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Asset Management Strategy


Aims and Objectives

Key is a Registered Social Landlord with ownership of over 700 properties across Scotland which are predominately allocated to adults with disabilities.     

We are committed to providing sustainable, affordable housing that meets the needs and requirements of our tenants. 

This Asset Management Strategy is an integral component of our Housing Strategic Plan (2025-28) and at the heart of this approach is an understanding of our tenants and their current and future wishes and needs.  
This Strategy seeks to confirm that we 
· Have a strong asset base with the right type of properties to continue to meet existing and future demand.   In Key’s context this understanding of the value of our assets also requires careful consideration of the value of our housing stock associated with the ongoing provision of social care provided to our tenants. 
· Have a housing stock that will meet and continue to meet the requirements of the Scottish Housing Quality Standard (SHQS) and Energy Efficiency Standard for Social Housing (EESSH2) and its proposed successor, the Social Housing Net Zero Standard (SHNZS)
· Have a long term (60-year) investment plan in place to ensure that stock replacement and upgrade can be resourced
· Comply with all requirements regarding the safety of our tenants
· Embed tenant engagement as a core feature of the Strategy 
· Have a robust and balanced risk management framework in place to support decision making regarding investments and any disposals. 
· Will procure contracts and services in a way that demonstrates openness, accountability and value for money
· Ensure an appropriate staffing structure and business resources to meet these elements 
This Strategy has also been developed taking account of the Integrated Asset Management recommended practice as published by the Scottish Housing Regulator (SHR) in February 2023. 
This guidance highlights that “an integrated approach to asset management focuses on every aspect of asset performance to establish if continued investment is sustainable” and that “if an asset is fit for purpose, it should be: managed efficiently, and generating demand; in good condition with a costed, affordable maintenance programme; making a positive contribution to that landlords business plan; and delivery value and amenity”   

To achieve an integrated approach to asset management, the SHR has identified five principles which should be adopted by Registered Social Landlords, namely: 

Principle 1: Governing bodies lead the strategic response to asset management and should be assured that assets are managed effectively

Principle 2: Social landlords should have a comprehensive understanding of their assets, which requires Key to develop and maintain a comprehensive asset database 

Principle 3: Social landlords should develop an approach to understanding the value of assets.  It is recommended that RSLs identify appropriate performance measures for every property or asset group.  

Principle 4: Integrated asset management outcomes should be understood and used as evidence to inform future investment decisions. The guidance recommends that these asset performance scores should provide a starting point for landlords in understanding the proportion of housing assets which may require intervention to improve their performance. It is also recommended that an option appraisal approach is adopted to systematically assess and make informed decisions on future investment. 

Principle 5: Social landlords should use the integrated asset management outcomes to inform their asset management strategies, in essence supporting the delivery of operational asset management through effective funding, procurement and contract management systems. 

It is important to note that the operating environment for Key is very different from most other Registered Social Landlords and in adopting a whole business approach one of the most significant factors is that Key’s housing stock is used to support its activity as a social care provider.    The maintenance and supply of our housing stock has added value as this contributes significantly to the organisation’s ability to provide care and support services to its tenants.   Recognising that the supply of suitable housing is a critical factor in local authority commissioning of support arrangements for people who require support introduces an extra factor which makes the continued supply and investment of Key’s housing stock even more important.  

This also results in a recognition that disposal of stock would only ever be considered in very specific circumstances as the value to maintaining and investing in our stock also impacts on our whole organisation viability as a support provider which can supply a range of housing and support options to local authorities. 

Another feature to note is that Key also leases a significant number of properties (in excess of 100) from a range of other landlords to support its activity as a care provider and this has led to particularly good outcomes/solutions for individuals.     While these properties do not form part of the core asset management approach they are managed by Key as a landlord (particularly in relation to tenancy services). 

Key’s Housing Stock

As noted above, it is vital that Key understand its stock, its viability and desirability, now and for the future, and seeks to maintain and develop this understanding through continuous appraisal and review.

Our stock, spread throughout Scotland, is of a relatively modern construction.   All properties, with the exception of two (rehabilitated) tenements and a small number of older individual properties which have been purchased, comprise new build development dating from the mid-1980s onwards.   Individual properties (low rise flatted, two-storey flatted, terraced etc) are predominantly small in size, consisting in the main of one and two-bedroom flats and this position was supported by a large-scale programme where we remodelled the majority of our large scale shared accommodation into the smaller housing units (a programme supported extensive grant funding).

We have discharged all the mortgages on our properties and our portfolio is debt free.  We also hold up to date valuations for insurance rebuild purposes. 
Details of our current stock are noted below 

	
	

	Key Housing Stock by Local Authority Area (April 2025)

	Local Authority
	Number

	Argyll & Bute
	29

	Clackmannanshire
	10

	Dumfries & Galloway
	41

	East Ayrshire
	17

	East Dunbartonshire
	24

	Falkirk
	71

	Glasgow City
	113

	Highland
	114

	Inverclyde
	28

	North Ayrshire
	14

	North Lanarkshire
	49

	Renfrewshire
	63

	South Lanarkshire
	106

	Stirling
	33

	West Dunbartonshire
	2

	Total
	714




	Key Housing Stock (April 2025)

	Type of Property
	Number

	Bungalow
	17

	Flat (Close)
	383

	Flat (Main Door)
	78

	Four in a block
	10

	House
	86

	Maisonette
	1

	Flat (tenement)
	139

	Total
	714

	Key Housing Stock by Size (April 2025)

	Size (Bedrooms)
	Stock numbers

	Bedsit
	7

	1-bedroom
	418

	2-bedroom
	182

	3-bedroom
	90

	4-bedroom
	11

	5 and 6- bedroom
	6

	Total
	714



	Key Housing Stock – age bands (April 2025)

	Pre 1919
	35

	1919 - 1944
	2

	1945 - 1964
	8

	1964 - 1982
	18

	1983 - 2002
	624

	Post 2002
	27

	Total 
	714



As noted above, Key provides support and housing to adults with disabilities and 614 of our properties are let on this basis (with the balance of 100 let to tenants who receive no support).   Most tenants are supported by Key although 62 are supported by others.    
Our stock is spread widely throughout local authority areas though our support activity takes place both within our own properties, properties we lease and within other RSL’s properties. The geographic spread of our properties does not reflect the level of support activity within a local authority area.  For example we only own 2 properties within West Dunbartonshire but we have leased in excess of 30 that helps us provide and develop our support services.  Similarly in Glasgow we have a number of leased properties in addition to the stock we own.
In total we lease 117 properties mostly from other registered social landlords but also where necessary through the private letting sector.  This enables us to meet a support service need within a particular area or in a specific type of property which we do not have access to within our stock. 


Asset Information 
Our housing stock was mostly built or refurbished for Key, and we therefore hold the plans and bills of quantities for our developments.  In addition, we hold health and safety file documentation for all our remodelled stock.  We are therefore able to carry out desktop analysis for a variety of issues (for example the recent requirement to identify of any properties contained Reinforced Autoclaved Aerated Concrete – RAAC) with sufficient good quality information. We have a database which has been built in-house to capture as much as possible of important information about the main elements of our housing.  This project is ongoing but has reached a sufficient level to draw the data directly for our 60-year life cycle projection.

Housing demand and allocations
Key allocates around 50 properties per year, the overwhelming majority being allocated through nominations from local authority social work departments alongside a commissioned support arrangement.  Accordingly, we do not hold a waiting list and if we have a property which is to be let as unsupported the housing department of the relevant local authority is approached for a nomination. Our properties are required to be maintained to a high standard and to be flexible in terms of providing good quality housing for our tenants and to enable our support staff to deliver support safely.  We often are commissioned to deliver complex support arrangements and as an integral part of planning for a new tenant and support arrangement we need to consider planned investment in a property which may need to be carried our earlier as it may be too complicated to deliver once a tenant moves in. 
Our unsupported tenancies are a mixture of original tenants who first moved in when the property was built or acquired and newer tenants where we have a larger supply of smaller properties but no support service eg Hamilton in South Lanarkshire.  In all other local authority areas the demand is for accommodation where a support service can be delivered and often with access to a sleepover at night.  Throughout our stock we have parts of our housing stock which are let as sleepovers or resource flats.



Scottish Housing Quality Standard (SHQS) and Energy Efficiency Standard for Social Housing (EESSH2)/ Social Housing Net Zero Standard (SHNZS)

The Scottish Housing Quality Standard (SHQS) is the principal measure of housing quality in Scotland and our stock is compliant with all aspects of the 55 criteria outlined within the SHQS apart from three properties which do not meet the specific criteria for energy efficiency and where it is not feasible/cost effective to provide an upgrade.   

We provide each new tenant with an Energy Performance Certificate which gives information on current energy ratings, suggested energy efficiency improvements to the property (both low cost and higher cost options) and typical annual energy running costs.   This allows us to monitor our compliance with the minimum SAP rating, both for SHQS and for the requirement of EESSH.

Our compliance in meeting the specific EESSH compliance milestone in December 2020 (which was a target of an Energy Performance Certificate (EPC) rating of a minimum rating, dependent on dwelling type and fuel type) was that we had one property where there were no economically viable options available in order to achieve compliance and where we sought an exemption from the Standard.

Following on from the 2020 standard there were further milestones for EESSH2 at 2025 and 2032. 

The 2025 Milestone for EESSH2 was that by the end of the year no social housing could be re-let below EPC Band D, and no energy efficiency improvements should worsen either the environmental impact rating of a home, or the air quality of a home.

The 2032 Milestone for EESSH2 was that all social housing met EPC Band B, or is as energy efficient as practically possible, within the limits of cost, technology and necessary consent.   

The current EPC banding profiling of our stock is outlined in the table below:


	EPC banding (April 2025)

	Band A
	0

	Band B
	26

	Band C
	656

	Band D
	31

	Band E
	1



This standard has since been temporarily placed on hold by the Scottish Government, pending a wider review of the position and a consultation was undertaken in 2024 on proposals for a new Social Housing Net Zero Standard (SHNZS) to replace EESSH2. 

Key will continually review and compare our stock with these standards and endeavour to meet or exceed these where practicable, and this has been identified as one of the most significant risks in our risk register.   We have also identified the investment required to meet these standards within our financial sensitivity analysis with the Strategic Plan. 

Sensitivity analysis has been considered by our Board as part of a wider range of scenarios across all of Key’s business activities.  The principal sensitivity for Key as a landlord is the impact of decarbonisation investment required in our stock with anticipated statutory requirements. 

Key has a commitment to consider and implement renewable energy sources and has piloted the installation of an air source heat recovery pumps to ascertain the implications of this investment and we will continue to take forward a programme of these test site installations over the period of the Plan.  Fuel poverty for tenants on low income continues to be a key issue to address.   

Tenant Safety

We view Health and Safety as a critical responsibility, recognising that our tenants are often vulnerable to risks in their home.    This is particularly relevant given the nature of our tenant group and we have comprehensive risk assessment processes in place, working alongside our support services, to determine the detailed requirements for individual tenants

Key has appropriate policies and procedures in place to ensure compliance with applicable legislation and regulations relating to both people and property, specifically in the areas of
· Asbestos management
· Electrical Systems and safety
· Fire safety – Smoke Detection, Fire Alarm Monitoring, Sprinklers, Fire Fighting equipment & Fire Safety Communal checks and risk assessments
· Gas Servicing 
· Legionella management
· Lift safety
· Mould, Dampness & Condensation
· Specialist Equipment Servicing

We provide comprehensive servicing of appliances and fittings within our properties to ensure safety is maintained and this includes:
· Gas Servicing – mandatory requirement to service within 365 days of previous visit.
· Portable Appliance testing – yearly
· Fixed Wiring test – 5 yearly in line with relevant requirements (3 yearly in HMOs as required by licencing regulations)
· Smoke detector testing – quarterly for integrated alarms, two-yearly for independent detection systems, and yearly in HMOs
· Blender valves to hot water outlets – yearly
· Fire Suppression (sprinklers) – yearly
· Reactive repairs for these items are dealt with on a priority basis.
A particular recent focus has been our adoption of additional safeguards in relation to fire safety, which exceed the proposed statutory standards in this area (and Carbon Monoxide detection) which required to be introduced by February 2021.     This has been driven by our recognition of the particular vulnerability of our tenant group.   On this basis we have now completed a programme to install heat/smoke detection in all principal compartments within our properties (and have therefore exceeded the statutory requirement) and have agreed that over the life of the Strategic Plan we will (for supported tenancies initially) introduce a digital link of this detection to call monitoring centres.  
Key take a proactive approach to any reports of mould or dampness.  Our properties are of a very standard construction and do not have any inherent structural problems which could contribute to dampness.  Regular team meetings are encouraged to share good practise both in treating and resolving the issues.
All of Key's activities which include some form of construction are carried out under the jurisdiction of The Construction Design and Management 2015 Regulations.  We have worked towards full compliance for all our contractors (in all fields of work).
Key and its contractors work in compliance with the Control of Asbestos in the Workplace Regulations, The Control of Legionella Infection and all Lifting Equipment Regulations (the latter including independent inspection and LOLER inspection by Key’s insurers).

Procurement   

Key’s stock is dispersed widely in small developments through large areas of Scotland and this presents issues in terms of providing an effective and value for money responsive repairs service and in delivering an investment programme.     This has been a particular influence in developing our procurement processes and procedures to establish that Key is achieving best outcomes in these areas.  We continue to employ specialist consultant input to assist our compliance in these areas.  

During the period of this Strategy we will finalise our transition over to procuring all but the most minor, singular or specialist items of work through the Public Contracts Scotland portal. 

Through our procurement policy, Key ensures compliance with legal and regulatory requirements and will adopt best procurement practice to maximise value for money when procuring contracts.  
When procuring contracts for goods, services or works, Key will comply with all relevant Legislation including the Procurement Reform (Scotland) Act 2014 and subsequent regulations.



Tenant Engagement

Tenant engagement and participation is an integral aspect of our function as a Registered Social Landlord. 

Engagement comes from a number of measures:
· A regular tenant satisfaction survey – measuring general level of satisfaction on a range of indicators covering our property maintenance service
· Response repair satisfaction surveys – conducted yearly by post covering quality of work, response and attitude of contractors.
· Planned replacement satisfaction surveys following work carried out eg kitchens, bathrooms, windows
· The inclusion of asset management focussed items at the My Home tenant engagement group. 
· Regular face to face contact with property maintenance officers.

We analyse all feedback information as a regular process and use this information to inform any changes required.

Asset Investment

Key has a continuously revised investment programme, which guides the annual Planned Replacement Programme. This is based on a 60-year life cycle projection, which sets out recognised replacement intervals and places properties in the programme drawing information.  We have revised this recently and now extract all this information from the asset management database which holds information on all five major components in addition to actual replacement dates.  

There has been significant remodelling within our stock and developments and additionally a large number of stage 3 adaptation bathrooms which means that it is more accurate to draw the information for kitchens and bathrooms on an individual housing unit address. Larger components such as windows and roofs replacement dates are applied to the whole development. 

[bookmark: _Hlk200534835]Our 60 year life cycle costing projections have been completed and reviewed.  Good progress is being made on the covid catch up for planned replacements which will  be completed alongside the regular programme within the next five years.  The 60 year life cycle plan in its current form, demonstrates that there is an affordable and resourced plan in place for all the main component parts. A financial sensitivity analysis has been carried out using the assumptions which underly the requirements to decarbonise our housing stock.  The analysis assumed that no gas boilers would be replaced after 2030 and that the introduction of heat pumps would have an increased cost in the first cycle and lower replacement cost in the subsequent cycles of renewal. This analysis showed that significant additional resources would be necessary to meet the potential new targets.  Consideration will need to be made as to the mitigations of this through accessing of potential grant funding, financial borrowing and affordable rent increases.  We will be continuing to refine our data and approach to this and this will be an integral and important strand within our rent setting and resourcing discussions over the period of this strategic plan and the next. 

Capital Programme – Planned Replacement
Our yearly and five yearly replacement programme is based on the following life cycle assumptions for the 5 main elements.

Heating Systems – 15 Years
Kitchen Replacements – 18 Years
Bathroom Replacements – 20 Years
Window Replacement – 25 Years
Roof Coverings – 60 Years.

[bookmark: _Hlk200102334]A more dynamic version of the 60-year life cycle projections, is utilised to plan the five yearly and annual planned replacement programme, drawing as it does from the regularly updated data on major component parts from the asset management database.  The planned programme looks critically at both condition and age.  We aim to operate a ‘just in time’ replacement programme, which is the most cost-effective process, but does so in a measured approach to ensure customer satisfaction.    Customer satisfaction is measured in our regular Tenant satisfaction surveys and specific planned replacement surveys.  

Regular stock condition visits are undertaken by experienced staff to all properties within a 5-year period.  It is a requirement of the Annual return on the charter to report on the proportion of stock surveyed within a rolling 5-year period.  These visits principally confirm that the property is meeting the SHQS standard.  This assessment also feeds into the planned replacement programme planning so service visits are prioritised to properties where planned replacements are anticipated within the next few years.
There is a yearly process in place which monitors the current year programme and works on the details for future years.  This includes planning meetings, quarterly reporting to finance and is embedded into the annual rent setting process which is which is co-ordinated by a team of employees from various disciplines, thus ensuring that this activity dovetails with all other activities and strategies within the organisation.

In the initial years of the Plan we will also seek to manage the impact of any residual delays in our programme which arose as a consequence of the covid pandemic where it was not possible to operate a normal programme
[bookmark: _Hlk200028956]
Reactive Repairs
Key has a series of policies and procedures in place which set out the standards and targets which we use when maintaining our assets and to ensure the health and safety of our tenants.
As part of our internal audit programme, Key has cyclical internal audits in place for reactive repairs, planned and cyclical maintenance, procurement and duty of care/tenant safety.  We regularly review and update policies and procedures when changes are made to legislation, guidance and good practice or when the appropriate timescale for review has been reached.
The table below details the category and time targets for property repairs: 
	Repair Category 
	Target Timescale 
	Description 

	Emergency 
	8 Hours 

	This applies to any repair which is considered necessary to prevent serious damage to the building, danger to health, risk to safety, risk of serious loss or damage, or serious inconvenience to the tenant or tenant`s property. 

	Urgent 
	24 hours 
	This applies to any repair that needs to be completed quickly but is not an immediate risk to health or safety of the property. 

	Routine 
	10 Days 
	This applies to repairs, replacements, corrections & maintenance to general dwellings as required in the normal and ordinary course of operation

	Right to Repair* 
	Various 
	This applies to “qualifying repairs” under the “Right to Repair Regulations 2002” which must be carried out within a timescale from reporting to its completion. (See description below*)  



We currently review our reactive repairs spend during our annual rent setting process but as our stock matures we will be looking at this on a more regular basis to ensure we are getting best value with the timing of our investment in our stock correct. 

Cyclical Maintenance 
Cyclical maintenance is work or servicing that is required to be carried out periodically to maintain safety, prolong the life of the building components and avoid either expensive responsive repairs or a complete failure.    A programme is in place for these cyclical works across all relevant categories of component.

Planning for the future: Objectives in the lifetime of the plan
To ensure that our properties meet and continue to meet the needs and wishes of current and future tenants, we will: 
1. Continue, where circumstances allow, with remodelling larger shared pieces of accommodation to create smaller flats which give independent, or mutually agreeable, living spaces.   Since 2002, we have created 164 new units of remodelled housing at 31 locations.  
2. Ensure that the stock is as energy efficient and comfortable as possible – develop fully costed plans to meet SNHZ requirements.  
3. Ensure that every opportunity is taken, either as separate initiatives or as part of the overall planned programmes, to improve the stock for accessibility and user friendliness.
4. Appraise the condition of any leased properties which are acquired, particularly in relation to the provision of additional features to address the needs and risk profile of our specific tenant group.
5. Refine and develop our asset information held within our database to better inform the review of our 60 year life cycle projections and the planning of our yearly Planned Replacement programme.
6. Carry out a thorough review and assessment of our purchased properties to ensure we are capturing their replacement timetables accurately within our 60 year life cycle projections.  We may wish to consider disposal of a couple of properties which may not meet our current demand
7. Review the element for contingency items within the costed Life cycle costings given that our stock is now more mature,
