be provided through double or triple glazing. 

http:liwww.scotland.gov.uklaboutiP1anning/uan56noiseand Dlann.asDx 

http:ilwww.scotland.gov.uklaboutlERADEN/ACEU-AOTi00017553/PAGE69295203.aspx 
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Housing Quality Criteria 

Healthy, Safe and Secure 
(continued) 

Criteria Elements as detailed in 
4 February letter 

Safe 
Safe electrical, gas and oil 
systems and appliances. 

Common stairwells, lifts, lobbies, 
courts, laundry and drying areas, 
refuse chutes and bin stores, 
where provided, in good and safe 
order: failure assessed by single 
element failure. 

Adequate lighting in common 
internal and external areas within 
the curtilage of the house. 

Secure 
Secure front and rear access 
doors. 

Front door entry systems and 
secure rear access to enclosed 
common areas - single element 
failure. 

5 

Clarification 

Suggested indicators for unsafe electrical and 
gas systems are included in the attached Annex 
at Section 1. 

The failure requirement has been clarified. 
Properties will fail where individual elements 
require repair or replacement of more 
than 20%. 

Suggested indicators for adequate lighting are: 

Lighting present in entrance and 
every landing level and 
passageway. 
Failure level -more than 
20% disrepair. 

Indicators for safe front and rear access doors 
are listed in the Annex at Section 2. This 
requirement has been revised. 

Durable front door entry systems- failure 
assessed as entry system not fully operational. 

Secure rear access to enclosed common areas. 
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* * Scottish Housing Quality Standard: Note of Clarification ANNEX 

This Annex should be read in conjunction with Mike Neilson’s letter of 4 February 2004 and 
Helen Jones’ letter of 28 July 2004. 

SUGGESTED INDICATORS FOR SAFE AND SECURE ELEMENTS 

SECTION 1 

Suggested Indicators for Safe Electrical and Gas Systems are: 

Safe electrical svstems 

A dangerous electrical power system will be indicated by: 

0 

0 Exposed wiring 
0 

Broken casings and damaged power socket boxes 

Other obvious signs of damage, disrepair or unauthorised alterations 

Alternatively, landlords may wish to consider an inspection and risk assessment by a qualified 
electrician 

Safe gas systems 

An unsafe gas system will be indicated by: 

0 

0 Rusted boilers or tanks 
0 

0 Holes in gas flues 
0 

0 

0 

Wall mounted boilers in danger of detachment 

Leaking oil tanks or pipes 

Balanced flues with unsafe guards 
Balanced flues with incorrectly positioned guards 
Smell of gadoil around boiler 

Alternatively, landlords may wish to consider an inspection and risk assessment by an appropriately 
qualified gas fitter 

SECTION2 

Suggested Indicators for Secure Front and Rear Access Doors are: 

All external doors should have adequate locks. Suggested security measures are: 

For single doors: 

0 Morticelock 
0 Rim type deadlock 
0 Key operated multi-point lock 

6 
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For double doors (including French doors): 

0 

0 

0 Key operated multi-point lock 

Mortice lock with 2 key operated security bolts shooting into the frame, fitted top and bottom 
Rim type deadlock with 2 key operated security bolts shooting into the frame, fitted top and 
bottom of each opening door 

For patio entrance doors: 

0 Key operated multi-point lock 
0 One key operated patio door lock plus 2 key operated security bolts (fitted top and bottom of 

each opening door), shooting into either the frame or the door (it is likely that the 2 key 
operated security bolts will have been retrospectively fitted) 
One key operated patio door lock plus an anti-theft device preventing the lifting of sliding 
patio doors from their frames 

0 

For rear access doors: 

0 Morticelock 
0 Rim type mortice lock 

Yale lock 
0 One or more substantial bolts secured from the inside 
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