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A.
Purpose

1. This paper sets out:

· A position statement on work undertaken by the Scottish social housing sector to demonstrate its readiness to meet the Scottish Housing Quality Standard (SHQS), introduced in February 2004

· Next steps for the sector in working towards compliance with the SHQS by 2015.

· Next steps for Communities Scotland, as the national agency responsible for monitoring compliance with the SHQS on behalf of Scottish Ministers.

2. All 22 local authorities required to do so provided a submission, of which 1 was a self-assessment. 5 have provided the information required in an SDP, including the 3 largest local authority landlords, North and South Lanarkshire and Fife Councils. Of the remainder, 10 have been asked to provide additional information and 6 to prepare resubmissions by Spring 2006. Edinburgh, as a result of the recent tenants’ ballot, is due to prepare its first SDP. 

3. Some Registered Social Landlords did not have sufficient data to complete an SDP in 2005 and consequently, as allowed for within the Guidance
, will submit in 2006.  These RSLs include Glasgow Housing Association (which has provided an interim SDP), Scottish Borders Housing Association and Dumfries and Galloway Housing Partnership. Collectively these form a significant proportion of the total RSL sector.
4. The majority of Abbeyfield Societies (44) submitted self-assessments. With one exception most Abbeyfield Societies only own 1 or 2 houses. There are a small  number of submissions outstanding, and these are being pursued with support from Abbeyfield Scotland.
5. Where submissions were made, these were subject to a thorough assessment and consistency was ensured by a calibration process using a range of Communities Scotland expertise.  This process identified deficiencies and omissions in a number of submissions and a need to request additional information (see summary table in Section C).  Given the number of landlords who are submitting or resubmitting their plan this year, it is not possible to yet draw any definitive conclusions on the readiness of the sector to meet the SHQS by 2015.  However, we do expect to provide this overview later in the year.
6. The maintenance of a comprehensive and up-to-date Quality Standard database is fundamental to the successful implementation of the SHQS, as it allows progress towards meeting the SHQS to be monitored accurately. When the database has been fully populated, it is the intention of Communities Scotland to provide regular progress updates via its website in the future.
B.
Background

7. The Minister for Communities introduced the SHQS in February 2004, based on a number of broad quality criteria. To meet its requirements a house must be:
· compliant with the tolerable standard 

· free from serious disrepair

· energy efficient

· provided with modern facilities and services

· healthy, safe and secure

8. The Minister expects that local authorities and registered social landlords ensure that their stock meets the SHQS by 2015.  
Standard Delivery Plans

9. A Standard Delivery Plan (SDP) sets out the action required by social landlords to meet and maintain the SHQS by 2015, if they are not already compliant. All social landlords were required to submit an SDP by April 2005. Local authority SDPs are linked to the broader Local Housing Strategy, which authorities are also required to produce. A local authority SDP can therefore be submitted as updates to/revisions of the Local Housing Strategy, although it must still be completed as a detailed element of the LHS in line with Communities Scotland Guidance on SDPs.

10. Local authorities who have already transferred their stock, or which have been accepted onto the Community Ownership Programme, are not required to submit a SDP.  This is because transfer plans take account of the requirement to meet the SHQS by 2015. However, where tenants do not approve (by ballot) transfer to community ownership the relevant local authority is then required to prepare and submit an SDP.

Self-Assessment

11.  In line with its commitment to reduce the volume of information demands on the sector, Communities Scotland allows landlords which can evidence that their stock is already largely compliant with the SHQS to complete a self-assessment rather than a full SDP. This applied to landlords who met the following criteria: 

.
· Landlords with fewer than 750 houses in urban areas or less than 500 houses in rural areas (per Scottish Executive definitions) including Abbeyfield Societies;

· and where the landlord can fund the cost of meeting the standard by 2015 from its own resources, or can fund additional borrowing; 
OR

· At least 75% of dwellings are currently compliant with each of the five Housing Quality Criteria as detailed within the Standard Delivery Plan Guidance, 
· and the landlord can fund the cost of meeting the standard by 2015 from its own resources or can fund additional borrowing.  


12.  Self-assessments are subject to validation by Communities Scotland over the next two years. This will be completed in line with current Guidance and taking into account any specific factors identified by landlords through the self-assessment process itself.
The assessment process
13.  Initial assessments of all local authority SDPs submitted have been completed. Whilst some SDPs allowed us to form a view on the ability of the landlord to meet the SHQS, in other cases the assessments threw up anomalies which need more clarification.  In some cases a revised plan is under preparation for re-submission.  
14.  Assessments were co-ordinated by a short life Working Group, drawn from both Central and Area Communities Scotland teams and from the Scottish Executive Development Department. RSL assessments were in the main completed by Communities Scotland Area Teams, with input from the Investment Directorate. 
C.
Summary of SPD and self-assessment submissions

15.  The table below summarises SDPs and self-assessments received in 2005 from local authorities and RSLs.  While a number were completed in detail and assessed as acceptable, a greater number require improvement. In general, this relates to further stock condition work being required; improved tenant consultation; ensuring a wider strategic context; improved risk assessment; and better explanation of the key issues and assumptions included in the SDP.  We are therefore not yet in a position to draw conclusions from the information submitted.  As an indication of the scale of the information outstanding, the local authority stock concerned is around 160,000 units.  Because the current data is incomplete, Communities Scotland will defer publication of the status of each landlord’s SDP/self-assessment until later in 2006. This will allow landlords to complete work still required on their submissions; or prepare resubmissions/first time submissions.

	
	Local Authorities
	Registered Social Landlords

	Total Numbers of Plans/Assessments required
	22
	172

	Standard Delivery Plans received
	21
	59

	Self Assessments Received
	1
	108

	Total Number of Plans/Assessments received
	22
	167

	Number of landlords which have not submitted (outwith allowances of the Guidance)
	0
	5

	Number of Plans/Assessments subject to re-assessment or resubmission
	16
	80


D.
Summary and Next Steps

Next steps for the sector

16.  By the end of March 2007, Communities Scotland expects that all landlords will have an SDP in place showing how they will achieve the requirements of the SHQS by 2015. 

17.  In some cases SDPs are already in place. Where SDPs require additional work local authorities and RSLs should now be completing resubmissions, or providing any further information required by Communities Scotland to complete first submissions. 
The role of Communities Scotland
18.  Communities Scotland Area teams are currently pursuing 5 landlords whose round 1 submissions are still outstanding, and working with them to agree an acceptable timescale for providing their submission. Where there is no agreement to submit within a satisfactory timescale, the matter will be referred to the Communities Scotland Regulation & Inspection Division.  The Division will also scrutinise those landlords identified at being at risk of failing to deliver the SHQS.  A fuller description of the role of Regulation and Inspection in examining RSL asset management and business planning is attached as Annex A.
Summary

19.  As stated at the start of this report, the data drawn from the first round of SDP submissions is not complete. For that reason Communities Scotland cannot yet provide detailed predictions on the readiness of the sector to meet the SHQS. 
20.  Section D sets out what is needed to clarify action required for the social housing sector to comply with the SHQS by 2015. This report should therefore be seen as a position statement towards establishing that fuller picture. Once more complete data has been submitted by landlords, Communities Scotland intends to publish an analysis of the findings and conclusions on the readiness of the sector to achieve the SHQS by Ministers’ target date of 2015.  This should be available later in 2006. 

21.  The preparation of full SDPs (or self-assessments where appropriate) with accurate data is critical for establishing a baseline for monitoring national progress towards compliance with the SHQS. All social landlords should therefore regard the SHQS database as a live monitoring and accountability tool. Communities Scotland intends to provide regular progress updates, using the SHQS database, via its website in the future. 

ANNEX A
THE ROLE OF REGULATION & INSPECTION IN EXAMINING RSL ASSET MANAGEMENT AND BUSINESS PLANNING

The role of Regulation & Inspection

1.
If a Registered Social Landlord (RSL) submits a Standard Delivery Plan to an Area Team within Communities Scotland that shows it will not be able to meet the Scottish Housing Quality Standard (SHQS) by 2015, the Area Team will discuss the case with the Regulation & Inspection (R&I) Division. We will jointly consider the information provided in the SDP and the reasons suggested for not meeting the SHQS.  We will then agree whether the best course of action is for R&I to conduct an asset management and business plan review.  We may decide to conduct the review as an inspection.  

2.
We believe that meeting the SHQS must be embedded within an RSL’s overall approach to asset management and business planning.  The review or inspection is likely to  involve an on-site period with the RSL and will include a validation of the SHQS information submitted, with a clear link to the assessment criteria used by Communities Scotland’s Area Team assessors.   

The terms we use

3.
We use the term “asset management” to mean the range of activities undertaken by a landlord to ensure that the housing stock meets people’s needs and preferences and meets the right standards now and in the future.  It goes beyond investing in good repair and improvements.  An asset management strategy is about reviewing and changing the asset base to end up with the right accommodation, of the right quality, in the right location.  

4.
When we talk about a business plan we mean a plan that sets out how the business will be run and financed.  It is more than a collection of cashflows and sensitivity analyses and should include information about the RSL’s role and purpose, what it is seeking to achieve and how it will achieve its objectives.  It should also consider issues like stock reprofiling, asset sales, cost efficiencies, and rent reviews.  

Joined up working

5.
Background information available from our routine regulatory work, and from the SDP assessment undertaken by the Area Teams will be relied on to help target our interest.  The added value of an R&I review process will be the depth of investigation and on-site evidence gathering.  Issues such as stock reprofiling and asset sales may have an impact on the RSL’s contribution to the strategic housing context for its area.  We will work with the Area Team, which is responsible for the assessment of the Local Housing Strategy, if/when our review considers such issues.  A report from the review work will be produced by R&I.  If we conduct an inspection we will publish our report.  Meetings with the Area Team, the Investment Division and the RSL will be held to help shape a future strategy to deliver the SHQS.  

6.
Any review would be tailored to the particular issues facing an RSL in its ability to deliver the SHQS.   In general terms, however, a review may cover:

· Approach to strategic asset management

· Match between organisational objectives and property assets

· Link between other key corporate strategies (eg development, equalities, sustainability, risk management), business planning and asset management

· Link between plans for new developments and compliance with SHQS

· Effectiveness of the  risk management framework 

· The RSL’s appraisal of all possible options and strategies in pursuit of compliance with the SHQS

· Funding options, efficiencies and value for money considerations.

· Procurement

· Role and involvement of the Governing Body

· Research and analysis undertaken in support of compliance with the SHQS 

· Quality, comprehensiveness and useability of stock condition data and understanding of SHQS requirements

· Consideration of equality and diversity issues

· Tenant involvement

� Scottish Housing Quality Standard: Delivery Plans and Assessment Criteria guidance available on the Communities Scotland website.
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