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1. Introduction

To fulfil our vision of Great Homes, Great People and Vibrant Communities, Shire Housing Association is committed to putting our customers at the heart of what we do and how we do it.

Shire Housing Association is committed to protecting the health, safety and wellbeing of its employees, tenants, contractors, visitors and any other persons who may be affected by its activities.

Legionella bacteria can occur naturally in water systems and, where conditions are favourable, may multiply and present a risk to health through the inhalation of contaminated water droplets. The Association recognises its responsibility to identify, assess and manage any foreseeable risks associated with water systems under its ownership, management and control.

The Association adopts a proportionate and risk-based approach to legionella management which reflects the nature of its property portfolio and water systems. The majority of the Association's housing stock is supplied directly from the mains water supply and served by gas combination boilers, resulting in no routine storage of domestic hot water and a generally low legionella risk profile.

The Association also manages a limited number of properties containing water storage heaters, point-of-use water heaters and air source heat pump systems incorporating hot water storage cylinders. In addition, future new-build developments may incorporate residential fire sprinkler systems containing stored water. These systems will be considered as part of the Association's legionella risk management arrangements.

This policy outlines the arrangements in place to ensure compliance with relevant legislation, guidance and recognised good practice.


Definition

Legionella

Legionella is a naturally occurring bacterium which may be present within water systems. Under certain conditions, such as water temperatures between 20°C and 45°C, water stagnation or the presence of nutrients, the bacteria may multiply.





Legionnaires' Disease

Legionnaires' Disease is a potentially serious form of pneumonia caused by inhaling airborne water droplets containing Legionella bacteria.


Risk Assessment

A Legionella Risk Assessment is the process of identifying hazards associated with a water system, evaluating the level of risk and determining appropriate measures required to eliminate or control that risk.

Responsible Person

The person appointed by the Association to oversee the implementation and management of legionella control arrangements.

2. Policy Aims and Objectives

The aims and objectives of this policy are to:

· Protect employees, tenants, contractors, visitors and others from risks associated with Legionella bacteria.
· Ensure compliance with relevant legislation and recognised guidance.
· Maintain suitable and sufficient legionella risk assessments.
· Identify and manage water systems which may present a risk of exposure.
· Implement appropriate control measures to reduce risks so far as is reasonably practicable.
· Maintain accurate records relating to legionella management.
· Ensure competent persons are engaged where specialist knowledge is required.
· Work towards ensuring all properties are subject to an appropriate legionella risk assessment.
· Ensure legionella risk assessments are reviewed within five years of the previous assessment date or earlier where circumstances require.
· Promote continuous improvement in legionella management arrangements.

3. Policy Principles

The Association will:

· Adopt a proportionate and risk-based approach to legionella management.
· Recognise that the majority of its housing stock is considered low risk due to being supplied directly from the mains water supply and served by gas combination boilers.
· Prioritise assessment and management of properties containing stored water systems.
· Ensure suitable and sufficient legionella risk assessments are completed and maintained.
· Implement recommendations arising from risk assessments within appropriate timescales.
· Maintain accurate records of assessments, inspections, monitoring and remedial works.
· Ensure staff, contractors and consultants involved in legionella management are suitably competent.
· Consider legionella risks associated with ancillary water systems including residential sprinkler systems where applicable.
· Review arrangements periodically to ensure compliance with legislation and best practice.

4. Legislative and Regulatory Framework

This policy is intended to support compliance with:

· Health and Safety at Work etc. Act 1974. 
· Management of Health and Safety at Work Regulations 1999. 
· Control of Substances Hazardous to Health Regulations 2002. 
· HSE Approved Code of Practice (ACOP) L8 – Legionnaires' Disease: The Control of Legionella Bacteria in Water Systems. 
· HSG274 – Legionnaires' Disease Technical Guidance.

For Scottish social housing, the policy should also be read alongside the Scottish Social Housing Charter and the Scottish Housing Quality Standard where these relate to tenant safety, property condition, repairs and service quality.
5. Roles and Responsibilities

The Association is the duty holder for water systems in premises and properties it owns or manages. 

The Asset Manager will act as the appointed Responsible Person for operational oversight of legionella controls, supported by the Health and Safety Administrator for records, monitoring and reporting. 

Where specialist risk assessments, inspections, cleaning, sampling or remedial works are required, these will be undertaken by competent employees or contractors with suitable training, experience and resources.





6.  Management Procedures

To comply with health and safety legislation, we will implement the following Management Procedure to minimise the risk of Legionella within all our properties. 

Management Procedure;

· Risk assess our properties to identify proportionate control procedures.
· Implement management control procedures. 
· Keep Records for monitoring and reviewing risk.

7. Housing Stock Profile

The Association's housing stock primarily comprises properties supplied directly from the mains water supply and served by gas combination boilers, resulting in no routine storage of domestic hot water and a generally low legionella risk profile

The Association also manages:

· 19 flats containing water storage heaters or point-of-use water heaters.
· 5 properties incorporating air source heat pump systems with hot water storage cylinders.
· Office accommodation containing mains water supply and served by gas combination boiler.
· Future developments which may contain domestic sprinkler systems.

The Association recognises that these systems present differing levels of risk and shall apply control measures proportionate to the nature of the installation.
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The Association is working towards ensuring all properties are subject to an appropriate legionella risk assessment. Risk assessments will normally be reviewed within five years of the previous assessment date, or sooner where significant alterations to the water system occur, water hygiene concerns are identified, occupancy arrangements change significantly or an earlier review is recommended by a competent assessor.

Domestic properties with simple hot and cold water systems will usually be low risk, but communal systems, stored water, little-used outlets, void properties, vulnerable occupants or system changes may require more detailed assessment and control measures.

There are 3 key risk ratings for the management & control of legionella; 

1. High Risk - This category generally applies to large premises such as hospitals, factories and buildings with water cooling towers.  

SHA have no such properties in ownership. 

2. Medium Risk - This category generally applies to sheltered housing complexes, offices etc with communal or shared water storage systems.



SHA have no identified properties with communal or shared water systems

3. Low Risk – This category applies to domestic water systems, infrequently used or other water services. 

SHAs office premises and rented properties are considered low risk. See table 1;


Table 1;

	Legionella Risk Rating 
	Risk Rating

	
	High
	Medium
	Low

	Premises with communal cold water storage 
	
	
	ü

	Domestic Houses – risk of stagnant water in  redundant loft tanks or pipework. Shower heads & hoses
	
	
	ü

	Domestic Flats – risk of stagnant water in  redundant loft tanks or pipework. Shower heads & hoses
	
	
	ü

	Office Premises – mains supply & water dispenser
	
	
	ü

	Void properties – Risk of water stagnation 
	
	
	ü
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The Association will implement control measures proportionate to the level of risk identified through the assessment process.

Such measures may include:

· Removal of redundant pipework and dead legs.
· Flushing of infrequently used outlets.
· Maintenance of water heaters and associated equipment.
· Remedial plumbing works.
· Recommissioning of systems following prolonged periods of inactivity.
· Tenant information and guidance where appropriate.
· Any additional measures identified through risk assessments.

Control measures shall be reviewed periodically to ensure continued effectiveness.
.

	Management & Control of Low-Risk Properties

	Category
	System / Situation
	Typical Controls

	Low Risk Domestic Properties
	Mains-fed cold water supply, gas combination boiler, no stored domestic hot water, no communal water systems
	Legionella risk assessment, periodic review, responsive maintenance, implementation of recommended actions

	Stored Water Systems
	Properties with water storage heaters, point-of-use heaters or ASHP hot water cylinders
	Legionella risk assessment, inspection and maintenance of equipment, implementation of recommended control measures

	Office Premises
	Domestic hot and cold water services within office accommodation
	Risk assessment, quarterly temperature checks, flushing of infrequently used outlets where required, responsive maintenance

	Void and Long-Term Empty Properties
	Vacant properties where water systems have not been routinely used
	Flushing and recommissioning of water systems prior to reoccupation, inspection of stored water systems where present, implementation of assessment recommendations

	Residential Fire Sprinkler Systems
	Properties containing domestic sprinkler systems
	Assessment of legionella risks as part of the risk assessment process, maintenance in accordance with manufacturer recommendations and relevant standards




Residential Fire Sprinkler Systems

The Association recognises that some properties may contain residential fire sprinkler systems, including those installed within new-build developments.

Whilst these systems are primarily designed to provide life safety protection, they contain stored water and therefore require consideration within the Association's legionella management arrangements.

Any legionella risks associated with sprinkler systems will be considered through the risk assessment process and managed through appropriate inspection, maintenance and compliance with manufacturers' recommendations and relevant standards.
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The Asset Manager shall maintain an ongoing programme of property surveys and legionella risk assessments to ensure:

· Stock information remains current and accurate.
· Water system alterations are identified.
· Reassessments are completed within required timescales.
· Recommendations arising from assessments are monitored and implemented.

The Asset Manager will be responsible for ensuring that staff or contractors engaged to undertake further legionella risk assessments are suitably qualified ‘Responsible Person’ as described in ACOP L8.  Information on the level of service to expect from Service Providers can be found in the Code of Conduct administered by the Legionella Control Association (LCA).

Further information

	Technical Guidance

	ID
	Location / Owner

	Legionnaires’ disease
A brief guide for duty holders
	Available on the HSE Website at…
http://www.hse.gov.uk/pubns/indg458.pdf

	The control of legionella bacteria in water systems
Approved Code of Practice and guidance
	Available on the HSE Website at…
http://www.hse.gov.uk/pubns/priced/l8.pdf

	Part 2: The control of legionella bacteria in hot and cold water systems
	Available on the HSE Website at… http://www.hse.gov.uk/pubns/priced/hsg274part2.pdf


10. Equality and Diversity

This Policy complies fully with Shire Housing Association’ Equality and Diversity Policy. Shire Housing Association will be proactive in valuing and promoting diversity, fairness, social justice, and equality of opportunity by adopting and promoting fair policies and procedures. 

We are committed to providing fair and equal treatment for all our stakeholders including customers and will not discriminate against anyone on the grounds of age; disability; gender reassignment; being married or in a civil partnership; being pregnant or on maternity leave; race; religion and belief; sex; and sexual orientation. 
We carry out Equality Impact Assessments when we review our policies. We check policies and associated procedures regularly to ensure accessibility for all. We take appropriate action to address inequalities likely to result or resulting from the implementation of the policy and procedures. 
11. Feedback and Complaints

Shire Housing Association strives to always provide an excellent customer service and welcomes feedback and comments from our customers.  We will seek feedback via our website, e-mail, in writing and verbally to learn from service users’ experiences, using them to shape and develop our service.

We operate a Complaints Policy that is open and transparent, should any customer or service user feel the need to make a complaint against an individual or the organisation, the complaints policy and procedure will be implemented. All complaints will be recorded and dealt with under Complaints Policy and Procedures, which meet the requirements of the Scottish Public Services Ombudsman.
12. Performance Monitoring and Review

In addition to the annual submission of performance against the Annual Return on the Charter to the Scottish Housing Regulator, the Management Board will review and approve Key Performance Indicators and targets on an annual basis and outcomes will be monitored at quarterly meetings.

Property information, risk assessments, written control schemes, inspection findings, flushing records, cleaning and disinfection records, remedial actions, contractor reports and tenant communications will be held electronically in HUB and Homemaster systems. The Asset Manager will monitor completion, review overdue actions, and report significant compliance risks through the relevant health and safety and governance reporting arrangements.

This policy will be reviewed every 3 years or earlier if deemed necessary due to legislative, best practice or other changes.
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