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FOREWORD: VICE CHAIR OF COMMUNITY SERVICES COMMITTEE

The Scottish Housing Quality Standard sets out a standard for social housing in
Scotland. The Moray Council welcomed the introduction of the standard – it is
only right that tenants should have homes that meet the requirements of the 21st

century.

In Moray, we are committed to continuous improvement in our stock condition
and the housing services we provide. Our tenant survey in 2004 identified that
83% of our tenants are very satisfied or satisfied with our housing services.
Whilst we are delighted with this level of satisfaction, we are not complacent
and we aim to further increase this over the next few years. In Moray, we
agreed a Moray Housing Standard in 2001 – we believe that this standard is
higher than the SQHS – and we will be working to achieve this standard across
our housing stock.

We have maintained a high level of investment in the housing stock, whilst
having one of the lowest rent levels in Scotland.  We have given priority to
works to provide warm and dry homes – consequently almost all our housing
stock has double glazing and all but a handful of houses have modern central
heating systems. The largest element in our current investment programme
seeks to provide improved kitchen facilities for our housing stock – addressing
the highest priority for investment identified by our tenants.

The Scottish Housing Quality Standard requires us to consider the investment
needs of our housing stock comprehensively, to ensure that housing in Moray
meets this standard. Our Stock Condition Survey has identified the priorities for
future investment and these are reflected in this Plan.

On 30 March 2005, the Council confirmed its commitment to retain its housing
stock.  This Plan sets out how we will invest in our properties – achieving the
Scottish Housing Quality Standard and Moray Standard  - by 2015.

Councillor George McIntyre
Vice Chairman of the Community Services Committee
The Moray Council
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1. INTRODUCTION

This document is the Standard Delivery Plan for The Moray Council. It will
provide a detailed account of how the Council will ensure that all of its
housing stock is brought up to and maintained at or above the Scottish
Housing Quality Standard.

1.1 Background

This Standard Delivery Plan is intended to be a live planning document which
will assist in planning a path towards full compliance with the SHQS by 2015.
The plan will demonstrate that the Council’s approach is deliverable,
affordable and prudent and will provide the Council with a useful monitoring
tool against which to measure its achievement of the standard by 2015 and
its maintenance thereafter.

1.2 Objectives of Plan

The objectives of the Council’s Standard Delivery Plan are as follows:

• to demonstrate clearly and robustly using adequate, accurate and up to
date information on the stock, the extent to which the stock currently
complies with the Standard together with the nature and extent of any
failures;

• to articulate a programme of works (including repair, improvement,
demolition and any other relevant mechanism as appropriate) which will
bring the stock above the Standard by 2015;

• to outline how this Standard will be maintained thereafter;

• to outline the level of investment required to carry out the programme of
works together with the intended sources of revenue, including a full
account of the Council’s financial operating context;

• to outline a series of milestones against which the plan can be assessed
over time and adjustments made as necessary; and

• to take account of all investment needs outwith the scope of the Standard
Delivery Plan such as adaptations or expenditure on related assets.

This plan is supported by robust and clearly presented stock condition data
and investment analysis.
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1.3 Option Appraisal Review

As part of the process of preparing this Plan, the Council has reviewed its
earlier Option Appraisal on the Ownership and Management of the Council
Housing Stock in Moray. The Option Appraisal Review1 is submitted as a
supporting document to this Plan.

The Option Appraisal Review was carried out by the Standard Delivery Plan
Working Party, comprising 5 Elected Members and 2 Tenant
Representatives.  A more detailed description of the process followed is
described in the Option Appraisal Review.

On 30 March 2005, the Council agreed to retain its housing stock, on the
basis of the Option Appraisal and recommendations from the Working Party.

                                         

1 Moray Council Option Appraisal Review – March 2005
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2. STRATEGIC CONTEXT IN MORAY

2.1 The Local Housing Strategy

The Council’s Local Housing Strategy2 sets out the strategic context for
housing in Moray within four themes –

• Access to housing;

• Quality of housing;

• Housing and community care; and

• Sustainable communities and social inclusion.

Key points from the Council’s assessment of housing need and provision in
Moray are –

• There is an overall shortage of affordable housing (particularly for rent) in
Moray, with a potential mismatch between house sizes to meet need and
aspirations. There is a continuing impact from the loss of affordable
rented stock through the right to buy.

• The incidence of homelessness in Moray is rising, with substantial
increases in the number of households presenting as homeless over the
past three years.

• Housing quality issues are of particular concern in the private sector, with
the quality of housing in the social rented sector being perceived as
good. The energy efficiency of Moray’s housing is poor in comparison
with national averages, although performance is better in the social
rented sector than the private sector.

• Research on housing and support needs of the elderly and those with
physical/sensory disabilities has highlighted a shortage of suitable
accommodation and support to meet the particular needs of these client
groups.

• Fuel poverty is a major issue in Moray, with the second highest level in
mainland Scotland. This links to low incomes in Moray in comparison
with Scotland as a whole.

                                         

2 The Moray Council Local Housing Strategy – April 2004
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2.2 The Moray Council Housing Stock

At the time of the House Condition Survey (mid 2004), the Council housing
stock totalled 6568 properties. Properties are managed through four Area
Housing Teams, based in Buckie, Elgin, Forres and Keith

Characteristics Buckie Elgin Forres Keith Total

No. % No. % No. % No. % No. %

House type

House

Bungalow

Flat

Maisonette

Hostel

1036

399

158

0

0

65.0

25.0

9.9

0.0

0.0

1561

467

782

164

0

52.5

15.7

26.3

5.5

0.0

588

172

212

24

0

59.0

17.3

21.3

2.4

0.0

673

246

80

0

6

67.0

24.5

8.0

0

0.6

3858

1284

1232

188

6

58.7

19.5

18.8

2.9

0.1

Age

Pre 1919

1919 – 1944

1945 – 1964

Post 1964

1

240

534

818

0.1

15.1

33.5

51.3

3

496

796

1679

0.3

16.7

26.8

56.4

10

139

342

505

1.0

14.0

34.3

50.7

3

123

316

563

0.3

12.2

31.4

56.1

17

998

1988

3565

0.2

15.2

30.3

54.3

Type

Traditional

Non traditional

1372

221

86.1

13.9

2848

126

95.8

4.2

654

342

65.7

34.3

966

39

96.1

3.9

5840

728

88.9

11.1

Apartments

One

Two

Three

Four or more

12

364

766

451

0.8

22.8

48.1

28.3

0

837

1478

659

0.0

28.1

49.7

22.2

17

238

539

202

1.7

23.9

54.1

20.3

12

234

455

304

1.2

23.3

45.3

30.3

41

1673

3238

1616

0.6

25.5

49.3

24.6

Total Properties 1593 24.2 2974 45.3 996 15.2 1005 15.3 6568 100.0

Source: Meeting the Scottish Housing Quality Standard: A Survey of Investment Needs for Council Housing 2004/05 –
2015/16, David Adamson Housing Consultants, Nov 2004



6

Moray - Standard Delivery Plan

Almost 80% of the Moray Council housing stock comprises houses and
bungalows. The Elgin area has the highest proportion of flats and
maisonettes, with two thirds of all stock of this type located in that area. Just
over half of the stock was built post 1964. Only 11% is of a non traditional
construction type – mainly Crudens Mark 1 (65 properties) and Mark 2 (36),
Dorran single storey and two storey (42), No Fines (374), Swedish Timber
(18), Tee Beam (12) and Weir Multicoms (181). Less than a quarter of the
housing stock has four or more apartments.

2.3 Housing Need in Moray

The Council carried out a Housing Needs Survey3 in 2001. This identified an
overall shortage of approximately 160 units per year of affordable housing
(primarily rented) across each of the 10 sub areas within Moray. This view is
supported by the findings of more recent research on housing needs carried
out in 20044. This research indicated that Moray had a net need of 125
houses. The net need as percentage of social rented stock was 1.6% -
placing Moray as the ninth highest local authority in Scotland on this
indicator. The Council intends to carry out a follow up housing needs survey
in 2005.

The information from the Housing Needs Survey can be considered
alongside information from the Council’s Housing Lists. The Council’s
Allocations Policy prior to April 2004 enabled applicants to register for
housing in as many lettings areas as desired. Preferences were not sought.
As a result of this, any analysis of demand for Council housing based on the
pre April 2005 system will contain duplication. The revised Allocations Policy
to be implemented from April 2005 requires applicants to identify
preferences. As at 15 March 2005, demand for Council housing in Moray
totalled 3030 applicants, comprising 2489 waiting list applicants and 541
transfer list applicants.  As part of the process of implementing its revised
Allocations Policy, the Council has written to all housing applicants to request
an update of housing application details.  This may result in a reduction in the
housing list figures.

The Council is working with Registered Social Landlords in Moray to develop
plans for the implementation of a Common Housing Register in Moray.

                                         

3 Moray Council Housing Needs Survey – Fordham Research – June 2002

4 Local Housing Need and Affordability Model for Scotland – Update - Glen Bramley
– June 2004
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2.4 Low Demand Housing in Moray

Audit Scotland’s recent study on low demand housing5 indicated that while
the national average for low demand housing was 7.5% of local authority
housing stock, in Moray this figure was less than 3%. In Moray, areas of low
demand were identified primarily in the Keith management area, on the basis
of waiting lists being substantially lower than elsewhere in Moray. In rural
areas, particularly, the definition of low demand linked to waiting list levels is
questionable – while waiting lists may be lower in comparison to other
lettings areas, they may nevertheless represent a ‘waiting period’ of several
years, due to low turnover. In addition, people in housing need may not apply
for housing because of perceptions of the availability of housing.

Currently, there are no areas in Moray where the supply of social rented
housing exceeds demand. The Council does not consider that any of its
housing stock is unsustainable in the longer term as a result of low demand.
Regeneration priorities for Moray are more likely to be in terms of increasing
the supply of affordable housing or economic development opportunities to
assist the sustainability of communities.

                                         

5 Managing Low Demand Housing – Audit Scotland – July 2004
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3. STAKEHOLDER CONSULTATION

3.1 Tenant Survey 2004

The Moray Council has carried out a series of Tenant Surveys, most recently
in 2001 and in 20046. The results of the 2004 survey are directly comparable
to the survey completed in 2001. The survey has sought to identify the level
of satisfaction with a range of Council housing services as well as identifying
tenants’ priorities for investment. The 2004 identified that kitchens remain the
top investment priority for tenants, followed by security, heating and
insulation and adaptations for people with disabilities.

3.2 Raising awareness of the SHQS

Through the newsletter ‘Tenant Voice’, the Council has sought to increase
awareness of the SHQS. A first Moray Tenants Conference, attended by 65
tenants, was held in October 2004 and included a presentation on the SHQS
and the preparation of the Standard Delivery Plan. Following the success of
the Tenant Conference, the Council has scheduled a further Conference for
September 2005.

3.3 Tenant Involvement in preparing the Standard Delivery Plan

To assist in the process of preparing the Standard Delivery Plan, the Council
established a Working Party comprising of 5 Elected Members and 2 Tenant
Representatives from the Moray Tenant Core Group. The Working Party has
considered the key components of the Delivery Plan, including the Stock
Condition Survey and the Council’s Business Plan.

3.4 Consultation on the Standard Delivery Plan

Council representatives have consulted with the Moray Tenant Core Group
on the outcome of the Option Appraisal Review, the Council’s Business Plan
and the proposals to meet the SHQS by 2015. It is intended that consultation
will continue during 2005 and involve presentations to the Tenant
Conference in September 2005 and Tenant Forums in each location in
Moray. Through the tenant survey results, the Council has a clear view of
tenant priorities for investment in their homes, and will use this to guide
investment priorities.

                                         

6 The Moray Council Tenant Survey 2004 – Craigforth Consultants – November
2004



9

Moray - Standard Delivery Plan

4. STOCK CONDITION ANALYSIS

4.1 Introduction

To assist in the production of its Standard Delivery Plan the Moray Council
commissioned David Adamson Housing Consultants to complete a survey of
Council owned housing stock.  The Council decided that a 20% survey
(involving 1,300 properties) should be undertaken to provide as robust results
as possible. The conduct of the House Condition Survey across this sample
was carried out according to guidelines laid down for Local House Condition
Survey implementation by Communities Scotland.  For sampling purposes,
the housing stock was categorised into 26 principal building archetypes
combining construction type, dwelling type, dwelling configuration and date of
construction. The sample was further stratified geographically across the four
management areas and 13 management sub areas.

The Council made available two extensive databases of housing and housing
standards related information. These comprised –

• Housing attributes and condition database derived from an earlier
stock condition survey carried out in the late 1990’s and updated for
Council capital programme work since that date.

• Heating database containing full details of current heating provision
and kept continually up to date by the Council.

Data from the 20% sample has been merged with existing housing
databases and cloned across the whole the stock to create a 100% SHQS
database, using established and accepted techniques for the Decent Homes
delivery planning in England.

4.2 Moray Housing Stock

At the time of the housing stock survey (mid 2004) the Moray Council
housing stock totalled 6568 dwellings. The stock is predominantly traditional,
low-rise, post-war housing stock. Of the total stock, 84.5% were constructed
in the post-war era. The rest of the stock was constructed before 1945, with
the majority of that stock being attributable to the inter-war years.

Houses and bungalows comprise 5142 properties, in the main they are
terraced and semi-detached. There are also 1426 flatted properties, which
are low-rise, and mainly four in a block.

4.3 Summary of Performance Against SHQS

The Scottish Housing Quality Standard has 40 elements within five housing
quality criteria. The standard requires all dwellings to:
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• Meet the tolerable standard;

• Be free from serious disrepair;

• Be energy efficient;

• Be equipped with modern facilities and services; and

• Be healthy, safe and secure.

Against these five quality standards the following information was found. The
performance in relation to the SHQS detailed in this section does not take
account of investment works carried out in 2004/05.

4.3.1 Tolerable Standard

All of the Moray Council’s dwellings were assessed as being above the
tolerable standard.

4.3.2 Serious Disrepair
The general repair condition of the stock is good. 5890 (89.7%) show no
repair defects to primary or secondary building elements; 678 (10.3%) exhibit
repair defects and fail the standard. Elemental failure is almost equally split
between primary disrepair (374 dwellings) and secondary disrepair (397
dwellings). Overlap between primary and secondary disrepair is limited,
affecting 93 dwellings. Works to address primary elements disrepair relate
principally to external wall structures. The main secondary element
programmes relate primarily to chimney stacks, rainwear, external wall
finishes, windows and access doors, and dampproofing.

4.3.3 Energy Efficiency
To meet the energy efficiency requirements of the standard properties must
be effectively insulated, efficiently heated and offer a minimum NHER rating
of 5.

The energy efficiency performance of the Moray Council stock is extremely
high. All dwellings are effectively insulated where appropriate and with the
exception of 56 properties (0.9%), all properties offer full house central
heating. The average NHER for Council Housing stock was measured at 6.7
-  considerably above the Scottish local authority average of 4.97.

5711 properties (87.0%) meet the energy efficiency requirements of the
SHQS. 857 properties (13.0%) are non-compliant.

                                         

7 ‘Assessing the impact of central heating programmes in tackling fuel poverty:
report on the first year 2001/02’ – Scottish Executive – 2004
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4.3.4 Facilities and Services
The SHQS requires that properties offer modern facilities and services.
These include bathroom and kitchen amenities in good and useable
condition, adequate kitchen storage, safe kitchen working arrangements and
sufficient kitchen power outlets.

4546 properties (69.2%) meet the standard. The remaining 2022 properties
(30.8%) fail the standard. Although at first glance failures on this criteria are
high, they are very much dominated by single failures on kitchen power
provision (1769 properties 26.9%). Otherwise Kitchen and bathroom repair
conditions are good as are kitchen storage provision and working
arrangements.

4.3.5 Healthy, Safe and Secure
1110 dwellings (16.9%) fail to meet the health, safety and security provisions
of the SHQS. Health and safety provision is however generally good with the
majority of the failures occurring on security matters. Principal programmes
indicated from the survey include common area lighting and individual
dwelling access door security.

4.3.6 Summary of Failures
The following table illustrates the failure rate on criteria.

Quality Criteria Quality Element No. Defective % Defective

1. Tolerable Standard BTS 0 0%

2.  Serious Disrepair Primary  Elements 374 5.7%

Secondary
Elements

397 6%

3. Energy Efficiency Cavity Insulation 0 0%

Loft Insulation 0 0%

Tanks/Pipes 0 0%

Central Heating 56 0.9%

NHER Rating 844 12.9%

4. Facilities and Services Kitchen Condition 0 0%
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Quality Criteria Quality Element No. Defective % Defective

Bathroom Condition 0 0%

Kitchen Storage 371 5.6%

Kitchen Layout 199 3%

Kitchen Power 1769 26.9%

5. Health/ Safety and
Security

Lead Free 0 0%

Mechanical
Ventilation

60 0.9%

Noise Insulation 0 0%

Smoke Detection 0 0%

Electrical Systems 0 0%

Gas Systems 0 0%

Common Access 199 3%

Common Lighting 305 4.6%

Access Doors 574 8.7%

Door Entry Systems 97 1.5%

Rear Common
Access

103 1.6%

Source: Meeting the Scottish Housing Quality Standard: A Survey of Investment Needs for Council Housing
2004/05 – 2015/16, David Adamson Housing Consultants, Nov 2004

Overall, 3660 properties or 55.7%, fail to comply with the requirements of the
Scottish Housing Quality Standard. The remaining 2908 properties (44.3%)
currently comply with the standard.  The results from the Council’s Survey
are remarkably similar to the failure rates derived from the Scottish House
Condition Survey 2002 published by Communities Scotland8. These indicate
that in Moray, 54% of properties in the social rented sector currently fail the
SHQS.

                                         

8 Scottish House Condition Survey 2002 Revised SHQS Failure Rates – Communities
Scotland – February 2005
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Of the 3660 dwellings failing to meet the standard, 2337 dwellings (63.9%)
register a single quality element failure. A further 887 dwellings (24.2%)
register two quality defects only. Against a possible maximum failure of 40
quality elements, 6 element defects represent the highest failure of any
dwelling within the Council’s housing stock.

In addition to meeting the SHQS, the Council will have to address potential
dwelling deterioration during the period to 2015. 1503 properties (22.9%) are
projected to deteriorate below the standard before 2015/16 due to primary or
secondary building element failure. Notable features of dwelling failure
include roof coverings, flashings, rainwear, windows and doors.

4.4 Costs of Meeting SHQS

Based on the patterns and types of failures identified by David Adamson
Consultants the costs to achieve the SHQS are estimated at £3.385m, which
is an average expenditure per failing property of £925.

This can be broken down across the Housing Quality criteria as follows:

Quality Criteria Defective
Properties (No.)

Total Cost Average
Cost

% of Total
Cost

1. Tolerable Standard 0 0 0 0%

2. Serious Disrepair 678 £1,833,924 £501 54.1%

3. Energy Efficiency 857 £112,000 £31 3.3%

4. Facilities/ Services 2022 £938,300 £256 27.7%

5. Health/ Safety/
Security

1110 £500,440 £137 14.9%

TOTAL 3660 £3,384,664 £925 100%
Source: Meeting the Scottish Housing Quality Standard: A Survey of Investment Needs for Council Housing
2004/05 – 2015/16, David Adamson Housing Consultants, Nov 2004

Clearly, the costs are strongly affected by the need to eliminate primary and
secondary disrepair elements. 54% of expenditure will be required in this
area.

In addition to the costs to achieve the standard, costs will also be incurred to
prevent property deterioration below the standard in the period up to
2015/16. Adamson’s estimate these costs to be an additional £4.958m. This
equates to an average cost per failing property of £3,298. The costs are
dominated by works to roof coverings, rainwater goods, windows and doors.
Appendices D and E of the Stock Condition Survey provides details of the
Elemental Life Cycles and Schedule of Rates used by Adamson’s.
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The breakdown of this expenditure is given below:

Elements Projected
Deterioration

Total Cost % of Total
Cost

Primary Structural
Elements

48 £114,043 2.3%

Roof Coverings 537 £635,693 12.8%

Chimneys 299 £61,861 1.2%

Flashings 615 £146,480 2.9%

Rainwater Goods 1308 £958,223 19.3%

Wall Finishes 63 £67,237 1.4%

Access Decks 11 £11,000 0.2%

Private Balconies 3 £4500 0.1%

Damp Proof Course 4 £10,475 0.2%

Windows 974 £1,948,000 39.3%

Access Doors 1523 £964,500 19.4%

Common Windows/
Roof Lights

129 £25,800 0.5%

Underground
Drainage

10 £10,000 0.2%

ALL ELEMENTS 1503 £4,957,812 100%
Source: Meeting the Scottish Housing Quality Standard: A Survey of Investment Needs for Council Housing
2004/05 – 2015/16, David Adamson Housing Consultants, Nov 2004

Therefore the total cost of achieving the SHQS and maintaining that standard
until 2015/16 is £8.343m. This is made up of the £3.385m to achieve
compliance and £4.958 to retain compliance.

Across the whole housing stock, the cost of achieving and maintaining
properties to the SHQS can therefore be summarised as £1,270 per dwelling.
Alternatively, this could be expressed as a cost per failing or projected to fail
dwelling – in this case, the average cost would be £1,615.

4.5  Non Traditional Housing Stock

The Council’s stock comprises some non traditional house types, detailed in
section 2.2. In 2002, the Council commissioned a survey of its non traditional
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stock by McAdam Design Partnership, Civil and Structural Engineers9. The
report was made available to Adamson’s to assist in the stock condition
survey report. The McAdam report concluded that none of the houses
inspected had any serious structural defects. The report recommended that
annual checks should be carried out to ensure that non traditional house
types remain weather proof. Structural checks for others should be carried
out within 10 or 15 years time (timescale dependent upon type).

4.6 The Moray Housing Standard

The Council developed its own standard, known as the ‘The Moray Housing
Standard’ 10as part of the Option Appraisal in 2001. A copy of the Moray
Housing Standard is submitted as a supporting document.

While a broad similarity exists between the Moray Housing Standard and the
SHQS in terms of improvement objectives, the Moray Standard implies a
significantly enhanced provision in several areas, which has investment
implications for the Council.

These areas include –

• Electrical provision which requires not only modern MCB and RCD
protection but minimum lighting and socket provision on an apartment
specific basis

• Fire safety which extends beyond basic smoke detection to hard wired
smoke detection on each dwelling floor and carbon monoxide detection in
all dwellings using gas and/or solid fuel appliance.

• Kitchen provision which is required to be under 20 years old and to offer
specific levels of base and wall storage and worktop facilities. Bathroom
amenities which require to be free from minor cracking and staining

• Environmental provisions which include the condition of fencing and
access gates, paths and access safety and external clothes drying
facilities.

All Council dwellings were assessed as failing this Moray Housing Standard.
Primary failure areas relate to:

• Safety and security (92.5% defective) – electrical socket provision in
lounge, kitchen and hall areas

                                         

9 Moray Council Non Traditional Housing Appraisal – McAdam Design Partnership –
November 2002

10 The Moray Housing Standard – Moray Council - 2001
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• Energy Efficiency (62.8% defective) –Enhanced Loft Insulation at 200mm

• Amenity and Comfort (100% defective) – kitchen age and provision, toilet
cistern type and material, bathroom extractor fans.

The Moray Housing Standard was developed as a benchmark as part of the
Option Appraisal in 2001. Following advice from Adamson’s, the Council will
review the Moray Housing Standard in consultation with tenants, particularly
in relation to the standards specified for kitchens, sanitary ware and electrical
socket provision.

4.7 Costs of Meeting the Moray Housing Standard

The costs of meeting the Moray Housing Standard are estimated at
£22.364m. This equates to an average cost per dwelling of £3,405. Primary
expenditure areas are in safety and security with an emphasis on electrical
provision and amenity/comfort, with an emphasis on kitchen renewal.

Moray Housing
Standard
Criteria

Defective
properties (No)

Total Cost Average Cost % of total cost

Safety and
security

6076 £8.411m £1,384 37.6

Energy
Efficiency

4127 £1.309m £317 5.8

Amenity and
comfort

6568 £9.080m £1,382 40.6

Structure and
fabric

1360 £2.145m £1,577 9.6

External
environment

1569 £1.418m £903 6.4

TOTAL 6568 £22.364m £3,405 100
Source: Meeting the Scottish Housing Quality Standard: A Survey of Investment Needs for Council Housing
2004/05 – 2015/16, David Adamson Housing Consultants, Nov 2004
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5. INVESTMENT PLAN AND RESOURCES

5.1 The Council’s Business Plan

The Business Plan aims to demonstrate how the Council can bring the
housing stock up to both the Scottish Housing Quality Standard and the
Moray Housing Standard, and maintain it thereafter, whilst keeping a positive
balance on the Housing Revenue Account (HRA).

It is a 30-year business plan model that takes account of all costs and
income connected with the management and maintenance of the housing
stock over that period.  The model prepares a 30-year cash flow projection,
models the HRA and enables the Council to assess the appropriate levels of
borrowing to achieve its objectives. The end results of the model are shown
in rent projections which calculate if rents would have to increase to retain
the housing stock and bring it up to the SHQS and the Moray Housing
Standard and, if so, by how much.

The assumptions used within the Business Plan are detailed within the
Business Plan (submitted as a supporting document) and are also
summarised within Appendix 5 to the Standard Delivery Plan.

The Council’s Business Plan report identifies that with a rent increase of RPI
plus 1%, the SHQS and Moray Standard could be met by 2015. However,
the Plan would become unsustainable from year 20 onwards.

Two options are available to the Council to address this – either a rent
increase of RPI plus 1.5% for years 2 – 5 of the Plan or for years 6 – 9. Both
these options provide a sustainable Business Plan over the 30-year period.

5.2 Sensitivities

A range of sensitivities/risks have been modelled within the Business Plan.
The most adverse effect on the Business Plan would require an increase in
rent levels for four years, from RPI plus 1.5% to RPI plus 2.5%. The
sensitivities /risks modelled are detailed within the Business Plan.

The Council’s Business Plan has taken a prudent approach to all potential
costs within the model. As an example of this, the Business Plan does not
project any reduction in response repair costs per property over the 30-year
period. However, it might be assumed, given the substantial investment in
the housing stock, that reactive maintenance costs might reduce.

The Council therefore believes that there is scope for savings to be made in
the Business Plan figures. In particular, a judgement will be required to be
made as to the appropriate levels of reduction in administration costs to
reflect the loss of stock through Right to Buy sales.
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5.3 Investment Plan

From 2005/06 to 2014/15, the Business Plan demonstrates investment of

Investment area £m

Major Component Replacements 13.168

Works to achieve the SHQS 8.112

Works to achieve the Moray Housing Standard 21.748

Enabling projects/adaptations for disabilities 5.520

The investment proposals to meet the SHQS have been adjusted from the
costs identified in the Stock Survey report, to reflect an element of sales
through Right to Buy and Building Costs inflation.

The Investment Plan over the period to 2015 is identified within Appendix 3.
These detail the figures from the Stock Condition Survey, as opposed to the
adjusted for sales figures within the Business Plan.
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6. OPERATIONAL PLAN AND MILESTONES

6.1 The Council’s Investment Strategy

Following the Option Appraisal in 2001, the Council agreed an Investment
Strategy. This forms the basis of the Council’s investment in its housing
stock. Following completion of the Stock Condition Survey and the Council’s
Business Plan in 2005, the Council will need to adjust its future investment
programmes to ensure the delivery of the SHQS and the Moray Housing
Standard. There is however, a high degree of commonality between the
current investment programme and works required to bring stock to the
SHQS and MHS by 2015.

Programmed works Planned Investment
2005/06

£m

Roof/fabric repairs 0.590

Window/door renewals 1.000

Rainwater Goods 0.050

Heating replacements 0.480

Energy efficiency 0.034

Insulation 0.050

Plumbing upgrades 0.100

Electrical upgrades 0.200

Kitchen/bathroom replacements 1.400

Safety and security 0.100

Fire safety 0.050

Asbestos 0.050

Common stairs 0.025

Total programmed works 4.129

In addition to the above, the Council also invests in non SHQS related works
– primarily disabled adaptations, environmental improvements and enabling
works.
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Gas servicing works to all properties with gas supplies are carried out on an
annual basis, funded through the Council’s Cyclic Maintenance Budget.

The Council agreed its Investment Plan for 2005/06 in November 2004 and
agreed the properties to be included in its kitchen replacement and heating
programmes. As commitments have been made to tenants in these
programmes, the Council will be carrying out the works agreed in 2004.
During 2005, the Council will review its criteria for prioritisation of kitchen
renewals to take into account failures in the SHQS relating to kitchen storage
(371 dwellings) and kitchen working arrangements (199 dwellings). Similarly,
the criteria for inclusion in the heating upgrade programmes will be reviewed
to ensure that NHER etc is included within the prioritisation for such works.

Works programmes relating to roof/fabric repairs, safety and security,
electrical and plumbing upgrades, insulation etc will be reviewed to ensure
that properties failing the SHQS under these elements will be included in
work programmes for 2005/06. This information can be obtained from the
Council’s 100% stock database.

In 2005/06, the Council plans to continue its investment in safety and security
works. The programme of work for 2005/06 has been appraised in the light of
the SHQS and priorities for spend adjusted to reflect the non compliance
rates identified earlier in this report. Works in 2005/06 will be targeted
towards properties requiring door entry and secure rear access doors  to
enclosed common areas.

6.2 Operational Plan issues

The Stock Condition Survey identifies that there is a high proportion of single
item failures and a broad spread of failures by element type and housing
sector. Work to deal with small single item failure might better be integrated
within existing and ongoing responsive and planned maintenance
programmes. In 2005, the Council will identify the areas of failure within the
SHQS which will be integrated into response or other planned maintenance
programmes.

The Council has not identified any major areas of the SHQS where difficulties
would arise in relation to mixed tenure. The main area where owner occupier
issues are likely to influence the attainment of the SHQS relate to common
access security provision. The Council has identified a small number of
flatted blocks where owners do not wish to make a contribution to shared
costs of installing security provision. This affects 54 Council dwellings. The
Council will continue to seek owners’ participation in improvement works of
this nature, but has no legal means of enforcing participation.
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6.3 Procurement

The Council entered into a Partnership Agreement with the Council’s Building
Maintenance DLO in April 2004. This covers response repair work, cyclical
maintenance and some areas of planned maintenance/improvements. The
Council intends to carry out a Best Value Review of the Partnership
arrangements in 2005/06, prior to considering the future development of the
Partnership after March 2007. Other work within the Investment Programme
is tendered.

6.4 Milestones

Appendix 4 identifies the Projected Position Statement on Implementation of
the Standard Delivery Plan.

The Council proposes five key milestones in monitoring progress to achieve
the SHQS for its housing stock –

Milestone Date achieved How measured

Milestone 1 March 2006 Detailed programmes for all SHQS failures
identified

Programme budgets reflect Business Plan
Investment levels

Milestone 2 March 2008 Achievement of projected position
statement.

No. of SHQS failures

Milestone 3 March 2010 Achievement of projected position
statement.

No. of SHQS failures

Milestone 4 March 2012 Achievement of projected position
statement.

No. of SHQS failures

Milestone 5 March 2015 Achievement of projected position
statement.

100% compliance with SHQS
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6.5 Monitoring Framework

The Standard Delivery Working Party will work to develop future investment
programmes in line with the Business Plan and Standard Delivery Plan.  It
will also undertake a review of the Moray Housing Standard.  The Working
Party will report to Community Services Committee on a regular basis to
ensure that milestone 1 is achieved.

Monitoring reports are presented to each Community Services Committee
regarding investment progress.  These reports will be adapted during the
course of 2005/06 to provide an effective tool to enable progress annually
and towards each milestone to be monitored on a systematic basis.
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7. RISK ASSESSMENT

7.1 Introduction

An integral part of the development of the Council’s Business Plan and
Standard Delivery Plan is the identification and mitigation of risk. The Council
is committed to adopting a positive approach to risk management, which
involves –

• Identifying the current risks to the Council associated with the provision of
housing services

• Identifying any additional risks arising or likely to arise in the lifetime of
this plan

• Quantifying and understanding the significance of these risks in terms of
the likelihood and impact

• Considering existing arrangements for avoiding adverse risk where
possible and managing risks otherwise

• Maintaining Risk Registers and associated action plans to assist in
mitigating/controlling these risks

Risk management is an ongoing process. As part of the strategy for
managing risk, the Council will ensure that appropriate steps are taken to
identify and address risks in all aspects of its operations.

7.2 Approach to Risk Assessment

The risk assessment considers risks within the following headings –

• Strategic risks – This considers impacts on the ability to achieve goals,
compliance with legislation, best value etc

• Operational risks – This considers supervision and management, health
and safety, control procedures, IT systems etc

7.3 Financial Risks/Sensitivities

The Council’s Business Plan (submitted as a supporting document to this
Plan) identifies sensitivities/risks within the Business Plan. These
sensitivities/risks relate to the assumptions underpinning the development of
the Business Plan. The sensitivities/risk assessment also considers risks
such as construction price increases and an underestimation of the number
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of properties failing to meet the SHQS over the plan period. The Plan also
considers multiple risk factors.

The risk assessment detailed in the Standard Delivery Plan does not repeat
the more detailed sensitivity/risk analysis provided within the Business Plan.

7.4 Risk assessment

The table below presents the Council’s approach to risk assessment.
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Risk rankingRisk Factors Impact

Likelihood Impact

Controls in place or
proposed

Future Action Required

Strategic:

Changes to SHQS Changes to investment
levels identified within
Business Plan

Medium Low Moray Housing Standard
already provides higher
standard

Monitoring of Business
Plan

Right to Buy legislation
changes

Changes to RTB may impact
on cash flow projections

Medium High Already modelled in
Business Plan to reflect
no RTB after year 3 and
can be accommodated
within RPI plus 2% for 4
years, RPI plus 1.5% for 3
years and RPI plus 1%
thereafter.

Monitoring of Business
Plan

Changes to Scottish
Executive Policy

Impact will depend upon
area of policy affected

Medium Medium Awareness of policy
context.

Monitor and assess in
event of changes to
policy

Impact of RAF bases
closing/scaling down

May impact on level of
demand for housing but
may be offset by changes to
Homelessness legislation

High Medium Council is participating in
Impact Study of
Reduction in Base levels.

Monitoring of relet rates
and vacancy levels
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Risk rankingRisk Factors Impact

Likelihood Impact

Controls in place or
proposed

Future Action Required

Failure to meet SHQS by 2015 Council does not achieve
100% compliance by 2015

Low High Milestones and annual
monitoring will enable
the Council to monitor
the progress in achieving
the SHQS.

Monitoring of Milestones
and annual performance

Large-scale flooding at some
point with the plan

Risk exists until Flood
Alleviation Schemes are in
place (scheduled before
2010).

Medium High Council has invested in
Floodguard measures for
individual houses in
Elgin and Rothes at most
risk of flooding.

Implementation of Flood
Alleviation Schemes

Capacity of construction
industry to meet investment
levels

Could result in non -
achievement of investment
programme and affect
compliance projections.

Medium Medium Investment levels remain
fairly constant over
period of Plan

Monitoring of Milestones
and annual performance

Operational:

Investment is not targeted
appropriately

Additional investment
required to ensure
compliance with SHQS

Low Medium Milestone 1 requires
evidence of appropriate
targeting

Monitoring of Milestones
and annual performance

Inaccuracies in database Additional investment
required to ensure
compliance with SHQS

Low Medium 100% database in place.
Inspections on ongoing
basis to confirm data.

Monitoring of Milestones
and annual performance
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Risk rankingRisk Factors Impact

Likelihood Impact

Controls in place or
proposed

Future Action Required

Variances in assumptions
beyond what is currently
modelled in Business Plan

Effect on Business Plan
goes beyond that modelled
requiring adjustments to
investment/income.

Low Medium Monitoring of Business
Plan. Development of
modelling of further risk
scenarios.

Monitoring of Business
Plan

Overspends in HRA Budget
beyond Business Plan levels

Would affect level of
resources available for
investment to meet SHQS

Low Low Scope for savings in
Business Plan identified.
Level of investment to
meet SHQS is low in
relation to total
investment planned.

Monitoring of Business
Plan

Loss of database Loss of database through
virus or system failure

Low High Database is backed up on
hard disc.

Ensure Disaster
Recovery System in
place.

Failure to manage
construction process and
ensure expenditure to target

Would result in non
achievement of projected
compliance rates

Low High Milestones and annual
monitoring will enable
the Council to monitor
the management of the
construction process.

Monitoring of Milestones
and annual performance

Failure to secure owner-
occupier support and
compliance

Risk exists primarily in
relation to common access
security.

Low Low Monitoring of
programmes involving
owner occupier support
and involvement.

Monitoring of Milestones
and annual performance
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Risk rankingRisk Factors Impact

Likelihood Impact

Controls in place or
proposed

Future Action Required

Identification of unforeseen
technical problems

Dependent upon nature of
unforeseen technical
problem, could affect costs
to meet SHQS

Low Medium Robust Stock condition
survey carried out. Non
Traditional stock report –
2002.

Monitor and assess in
event of unforeseen
technical problems
being identified.

Reliance on key members of
staff

Information and processes
known to small number of
staff.

Low Low Policy and procedures
reviews promote system
documentation.

Ensure system
documentation in place.
Promote knowledge of
database maintenance.



Moray - Standard Delivery Plan

APPENDICES


