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Guide

Clúid’s vision
is a society
where everyone
has a great
place to live
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“This Maintenance Guide
is testament to our
commitment to maintaining
our properties to the highest
standards possible.”
Brian O’Gorman,
Chief Executive, Clúid Housing
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Foreword

Clúid Housing is the largest approved
housing body (AHB) in Ireland. We are an
award-winning organisation with 25 years’
experience of providing high-quality social
housing across Ireland.
Our work is guided by the vision that
everyone should have a great place to
live. We are committed to providing
well-built and well-maintained housing
for our tenants. With that in mind, we
have created our Maintenance Guide. This
document is testament to our commitment
to maintaining our properties to the
highest standards possible.
Our management and maintenance
obligations continue long after a property
has been constructed. We understand
that a successful Clúid development is
one where residents want to put down
roots and invest in their homes and
communities. We see a direct link between
our approach to the maintenance and care
of properties and the aspirations we hold
for our tenants.

Brian O’Gorman
Chief Executive
Clúid Housing

Introduction

Our Maintenance Guide establishes
the framework by which Clúid will
maintain its properties, and in doing so
demonstrates our commitment to our
properties and tenants.
A property that meets our high-quality
standards will:
1. Comply with the relevant legislation;
2. Be a safe place to live;
3. Be in a state of repair that meets our legal
requirements and the standards set out in
this guide;
4. Have modern facilities and services that
meet our legal requirements and the
standards set out in this guide;
5. Provide an affordable level of thermal
comfort (as described by reference to its
Building Energy Rating).
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We have identified the required maintenance
standards for all aspects of our properties.
This has guided our decision-making around
responsive repairs; planned maintenance
and improvement programmes; and health
and safety compliance servicing. This also
allows us to assess the associated costs and
works involved in maintaining our properties
to this standard.
Clúid’s Maintenance Guide is our formal
commitment to maintaining our properties
to a very high standard. This work would
not be possible without the support of our
tenants. In caring for their own homes and
in allowing us access to their properties,
Clúid can continue to deliver sector-leading
standards of property maintenance.
Jo Whittall
Director of Property Services
Clúid Housing

Legislation and
Regulatory Requirements

Housing (Standards
for Rented Houses)
Regulations 2017
The property standards that Clúid as a
housing association is required to meet are
defined in Statutory Instrument (SI) No 17
of 2017 – Housing (Standards for Rented
Houses) Regulations 2017. It is a succinct
document which sets out the minimum
standards to be achieved in particular
aspects of design and maintenance.
The SI defines the applicability and limits
of responsibilities under the regulations,
and stipulates that approved housing bodies
must comply with the contents.

The specific areas covered by the
SI include:
1. Structural Condition
» All the elements of the building
maintained in a proper state of
structural repair;
» Safety restrictors on windows above
1400mm;
» Provisions to prevent the ingress
of vermin.
2. Sanitary Facilities
» For each property and in a separate
room:
› A WC and WHB with hot and cold
water;
› A bath or shower with hot and
cold water.
» Maintained in a safe condition and
good working order;
» Have effective drainage;
» Be properly insulated.

3. Heating Facilities
» Every habitable room and any bath
or shower room will have effective
heating with adequate ventilation and
extraction facilities to support any
associated combustion process.
» Heating will be controllable by
the tenant;
» Systems will be maintained in a safe
condition and in good working order;
» Carbon monoxide detectors will
be provided.
4. Food, Preparation and Storage
and Laundry
» Provision for the installation of
cooking equipment;
» A sink with hot and cold running
water and a draining area;
» A suitable extractor fan;
» A suitable number of kitchen presses.
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5. Ventilation
» All habitable rooms to have adequate
ventilation, properly maintained and
sufficient to remove water vapour from
kitchens and bathrooms.
6. Lighting
» All habitable rooms to have adequate
natural lighting;
» All rooms and the hall, stairs and
landing to have suitable and adequate
artificial lighting;
» The windows to WCs, bath and
shower rooms to be screened to
afford privacy.
7. Fire Safety
» Each house is to have a suitable selfcontained fire detection and alarm
system and fire blanket;
» All common areas within a multi-unit
building are to have a fire detection
and alarm system, and emergency
lighting;
» These systems are to be maintained to
current standards.

8. Refuse Facilities
» Each property is to have access
to pest- and vermin-proof refuse
storage facilities.
9. Gas, Oil, and Electricity Installations
» These systems are to be
maintained in good repair and
safe working order.
10. Information
» All necessary information is to be
provided to the tenant to allow
them to operate the facilities
provided correctly.
Residential Tenancies Board (RTB)
Since the 7th April 2017, all AHB tenancies
fall under the remit of the RTB. This change
was enacted through the Residential
Tenancies (Amendment) Act 2015 which
made amendments to the Residential
Tenancies Act 2005.

This enactment introduces alternative
dispute resolution mechanisms for landlord
and tenant alike. Realistically, disputes
concerning property condition could be
brought to the RTB for resolution.
The Housing Regulator
The Housing Regulator has been established
on a voluntary footing under “Building for
the Future – a Voluntary Regulation Code for
Approved Housing Bodies”.
The Housing Regulator has the interim
responsibility for regulating the sector
and Clúid has signed up for the voluntary
regulatory code. As well as Finance and
Governance requirements, the Regulator will
determine performance standards which are
expected to include standards for repairs.

Definitions

A safe place to live
In order to meet this standard, the property
must be free from hazards. The commonly
recognised hazards include:
1. Physiological
» Damp and mould growth;
» Biocides used in the treatment of
timber decay and mould growth;
» Excess heat or excess cold;
» Exposure to asbestos;
» Carbon monoxide, uncombusted fuel
gas and fuel combustion products;
» Ingestion of lead from, for example,
paint or lead pipes;
» Radiation, for example, Radon.
2. Psychological
» Crowding and lack of space;
» Entry by intruders;
» Lack of natural or artificial light;
» Noise.
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3. Protection against infection
» Domestic hygiene, pests and refuse;
» Food safety;
» Personal hygiene, sanitation and
drainage;
» Water supply.
4. Protection against accidents
» Falls associated with baths;
» Falls on level surfaces;
» Falling on stairs;
» Falling between levels;
» Electrical hazards;
» Fire, flames and hot services;
» Explosions;
» Collision and entrapment particularly
related to doors and windows;
» Problems caused by the layout of
the property;
» Structural collapse and falling
elements.

State of repair

Component Lifetimes

Expected Life
cycle (years)

A property can be considered to meet this
standard unless any of its key components
are old and in need of a major repair or full
replacement. Being old but in serviceable
condition does not constitute failure.

1. Wall structure

100

2. Chimneys

100

3. Roof structure
and covering

60

The key components of a building include
the structural parts of a dwelling, other
external elements and internal services
and amenities. Key components are those
which, if in poor condition, could have an
immediate impact on the integrity of the
building and cause further deterioration in
other components. They are the external
elements plus internal elements that have
potential safety implications and include:

4. Windows

30

5. External doors

30

6. Central heating
boilers / gas fires

15

7. Storage heaters

30

8. Electrics

30

9. Bathroom

30

10. Kitchen

20

11. Lift

40

The lifecycles are used in the calculation of
the 30-year business plan costs in relation to
the replacement of these elements.
Components which fail prior to their
expected replacement dates will either be
dealt with through a planned programme,
having considered the cost of loss on early
disposal, or be dealt with as responsive
repairs, in the event of a component being
beyond economic repair at the time of failure.
Modern facilities and services
In order to meet this requirement a property
should have:
1. A kitchen with sufficient space and an
adequate layout which is likely to be no
more than 20 years old. Sufficient space
allows for the inclusion of a sink, presses,
cooker and worktops appropriate to the
size of dwelling.
2. An appropriately located bathroom and
WC which are likely to be no more than
30 years old.
3. Adequate external noise insulation.
A property will not fail this standard if the
tenant has been offered and declined the
renewal of the kitchen or bathroom. The
component should be replaced at a later
time if requested by the tenant or at the
next time the property becomes void.
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Affordable level of thermal comfort
Our homes should have both efficient
heating systems and effective insulation.
Efficient heating can be gas or oil
programmable central heating or:
1.
2.
3.
4.

Electric storage heaters;
Warm air systems;
Underfloor systems;
Programmable LPG / solid fuel
central heating;
5. Any of the new ‘renewable’ systems
now available.
Where the less efficient of those systems
listed are installed, the insulation levels must
be enhanced.
A dwelling with a Building Energy Rating
(BER) of less than ‘C3’ is unsatisfactory
and the property should feature in the fuel
poverty action plan in order for it to be
prioritised for improvement.
At Clúid, we will develop and maintain
records to provide an accurate picture
of the performance and condition of our
properties and their components, enabling
us to understand what works are required
to ensure that the properties continue meet
the Clúid Home Standard and also the
anticipated cost of so doing.

Service Delivery
The Property Services Team will engage in
the following activities to ensure that our
homes meet the Clúid Home Standard,
which is:
1. Systems, Policies and Procedures
» Clúid Live – the maintenance of a
single database to record information
to support programme planning, track
progress, evidence compliance and
facilitate the production of budgets
and business plans.
» Policies – the production and regular
reviewing of a set of policies which
support governance and guide
decision-making in the area of asset
management.
» Procedures – the production and
regular reviewing of the necessary
robust procedures that ensure we
comply with our policies.

» Standardisation – working towards
standardising material specifications
and choices to drive economies in
property maintenance.
» Performance measurement and
reporting – maintain a rigorous set of
measures which provide reassurance
that the service is delivered effectively
and supports the identification of
opportunities to improve.
2. Customer Service
» Customer-centric service – the
Property Services Team will design
and deliver its services in a manner
that reflects customer needs and
preferences, offering choice where
this is appropriate. This involves
providing services at a time that
suits our customers and in a way that
causes them as little inconvenience as
is practicable.

» Customer care training – all Property
Services staff will undergo customer
care training to help them understand
what is expected. Efficiencies can
be derived from working in this way
through, for example, expectation
management, improved first time
access, better diagnosis of issues and
reduced return visits.
» Complaints policy – we will
proactively engage with complainants,
in line with our complaints policy,
to listen carefully to their concerns
and address them in a positive and
constructive way. We will learn from
complaints and use this learning to
improve our service.
» Customer participation – we will
actively engage with our customers to
help develop our service.
» Performance measurement – we
will regularly measure customer
satisfaction with our service.
3. New Business
» Reviewing proposed developments
– the Property Services Team will
review proposed developments,
to support the delivery of quality
housing that is economic to maintain.
» Clerk of Works activities – we will
provide Clerk of Works services to
support New Business to inspect and
report on the quality of construction
of new developments. Turnkey
developments will be inspected at
the point of handover at which time a
snagging list will be prepared along
with a full stock condition survey
which will be used to populate the
Clúid Live system. Staged payment
developments will be regularly
inspected throughout the period of
construction.
» Snagging and signing off – At the
point of handover, Property Services
will ensure that all identified snagging
has been satisfactorily completed
prior to being signed off as ready for
bringing into management.
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» Design guide – we will contribute
to the on-going development
of the Clúid Design Guide in
order to continually improve the
maintainability of our properties.
» Preferred product specification
– a document, outlining the criteria
the materials used in the construction
of our properties must meet, will be
maintained by the Property Services
Team, in discussion with the New
Business Team.
4. Building energy rating (BER)
» We will maintain a record of the
energy ratings of all our properties.
» We regard a property with a BER
of less than ‘C3’ as unsatisfactory
and we will work, where possible
with the benefit of SEAI grants, to
improve the energy efficiency of
these properties, to make them
more affordable.
» A consequence of fuel poverty
is that a property remains
inadequately heated and ventilated,
leading to condensation and mould.
› Tenants are expected to take all
reasonable precautions to prevent
condensation and associated
mould growth, including ensuring
adequate ventilation and heating of
rooms, wiping down windows and
window sills, using all passive and
mechanical ventilation.
› Guidance on preventing
condensation and dealing with
mould is provided in the Tenant
Handbook.
› Where tenants are finding it difficult
to manage the occurrence and
spread of mould, Clúid staff will
work with them to help overcome
the issues.

Steps will include a visit by a
property surveyor to rule out
any building defect or leak.
The surveyor will also take the
opportunity to identify the likely
causes and offer advice on how
to manage the situation and
between the surveyor, housing
officer and tenant, work to
overcome the situation.
5. Stock condition surveys
» Every property will be surveyed as it
comes into management, to capture
the relevant details, to support the
management of the property asset.
» Every property will be subsequently
surveyed once every five years, to
ensure that we have current data on
the condition of its components.
» Our asset management system will
be updated with all stock condition
data to facilitate programme
planning, budgeting and business
plan forecasting.

6. Testing and servicing
» General
› Records of all testing and servicing
will be maintained in our asset
management system.
› Testing and servicing will be
completed annually, unless
otherwise stated.
› We will maintain a 95% compliance
by the due date, and 100%
compliance within three months
of the due date, unless otherwise
stated.
› Auditing of a sample of completed
works will be undertaken, in line
with the Clúid-approved procedure.

» Gas testing
› Gas testing will be carried out
annually based on an established
anniversary date. The testing will
be carried out in the two months
prior to the anniversary date and
completed in accordance with the
Clúid-approved procedure. We will
maintain 100% compliance with this
measure.
› Necessary remedial works will be
completed to facilitate the issuing
of a satisfactory test certificate.
› A property’s gas installation
will also be tested during any
void period.
» Electrical testing
› All new properties are provided
to us with a valid test certificate,
without which connection to the
mains electrical supply cannot be
made. Second-hand properties
will be tested prior to bringing into
management, after which they will
fall into the periodic testing process.

14/15

› Periodic testing will be carried
out on the hard wiring within our
properties in accordance with the
Clúid-approved access procedure
and in line with the following
regime: initial testing 15 years after
construction, following testing 10
years later (unless recommended
sooner by the electrician), and
subsequently every five years. An
older property that has been fully
rewired will revert to 15 years.
› Necessary remedial works will be
completed to facilitate the issuing
of a satisfactory test certificate.
› A property’s electrical installation
will also be tested during any
void period.
› A visual inspection of the electrical
system will be undertaken during
the stock condition surveys which
take place every five years, paying
particular attention to any damaged
switches and socket outlets and
electrical showers.

› Portable appliance testing will be
undertaken annually to all office
equipment. All electrical appliances
provided in our privately rented
properties will be tested at the
commencement of each new
tenancy.
» Fire alarm and emergency lighting
› Fire alarms and emergency lighting
will be checked monthly by the
Housing Services Team and as part
for the annual fire risk assessment
carried out by Property Services.
› Records of these inspections will be
maintained.
› The installations will be serviced
in line with manufacturers’
requirements.
» CO and smoke detector installation
and testing
› CO detectors will be installed in
properties with open fires or gas
appliances and will be replaced
every 5 years.

› Smoke detectors will be installed in
all properties and will be replaced
every 10 years.
› Records of installations and
replacement will be maintained.
› It is the tenants’ responsibility to
test these items regularly.
› Fire blankets will be provided in
all new properties, and replaced
as necessary at the time of void
handover. They will also be replaced
when their absence is identified
during a stock condition survey.
› Supplementary testing is to be
carried out at the time of gas,
oil and chimney servicing.
» Lifts
› Lifts will be serviced in line with
manufacturers’ recommendations –
generally quarterly.

» Oil boilers
› Oil boiler servicing will be
carried out annually based on an
established anniversary date. The
servicing will be carried out in the
two months prior to the anniversary
date and completed in accordance
with the Clúid-approved access
procedure.
› A property’s oil boiler will also be
serviced during any void period.
» Flue / chimney sweeping
› Flues and chimneys, where solid
fuel is the main source of heat, will
be swept annually, based on an
established anniversary date.
› The sweeping will be carried out
in the two months prior to the
anniversary date and completed
in accordance with the Clúidapproved access procedure.

» Emergency personal alarm systems
› Emergency personal alarm
systems, where supplied and
managed by Clúid, will be
serviced in line with manufacturers’
recommendations – generally
annually.
» Fall arrest systems
› Annual checks, based on an
established anniversary date,
will be carried out on all fall
arrest systems.
› Records on installations and annual
testing will be maintained.
» Electronic barriers
› Electronic barriers will be serviced
in line with manufacturers’
recommendations – generally
annually.
» Lightening conductors
› Testing on lightning conductors
will be completed as part of the
periodic testing regime.
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7. Fire risk management
» Records of all inspections will
be maintained in our asset
management system.
» We will maintain a 95% compliance
by the due date, and 100%
compliance within three months
of the due date, unless otherwise
stated.
» Annual fire risk assessment and
arising remedial actions:
› We will undertake annual fire
risk assessments to our block
properties, in accordance with the
Clúid-approved procedure.
› The Property Services Leadership
Team will regularly monitor the
completion of these assessments,
and also the closure of the remedial
actions arising, by the submission of
a report to its monthly meetings.
› We will maintain 100% compliance
with this measure.

» Weekly and monthly checks
› Regular fire safety checks will be
undertaken by Housing Services
staff, in accordance with the
approved Clúid procedure.
» Fire equipment servicing
› Fire equipment servicing will be
undertaken in accordance with
manufacturers’ recommendations.
» Tenant notification
› All tenants, living in block
properties, will be advised of
fire escape procedures. These
will be provided as part of the
welcome pack.

8. Health and safety
» Asbestos
› We will maintain a record of the year
of construction of all our properties.
› We will carry out Management
Surveys on all of our individual
properties, and on a representative
sample of properties within block
properties, built before 2000.
› We will carry out Refurbishment and
Demolition Surveys on any building
elements, likely to be disturbed
during planned building works, prior
to works commencing.
› The findings of these surveys will
be made available to operatives,
staff and contractors when carrying
out works to assist them in avoiding
disturbing asbestos within our
properties.
› All second-hand properties, built
prior to 2000, will be subject to
a Management Survey prior to
bringing in to management.
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» Legionella risk assessment and
testing
› Regular risk assessments will be
completed on our properties, in
accordance with the Clúid-approved
procedure.
› The Property Services Leadership
Team will regularly monitor the
completion of these assessments,
and also the closure of the remedial
actions arising, by the submission of
a report to its monthly meetings.
› Regular flushing of systems in void
properties will be undertaken, in line
with the Void Guidelines.

9. Cyclical maintenance programmes
» Cyclical painting and cleaning
› Whilst our tenants are responsible
for the internal decoration of their
homes, we are responsible (in most
cases) for the external decoration.
The weather conditions in Ireland
mean that properties in the west
are likely to need decorating more
frequently than those in the east.
› For budgeting purposes, we expect
to redecorate properties once every
seven years. In practice, we will
review properties regularly, in order
to find the right balance between
frequency of painting and the rate
of degradation of the paint finishes.
» Gutter clearance
› Gutter clearance will generally be
undertaken on an ad hoc / reactive
basis, when the need arises.
› Annual or bi-annual gutter clearance
arrangements will be established on
known problem estates.

» Window and door maintenance
› Window and door mechanisms will
be serviced once every seven years
to ensure their effective operation
and maximize their life expectancy.
» Fences
› Timber fences will be reviewed as
part of the stock condition surveys.
It is expected that timber fences will
have a lifecycle of around 15 years.
» Grounds maintenance
› Grass cutting will be undertaken up
to 15 times per annum, between
March and October.
› Tree pruning and flower bed
maintenance will be undertaken on
an ad hoc basis, as identified by
tenants, housing services staff and
property services staff.

10. Planned replacement programmes
» Kitchens
› The specification for all new and
replacement kitchens will require
the provision of a kitchen of
sufficient quality to ensure that
it will remain serviceable, under
normal conditions, for 20 years.
› We will budget for, and implement, a
programme of kitchen replacements
as installations reach 20 years of age.
› Surveys will be undertaken in the
year prior to the replacements
being due, to confirm the need for
the replacement, unless a recent
valid stock condition survey makes
this unnecessary.
» Bathrooms (including en suites and
cloakrooms)
› The specification for all new and
replacement bathrooms will require
the provision of a bathroom of
sufficient quality to ensure that
it will remain serviceable, under
normal conditions, for 30 years.
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› We will budget for, and implement,
a programme of bathroom
replacements as installations reach
30 years of age.
› Surveys will be undertaken in the
year prior to the replacements
being due, to confirm the need for
the replacement, unless a recent
valid stock condition survey makes
this unnecessary.
» Boilers and heating installations
› The specification for all new and
replacement boilers will require
the provision of a boiler of
sufficient quality to ensure that
it will remain serviceable, under
normal conditions, for 15 years.
The timescale for radiators and
associated pipework is 30 years.
› We will budget for, and implement,
a programme of boiler and
radiator and associated pipework
replacements as installations reach
15 and 30 years of age respectively.

› Surveys will be undertaken in the
year prior to the replacements
being due, to confirm the need for
the replacement, unless a recent
valid stock condition survey makes
this unnecessary.
» Renewable energy systems (eg air to
water heat pumps)
› Annual maintenance programme to
maintain warrantees.
› Filter replacement every 2 years on
heat recovery systems.
› 15-year life cycle.
» Windows and external doors
› The specification for all new and
replacement doors and windows
will require the provision of
doors and windows of sufficient
quality to ensure that it will
remain serviceable, under normal
conditions, for 30 years.
› We will budget for, and implement,
a programme of door and window
replacements as installations reach
30 years of age.

› Surveys will be undertaken in the
year prior to the replacements
being due, to confirm the need for
the replacement, unless a recent
valid stock condition survey makes
this unnecessary.
» Electrical installations
› The specification for all new and
replacement electrical installations
will require the provision of systems
of sufficient quality to ensure that
it will remain serviceable, under
normal conditions, for 30 years.
› We will budget for, and implement,
a programme of electrical
installation replacements as systems
reach 30 years of age.
› Surveys will be undertaken in the
year prior to the replacements
being due, to confirm the need for
the replacement, unless a recent
valid stock periodic inspection
makes this unnecessary.

11. Planned improvement programmes
» Adaptations
› Adaptations will be provided
in line with the Clúid-approved
adaptations policy.
› A budget will be established, based
on experience, to support the
delivery of this service, alongside
the available local authority grant
funding.
» Fuel poverty
› The business will bring forward
opportunities to address fuel
poverty for consideration for
inclusion in the budget.
› Our declared intent is to improve
the BER ratings of our properties to
an acceptable level. Investigation
will be carried out to understand
the cost of this work and the
grants available to help fund
improvements.
› An Energy Master Plan will be
drawn up in conjunction with the
SEAI to help secure grant funding.
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› A proposed schedule of properties
and works will be prepared to
facilitate informed discussion
and assessment of an investment
programme.
Invest to save
› The business will bring forward
opportunities to invest to save for
potential inclusion in the budget.
› Our first investments have been
in replacing communal lighting
installations with more economic
systems. These are indicating a
payback period of less than two
years. This effectively makes them
self-funding.
› A survey of the entire estate is
being completed to enable a
prioritisation of opportunities.
› A proposed schedule of properties
and works will be prepared to
facilitate informed discussion
and assessment of an investment
programme.

» Cleaner, Greening, Safer
› Attention will be focused on
improving the appearance and
suitability of the communal land,
pavements, parking and play areas
on our estates.
› We will collaborate with
organisations which have carried
out similar programmes to develop
our knowledge and understanding
of inputs and outcomes.
› Local authority support for any
proposed playgrounds is required
and will be sought during the
planning process.
› We will review schemes that we
have completed previously and
those where plans have been
prepared but not been delivered
in order to develop a schedule of
costs for typical elements.
› A proposed schedule of estates and
works will be prepared to facilitate
informed discussion and assessment
of an investment programme.

12. Responsive repairs service
» Repairs policy
› We will maintain a repairs policy to
govern the availability and delivery
of our responsive repairs service.
It will define:
– Legal and regulatory
requirements;
– Organisational responsibilities;
– Service delivery;
– Constraints and considerations.
» Repairs procedure
› The delivery of responsive repairs
will be in accordance with Clúidapproved procedures.
› The procedure will distinguish
between tenant responsibilities and
Clúid responsibilities.
› Performance standards will be
defined and the delivery of the
service will be measured against
those standards.

» Repairs budget
› The repairs budget will be reviewed
annually, but for business planning
and forecasting purposes will be
based on a cost per property per
annum, taking into account:
– Anticipated changes in property
numbers, types, size and
occupation;
– Age of the properties;
– Economic factors affecting,
for example, salaries and material
costs;
– Geographic distribution / density
of the properties.
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» Ad hoc surveys
› A key element of the service is the
diagnosis of more complex property
issues.
› The team will provide a service
based on escalation:
– Simple issues will be dealt with by
the operative on site.
– Where support is required the
first point of escalation will be
with the operative’s supervisor.
– If further escalation is required
the matter will be referred to the
relevant property surveyor.
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