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Our Vision, Mission Statement and Values

Glen Oaks’ vision statement ‘Where Communities Thrive’ and our mission statement ‘Our aim is to provide good quality affordable housing and an excellent service.  We will encourage resident participation and work with other agencies to regenerate our community’ provide the foundation for Glen Oaks Housing Association’s commitment to its residents and the communities they live in.  

This commitment is also demonstrated in the Association’s values which were agreed following discussions with the Board and staff.  Glen Oaks’ values are fundamental to how we carry out our day-to-day activities. 

Our values are:

respectful 
we trust and respect our tenants and each other

dedicated 
we will give 100% commitment to our work

transparent 
we will be open and honest about what we do

aspirational 
we will strive to achieve the best we can for our communities


Equality & Diversity Statement 

The Association is intent on ensuring people or communities do not face discrimination or social exclusion due to any of the following protected characteristics:  age; disability; sex; marriage & civil partnership; race; religion or belief; sexual orientation; gender reassignment; pregnancy & maternity.

This document complies with the Association’s equality & diversity policy.

The Association will regularly review this document for equal opportunities implications and take the necessary action to address any inequalities that result from the implementation of the policy.
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1.0	Introduction

1.1 The aim of this policy is to proactively manage the potential risks arising from damp and mould in our properties including communal areas. Committing to meeting the needs of our tenants and providing homes that are safe, warm, and dry.

1.2 Through this policy, we will establish appropriate processes, guidance, and knowledge to ensure all our properties are well maintained and, as far as reasonably practicable, substantially free of damp and mould that could risk the health and safety of tenants living in homes owned by Glen Oaks.

1.3 This policy is to ensure we assist our tenants, supporting them to provide remedial work for damp and mould and improve the homes they live in. This will also ensure that Glen Oaks meets its legal, contractual, regulatory, and statutory obligations, including the requirements of the Investigation and Commencement of Repair (Scotland) Regulations 2026 (‘Awaab’s Law’).

1.4 This policy is to be read in conjunction with the Association’s Managing Damp, Mould & Condensation Procedure, which sets out the operational process for investigating, assessing, recording, communicating and remedying damp and mould issues in accordance with this policy and Awaab’s Law.

1.5 Glen Oaks will respond promptly to potential damp and mould issues and will comply with the statutory requirements and timescales set out in the Investigation and Commencement of Repair (Scotland) Regulations 2026 (‘Awaab’s Law’). Where circumstances allow, Glen Oaks will seek to act more quickly than the maximum statutory timescales. 

2.0	Legal & Regulatory Framework

2.1	This policy is intended to ensure that Glen Oaks Housing Association meets its legal, regulatory and statutory obligations relating to damp and mould including: 

· Housing (Scotland) Act 1987
· Housing (Scotland) Act 2001
· Housing (Scotland) Act 2006
· Housing (Scotland) Act 2010
· Housing (Scotland) Act 2014
· The Scottish Secure Tenants (Right to Repair) Regulations 2002
· Scottish Housing Quality Standard (SHQS)
· Investigation and Commencement of Repair (Scotland) Regulations 2026 (‘Awaab’s Law’)
· Equality Act 2010
· UK General Data Protection Regulation and Data Protection Act 2018

2.2	Reference is also made to guidance issued jointly in March 2023 by the Chartered institute of Housing (CIH), Scottish Federation of Housing Associations (SFHA), the Association of Local Authority Chief Housing Officers (ALACHO) and the Scottish Housing Regulator (SHR). The Association will also have regard to the Scottish Government’s ‘Awaab’s Law: Guidance for landlords in Scotland’ (September 2026). 

2.3 	Investigation 
	Where Glen Oaks becomes aware of a potential damp and mould case, the issue will be investigated by a competent person within 10 working days of Glen Oaks becoming aware of the issue. 

2.4	Written summary
	Following completion of the investigation, Glen Oaks will provide the tenant with a written summary of the investigation findings within 3 working days. 

2.5	Commencement
	Where an investigation identifies that substantial damp and mould is present, Glen Oaks will ensure that the required repair work is commenced within 5 working days of the investigation concluding. 

2.6	Completion
	Glen Oaks will ensure that any repair work required to address the damp and mould is completed within a maximum of 20 working days from commencement of the repair work, unless exceptional circumstances apply. 

2.7	Prevention
	Glen Oaks will take reasonable and practicable steps to ensure that the property continues to be substantially free from damp and mould following the remedial works, and will seek to address any underlying causes rather than relying solely on treatment to remove visible mould. 

2.8	Exceptional circumstances
	Where Glen Oaks is unable to comply with a statutory timescale due to circumstances beyond its control, the tenant will be notified of the specific duty that cannot be complied with, the reason why it cannot be complied with and the revised timescale for compliance. 

2.9	Interim measures 
	Where a statutory timescale cannot be met due to exceptional circumstances, Glen Oaks will take reasonable steps, where practicable, to minimise the extent to which the property is affected by damp and mould, pending completion of the required action. 

2.10	Equality and communication 
	Glen Oaks will take account of tenants’ communication and accessibility needs when providing information about damp and mould investigations, repairs and any exceptional circumstances, in accordance with the Equality Act 2010. This includes but is not limited to providing communication in an alternative language or in large print. 

2.11	Vulnerabilities 
Where Glen Oaks becomes aware that occupants may be particularly vulnerable to the effects of damp and mould, including young children, older people, pregnant women or individuals with relevant health conditions, this will be taken into account when determining investigations, communications, interim measures and remedial works.

2.12	  Rights of the Child 
Glen Oaks recognises that damp and mould can have a disproportionate impact on children and young people's health, wellbeing and development. In implementing this policy, the Association will have regard to the principles of the United Nations Convention on the Rights of the Child (UNCRC), including children's right to an adequate standard of living and to the highest attainable standard of health. Where children reside in a household affected by damp and mould, Glen Oaks will seek to ensure that risks are identified and addressed promptly and appropriately.

2.13	Record keeping 
	Glen Oaks will maintain clear and accurate records of actions taken to comply with Awaab’s Law, including the initial notification, investigations, findings, communications with tenants, repair actions, access attempts, exceptional circumstances and interim measures. 




3.0 Policy Objectives	

3.1 The key objectives of this policy are to:

· Ensure that tenants are treated in a fair and consistent way, taking into account all circumstances, so where we provide advice, that advice is suitable and assists our tenants’ needs. This will include consideration of any relevant household vulnerability or circumstances which may increase the potential impact of damp and mould. 
· Focus on working in partnership with tenants ensuring that a safe and healthy internal environment is provided. 
· Communicate effectively to our tenants at all times in relation to the delivery of our responsive repairs service and enable them to communicate effectively with us. This will include providing information about investigation findings, required remedial works and applicable timescales. 
· Undertake effective investigations by a competent person and implement appropriate remedial works and reasonable improvements to address damp and mould including, the underlying causes, while managing, and controlling condensation. 
· Ensure that tenants have access to and are provided with comprehensive advice and guidance on managing and controlling damp and condensation. Advice will not be used as a substitute for investigating or remedying defects for which Glen Oaks is responsible. 
· Comply with statutory, regulatory, and contractual requirements and good practice. 
· Ensure budgets are used effectively and efficiently to deal with damp, mould, and condensation problems. 
· Ensure that the fabric of our properties is protected from deterioration and damage resulting from damp, mould and condensation.
· Respond to all damp and mould issues in accordance with this policy and the Dampness, Mould and Condensation Procedure, including compliance with the statutory investigation, written summary, repair commencement and repair completion timescales. Where another statutory repair timescale is shorter, the shorter timescale will be applied. 
· Proactively manage the causes of damp and mould through robust procedures, analysis and service delivery. 
· Consider the use of technology, including environmental and moisture sensors to identify potential risks and support proactive management of damp and mould. Such technology will not replace the requirement for appropriate investigation where Glen Oaks becomes aware of a potential damp and mould issue. 
· Enhance the understanding of our stock in relation to damp and mould and have proactive programmes for managing this issue.
· Ensure that our future maintenance programmes have a consideration of the impact of damp and mould.
· Reduce the risk of expensive legal disrepair claims.
· Reduce the risk of reputational damage. 


4.0 Definitions  

4.1 Rising Damp:  The vertical movement of moisture from the ground into the fabric of a building.

4.2 Penetrating Damp:  Moisture entering a property from outside as a result of a defect in part of the building structure such as the roof or external walls. 

4.3	Condensation:  Condensation occurs when warm, moist air comes into contact with a colder surface, causing moisture to condense and potentially allowing mould to grow. It may result from a combination of factors including inadequate heating, inadequate ventilation, inadequate insulation, overcrowding or poor air circulation. 

4.4	Traumatic Damp: Dampness caused by a sudden or severe event, including 	leaking water or heating pipes, overflowing baths or sinks, burst pipes, 	defective water storage vessels or flooding. 

4.5	Potential damp and mould: Any report, observation, inspection finding or 	other information indicating that damp and mould may be present or 	developing within a property. 

4.6	Competent person: A person who, in the reasonable opinion of Glen Oaks, has 	the skills and experience necessary to determine whether a property is 	substantially free from damp and mould and, where it is not, whether repair 	work is required. 

4.7	Substantially free from damp and mould: a property condition in which damp 	and mould is not present to an extent that requires remedial action under 	Awaab’s Law. This includes having regard to the extent and persistence of the 	damp and mould, the vulnerability of the occupants, the underlying cause and 	the likelihood of reoccurrence. Assessment will be based on the circumstances 	of each individual case and the professional judgment of a competent person. 
 
5.0 [bookmark: _Hlk129597672]Roles & Responsibilities  

5.1 Our Responsibilities 

· We are responsible for maintaining tenants’ homes and addressing damp and mould where the underlying defect or repair is the responsibility of Glen Oaks. 
· We shall ensure that potential damp and mould issues are investigated by a competent person within the statutory timescales and that appropriate remedial action is identified and undertaken in accordance with this policy and the Dampness, Mould and Condensation Procedure. 
· Diagnose the cause of damp and mould correctly (see definitions in section 4 above) and deliver effective solutions based on the ethos of dealing with the cause of the damp not just the symptom and wherever possible fixing first time.
· We will endeavour to “design out” potential causes of dampness in the construction of new homes and in planned maintenance projects.
· Promote and provide general advice and guidance on how to control damp and condensation. 
· Ensure that all employees have training and are aware of and understand the delivery of the service that will meet the aims of this policy. 
· Undertake an appropriate investigation when Glen Oaks becomes aware of a potential damp and mould issue, normally through an in-person inspection and arrange further investigation or specialist surveys where required. 
· Provide the tenant with a written summary of the investigation findings within 3 working days of the investigation concluding. The summary will include the findings of the investigation, whether the property is considered substantially free from damp and mould, any remedial works required and the relevant timescales. 
· Ensure that only competent contractors will be employed to carry out any works and that the customer’s possessions are adequately protected during the works. Where a specialist survey is required appropriate competent specialists will be instructed. 
· We will undertake reasonable improvement works required to assist in the management and control of condensation, having regard to the underlying causes and circumstances of the property. 
· Where substantial damp and mould is identified, repair work will be commenced within 5 working days of the investigation concluding. 
· Required repair work will be completed within a maximum of 20 working days from commencement, subject to any applicable exceptional circumstances. 
· Where permanent remedial works cannot immediately be completed, Glen Oaks will consider and implement reasonable interim measures where practicable to minimise the impact of damp and mould. 
· Where damp and mould recurs, significantly spreads or appears in a new location, Glen Oaks will undertake a further investigation and review whether the underlying cause has been adequately addressed.
 
5.2 Tenant Responsibilities 

· Tenants are encouraged to report any evidence of damp and mould as soon as they become aware of it including visible mould, damp patches, leaks, excessive condensation, defective heating system or defective ventilation equipment. 
· Tenants are encouraged to follow reasonable advice and guidance provided by Glen Oaks on managing humidity, moisture and condensation where appropriate. 
· Allow access for inspections and for the carrying out of all remedial works.  
· Where an investigation identifies that household factors are contributing to the issue, Glen Oaks will work collaboratively with the tenant to understand the circumstances and, where appropriate, provide advice, support or signposting. This will not remove Glen Oaks’ responsibility to address any defects or building related causes for which it is responsible. 

6.0 Training

6.1 Training will be provided for all staff to make sure that they are aware of this policy.  All managers will receive specific training to provide the skills and knowledge to comply with the policy and associated procedures. Staff involved in receiving, recording, investigating, managing or monitoring damp and mould issues will receive appropriate training on the requirements of Awaab’s Law and the Association’s procedures. 

6.2 We will ensure that all of our staff have training to raise awareness of and create a good understanding of damp and mould issues.

6.3 We will provide our staff involved in damp and mould investigations with the skills, knowledge and experience necessary to identify potential causes, assess whether a home is substantially free from damp and mould, and determine whether remedial work is required. 


7.0 Risk Management
Failure to effectively identify, investigate and address damp and mould may result in:
· Risks to tenant health, safety and wellbeing.
· Failure to comply with statutory duties, including Awaab's Law, resulting in regulatory scrutiny or enforcement action. 
· Increased complaints, compensation claims and legal disrepair actions.
· Damage to Glen Oaks' housing stock through deterioration of building components.
· Adverse reputational impact and reduced tenant confidence in the Association.
· Increased financial costs associated with reactive repairs, legal claims and property deterioration.

To mitigate these risks, Glen Oaks will maintain robust procedures for the identification, investigation, monitoring and remediation of damp and mould, ensure compliance with statutory timescales, and regularly review performance and outcomes

8.0 Monitoring, Reporting & Review

8.1 This policy will be reviewed every three years or sooner as required by legislation, regulation, statutory guidance or changes in organisational practice.

8.2 Glen Oaks will monitor compliance with the statutory timescales for investigation, written summaries, commencement of remedial works and completion of repairs relating to damp and mould. 

8.3 Monitoring will include the number of damp and mould cases, investigation timescales, repair commencement and completion timescales, cases exceeding statutory timescales, exceptional circumstances, recurring cases and complaints. 

8.4 Performance information will be reported through the Association’s established governance and performance management arrangements, and will be used to identify trends, recurring defects and opportunities for preventive action. 

8.5 Glen Oaks will maintain appropriate records to demonstrate compliance with this policy, the Dampness, Mould and Condensation Procedure and the requirements of Awaab’s Law. 	 
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