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Executive Summary 

Effective asset management is fundamental to the successful delivery of an excellent service that meets the 

organisation’s objectives, within the context and allowances of the Business Plan. As THH approaches the end 

of the Decent Homes Programme a refreshed approach is needed to maximise the financial and social impact 

of future investment.  This document records and represents THH’s Asset Management Strategy and sets out 

a number of key actions that will further improve service and operational delivery.  The Action Plan below 

defines these actions. 

 

This section summarises the key aspects of the Tower Hamlets Homes (THH) Asset Management Strategy 

(AMS).  The AMS is designed to support the delivery of THH and the Council’s wider aims and objectives:   

 

 Investing in homes to be proud of 

 Supporting vibrant neighbourhoods 

 Delivering consistently brilliant customer services 

 Building one great organisation 

 

The stock managed by THH is located in an area of very high demand; it is largely comprised of flats within 

blocks located within estate environments. A significant proportion (almost half) of all dwellings are in 

leasehold ownership. 

 

Vision: THH investing in homes and neighbourhoods that residents and the Council are proud of. 

 

Strategic Asset Management Objectives 

 

1. To maintain on a programmed basis in accordance with an agreed Tower Hamlets Standard, which 

includes the Decent Homes Standard; 

2. To create attractive neighbourhood environments that feel secure and welcoming; 

3. To reduce fuel poverty and condensation experienced by residents, which includes fuel efficient 

communal heating  

4. To assess the future of our assets by their value for money and wider contribution; and   

5. To maximise the local economic and environmental impact of investment. 

 

Principles and Ways of Working  

 

Data driven 

1. Listen to the views and aspirations of residents and the Council ,and take account of these through an 

Asset Management Group; 

2. Set a minimum THH Standard based on core re-investment requirements, stakeholder aspirations and 

affordability; 

3. Actively manage, maintain and use condition and attribute data within the Asset Management 

Database (Keystone); 

4. Improve the quality and currency of the asset data held, through undertaking regular stock condition 

surveys and also to obtain updates on condition records through a range of sources, including works 

completed data; 

5. Actively obtain and then manage data relating to health and safety compliance, acting promptly to 

tackle any issues or matters for concern;  
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Holistic approach  

6. Use a Viability Model to assess the performance of the existing assets (demand, NPV etc.) prior to 

inclusion of ‘core stock’ in the delivery (works) programme; 

7. Undertake options appraisals (following an agreed process) of stock that fails to meet the 

requirements of ‘core stock’ or where appraisal is otherwise desirable; 

8. From block to kerb - assess the condition, performance and opportunities associated with the 

neighbourhood (including garages, pram sheds, open spaces and un-adopted roads/paths for 

example);  

9. Inform and be informed by the aims and objectives of the Development Strategy; 

10. Consider opportunities for ‘joined-up’ wider area regeneration and for the development of new 

accommodation that meets the housing needs of the wider community; 

 

Resident focussed  

11. Aspire to deliver high levels of resident satisfaction (with both the property and the neighbourhood); 

12. Consider the impact of all proposals on leaseholders as well as tenants; 

13. Aim to decrease levels of crime and anti-social behaviour through appropriate specification and 

joined-up neighbourhood delivery; and 

14. Meets the needs of future population. 

 

Value driven   

15. Undertake as much work as possible in a pre-planned way, reducing reactive works to a minimum; 

16. Develop programmes of work based upon knowledge of each neighbourhood and delivery method 

objectives (balanced efficiently over a programme period of 5 to 10 years); 

17. Procure works and services for delivery that provide best value for money and good standards of 

quality; 

18. Maximise benefit to the community through procurement and investment; 

19. Add value to the asset to benefit leaseholders as well as the freeholder; and  

20. Maximise potential to lever in external finance. 

 

Measures 

THH will regularly monitor its asset management performance, including the following measures: 

 

1. Proportion of stock meeting the Decent Homes Standard; 

2. Average SAP rating; 

3. Estimated CO emissions; 

4. Demand for homes; 

5. Yield (NPV) per property/block (ideally with an increasing NPV over time); 

6. Customer satisfaction with: 

a. the home 

b. the neighbourhood 

c. works 

7. Health & Safety compliance; 

8. Local economic investment; and 

9. Added social value. 
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Action Plan 

Year 1 Actions  By Whom 

(tbc) 

By When 

(tbc) 

Approve and adopt the Asset Management Strategy (AMS)    

Use the AMS as the basis for raising awareness of all relevant 

staff/stakeholders to ensure that it becomes embedded within the organisation 

  

Develop the Asset Management Working Group (AMWG)   

Develop and populate a whole stock Viability Model   

Introduce an Options Appraisal template  and commence appraisals   

Commission a new rolling programme of stock condition surveys to improve 

the quality and accuracy of the asset data held 

  

Commission an updated engineering appraisal of the high-rise and non-

traditional property structures to ensure that they are sound and to validate 

the re-investment levels over the business planning term 

  

Conclude surveys of garage sites, then evaluate and act upon results   

Collate data on other ‘related assets’ and consider opportunities, using GIS to 

map and recognise neighbouring opportunities 

  

Develop and implement a project appraisal and evaluation procedure   

Develop and implement the post Decent Homes ‘THH Standard’   

Develop and implement a detailed ‘preferred materials specification’   

Monitor and reduce (where possible) the levels of responsive/void expenditure   

Monitor and reduce void turn-around times   

Test under-occupancy rates and promote moves from under-occupied 

dwellings 

  

Increase the proportion of works carried out in a pre-planned way   

Implement the actions arising from Fire Safety Action Plan and the Statutory 

Compliance Action Plan 

  

Work closely with the Council to develop and agree a Development Strategy 

that aligns with the AMS and delivers new development strategically and not 

opportunistically 

  

Continue to consult with residents and stakeholders about their priorities and 

aspirations 

  

Consider the options for delivery post Decent Homes Backlog Programme 

completion (2016) and plan to implement the agreed solution 

  

Consider optional business plan delivery profiles (with various standards) and 

agree a preferred solution 

  

Develop and agree a post-DHS backlog programme Tower Hamlets Standard 

(both internal and external/estate areas & common parts) 

  

Develop a new 5 year programme of works (post 2016 DHS backlog 

completion) based on agreed business plan profile 

  

Develop a risk evaluation and management matrix   

Using the outcomes of the Viability Model, identify unsustainable properties 

and undertake detailed options appraisals 

  

Review this Strategy and associated documents regularly (not less than once a 

year) 
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Asset Management Strategy 

Introduction  
 

This document records Tower Hamlets Homes Asset Management Strategy (AMS).   

 

Tower Hamlets Homes (THH) is an Arms Length Management Organisation that manages housing assets for 

the London Borough of Tower Hamlets.  These housing assets comprise socially rented dwellings, leaseholder 

dwellings and related assets (such as garages).   

 

Asset management is about the understanding, long term planning, provision and viability of the housing 

assets.  Through this document THH aims to establish and record a proactive approach to asset management 

that will provide a sound basis on which to make investment decisions that help create homes and 

neighbourhoods that residents and the Council are proud of. 

 

The housing stock represents a significant value asset and its repair and maintenance a substantial liability.  

The property owned is worth many millions of pounds, either as capital assets, or as revenue generating 

assets; therefore planning for its sustainable future is important. 

 

A key objective is to help improve the quality and condition of the stock by aspiring to deliver the THH 

Standard (this includes and exceeds the Government’s Decent Homes Standard).  This document establishes 

the framework within which asset management operations will be provided.  It highlights the component parts 

of the asset management function and their inter-relationship. 

 

THH is mindful that changing technological requirements and the continual requirement for increasing service 

standards demands a proactive approach to asset management and regular re-consideration of the Business 

Plan allowances, so that residents’ priorities can be met.    

 

THH has embraced the principles of effective asset management, recognising the importance of maintaining 

effective stock condition and attribute information, the assessment of stock viability, effective procurement 

and delivery of value for money services.  It is also important to identify clear lines of responsibility and 

interaction between the maintenance, management and development functions, in order to provide a joined-

up approach. 

 

This strategy and its component parts will be overseen by the Investment Planning Team Manager.  To ensure 

that there is sufficient time to undertake this role and to plan works effectively, the staffing structure has been 

reviewed to facilitate a clear division of responsibility for ‘planning’ as opposed to ‘delivery’.  

 

THH is currently developing a limited number of new homes; consideration of what development and 

regeneration would be appropriate in which locations is to be recorded within a Development Strategy to align 

and take maximum benefit of a joined-up approach to asset management and development activity within the 

Borough.. 
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Purpose 

 

The purpose of this Asset Management Strategy can be summarised as follows: 

 

 To define THH’s position with regard to asset management and how this aligns to core business 

objectives; 

 To define needs, future trends and issues influencing these; 

 To define the stock, its condition, use and re-investment required over the next 30 years; 

 To identify the risks and issues relating to the assets and how these may be mitigated; 

 To define the methodologies and implementation processes for the Asset Management Strategy; and 

 To establish frameworks and templates for monitoring, recording and evaluating performance. 

 

The Asset Management Strategy fundamentally needs to balance assets and needs, as illustrated below: 

 

 

 

 

 

 

 

 

 

In the context of social housing, THH does not charge open market rents and must therefore operate with a 

Business Plan that delivers good quality housing and services in a cost effective way; care is needed to ensure 

that a balance of these factors is maintained to ensure viability. 

 

THH has determined the current position regarding the housing stock and through business planning 

processes has also determined its long-term objectives, core business drivers and a vision for the future of the 

stock.  These directional components have resulted in a number of initiatives and administrative processes, 

aimed at achieving the ‘vision’.   

 

Frequently asked questions relating to the asset management strategy are summarised and addressed at 

Appendix 1. The process adopted in formulating this Asset Management Strategy is illustrated at Appendix 2.  

This encompasses what is considered to be best practice and fundamental to the production of a robust 

document. 

 

Vision and Objectives 
THH’s Vision is: 

 

“THH investing in homes and neighbourhoods that residents and the Council are proud of.” 

 

The AMS is designed to support the delivery of THH and the Council’s wider aims and objectives as 

established by the THH Business Plan 2014 to 2017.   

 

 Investing in homes to be proud of 

 Supporting vibrant neighbourhoods 

 Delivering consistently brilliant customer services 

 Building one great organisation 

  Asset Management Strategy 

Economic Value 
    of Assets 

Social + Economic 

Needs of Residents 
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Strategic Asset Management Objectives 

 

 To maintain on a programmed basis in accordance with an agreed Tower Hamlets Standard, which 

includes the Decent Homes Standard; 

 To create attractive neighbourhood environments that feel secure and welcoming; 

 To reduce fuel poverty and condensation experienced by residents, which includes fuel efficient 

communal heating  

 To assess the future of our assets by their value for money and wider contribution; and   

 To maximise the local economic and environmental impact of investment. 

 

 

 

This Asset Management Strategy endeavours to outline the strategic principles and methods to be adopted in 

the delivery of the vision and objectives. 

 

Context 
 

The majority of the current housing stock is located within the London Borough of Tower Hamlets (7 dwellings 

are located on the Boundary Estate and just fall within the London Borough Hackney).  As a consequence of 

limited supply and London’s popularity, most housing stock is in very high demand, there are however some 

pockets of lower demand stock and moderate levels of deprivation within the Borough, these assets will be 

reviewed and will be proactively managed following options appraisal. 

   

A majority of the stock are flats owned by leaseholders, meaning that appropriate consultation processes and 

effective works planning are essential (the Government has now applied a £15,000 per annum contribution 

limit from leaseholders over a 5 year period when Government funds are involved). 

 

The prevention of homelessness and the meeting of wider housing and support needs is a priority.  THH 

works alongside the Health Authority and other statutory partners to enhance the delivery of homeless 

services.   

 

THH is aware of the diverse needs of the wider community, local regeneration issues and the need to ensure 

a joined up approach.  The overall objective being to empower and enable innovation and the delivery of 

continuously improving, customer focused services with a long-term sustainable stock, in an efficient way. 

  

All stock within the Borough can be let comparatively easily, although the highest demand within THH’s 

portfolio is for 1 and 2 bedroom general needs rented units, overcrowding remains a serious issue and larger 

units are also in demand.  THH continues to lose housing assets through the ‘right to buy’, many of these 

sales of flats to leaseholders, where THH maintains an obligation to maintain certain common parts and 

external areas.   

 

The high levels of demand means that in some instances overcrowding of dwellings had become an issue and 

THH wishes to ensure that its Asset Management Strategy is aligned with a new build Development Strategy 

that helps to deliver new affordable accommodation of the right types in the right locations.  Both strategies 

need to account for the fact that people are living longer and wish to stay in their own homes, which need to 

remain accessible, as well as Government and local policy that are sometimes contrary to these aspirations. 
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The resources available to manage and maintain the stock are dictated by rental income and outgoings all as 

defined within the Business Plan.  THH endeavour to continually improve efficiency whilst maintaining a high 

standard of service. 

 

THH is obliged to meet to meet and then to maintain the Government’s Decent Homes Standard.  Decent 

Homes is one of a number of issues that need to be considered in a holistic view of housing asset 

management, albeit within the constraints of THH’s wider priorities and funding basis.   

 

THH is also mindful that its residents cannot always afford to heat their homes, thus making the stock more 

energy efficient an important priority, thus helping to ease fuel poverty as well as the indirect consequences 

such as condensation and associated health risks. 

 

Residents also frequently identify the need for ‘decent environments’ and secure accommodation as important 

priorities. 

 

The programme of works designed to deliver repairs and maintenance requirements will be developed in 

consultation and will be recommended, reviewed and regularly monitored by the Asset Management Working 

Group. 

 

The aspirations of tenants and leaseholders (collectively referred to as residents) have been considered in this 

strategy.  Residents expect a good service, choice and value for money to be provided in return for their 

rents. 
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Stock Characteristics 

 The following tables and charts provide details of the housing stock at the 1 April 2014. 

 

The proportion of leaseholders compared to tenanted stock is significant: 

 
Stock number, by geographical area: 

 

Tenanted
59%

Leaseholders
41%

Tenure

Bethnal Green
46%

Bow and North Poplar
10%

Isle of  Dogs and South Poplar
13%

Stepney and Wapping
31%

Area
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An analysis of stock, by Archetype, is as follows: 

 

 
The age profile of the stock is: 

 

 
 

 

 

1945 - 1964 semi detached or 
large terraced house

0.7%

1965-1974 House
0.1%

Bungalow
0.3%High rise flats

29.7%

Medium rise flats
64.9%

Other Pre 1945 house
1.0%

Post 1944 low rise flats
1.4%

Post 1944 Multi Occupied 
Dwellings 

0.0%

Post 1974 House
1.7%

Pre 1945 low rise flats
0.3%
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There are 129 high-rise blocks within the stock, comprising 6,287 flats (4,089 tenanted; 2,198 leasehold).  

 

 

The high rise and non-traditional dwellings have previously been subjected to specialist structural 

investigations, although THH proposes to update these records to help inform the accuracy of re-investment 

allowances and to ensure that these structures have an assured life of at least 30 years.  The recommended 

structural maintenance expenditure profile for these dwellings has been added to the cost tables of the stock 

condition survey report as ‘Exceptional Extensive Works’.   

 

The Council   transferred all of its sheltered housing stock to an independent provider.  THH is undertaking a 

strategic review ‘Enquiry into Aging’ following which the requirement for and maintenance of stock for older 

persons can be assessed. 

 

In addition to dwellings, THH is also responsible for the management of a number of assets related to 

dwellings, for example garage blocks and forecourts, un-adopted sewers, sewerage treatment plant, roads 

and paths.  At 1 April 2014 there were 1,888 garages.  This Asset Management Strategy does not consider 

any corporate or commercial stock, such as offices, shops etc. 

 

Related assets, including undeveloped spaces, will continue to be assessed with respect to their sustainability, 

utility and contribution to their environment.  In some instances redevelopment or change of use will be 

considered to provide an appropriately balanced environment, which enhances estate appearance and 

provides appropriate facilities.  

 

THH’s staff undertake estate inspections jointly with residents and other stakeholders, to assess and address 

condition, the requirement for improvements and community welfare issues.  This awareness of the 

environment will assist THH to help deliver ‘decent neighbourhoods’ as well as ‘Decent Homes’. 

 

Housing Needs 
 

THH works closely with other organisations, such as housing associations, to help deliver a ‘joined up’ service 

that is targeted at meeting the diverse needs of a wide range of people.  Evidence from local housing needs 

surveys collected by the London Borough of Tower Hamlets is used for this purpose.  Particular care is taken 

to ensure that new development addresses identified need in appropriate locations. 

 

In addition to reviewing regular housing needs strategies and support assessments THH also assesses need 

by analysing applications for accommodation.  The response to housing needs considers factors such as: 

 

 Supply and demand; 

 Fluctuations and variations; 

 Needs studies and local strategies; and 

 Trend analysis. 

 

In order to produce a balanced strategy: 

 

 

 

 

 

Social 

Objective

s 

Rigorous                      

Asset Plan 
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The latest Housing Strategy study indicated that need most social rented need is for one and two bedroom 

‘general needs’ social rented accommodation and overcrowding remains an issue for many. .  The need for 

desirable, affordable, homes is influenced by very high local property prices and a shortage of affordable 

private rented accommodation. 

 

There is also a requirement for flexible accommodation that can easily be adapted for an expanding family or 

ageing occupancy, in accordance with the principles of ‘lifetime homes’. 

 

The local housing needs strategy reports increasing waiting lists and homelessness approaches.  This 

emphasises the need to develop more affordable housing as well as the need to maintain existing housing 

assets in good condition.  

 

Stock Condition 

Continued re-investment, delivered cost effectively through effective programmes of work, is required to 

maintain the stock in good condition.  The re-investment requirements have been identified by stock condition 

surveys and associated data that is held within the Asset Management Database.   

 

The stock condition data held by THH originated from a survey undertaken in 2000 (Hunters) followed by a 

validation exercise in 2009 (Savills), it is therefore of some age.  THH is currently capturing new data through 

the Major Works Programme.  The past surveys have been updated with works completed records in the 

Asset Management Database.  THH propose to obtain survey records on 100% of the stock in the near future 

and thereafter to undertake a rolling stock survey to assess the condition of the housing assets.  The results 

of stock condition surveys have been combined with desk-top budgetary information (such as responsive 

repairs) to formulate the cost reporting tables illustrated at Appendix 10.  These reflect an ideal re-investment 

profile and are shown excluding fees, management costs and VAT etc. 

 

These draft tables indicate a total 30 year re-investment requirement of £1,446 million, of which £361.4 

million is required within the first 5 years of the plan. 
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Over 30 years the profile expressed in percentage terms is: 

 

 
 

 

The Asset Management Working Group is responsible for assessing all re-investment needs and priorities and 

for proposing a programme to deliver a logical programme of works that meet stock condition requirements; 

£0

£50,000,000

£100,000,000

£150,000,000

£200,000,000

£250,000,000

£300,000,000

£350,000,000

£400,000,000

Years 1-5 Years 6-10 Years 11-15 Years 16-20 Years 21-25 Years 26-30

Total Expenditure

Catch-up Repairs

Future Major Works

Improvements

Estate works

Contingent Major Repairs

Exceptional Extensive Works

Cyclical maintenance

Disabled adaptations

Responsive & Void 

Catch-up Repairs
8%

Future Major Works
48%

Improvements
1%

Estate works
0%

Contingent Major Repairs
2%

Cyclical maintenance
8%

Disabled adaptations
2%

Response & Void Property 
Repairs

29%

Exceptional Extensive Works
2%

Years 1-30 Expenditure



 Housing Asset Management Strategy  

16 
 

131670 www.ridge.co.uk 

although it is noted that available resources must be balanced carefully alongside the delivery of the locally 

agreed THH Standard. 

 

Revenue, or income, as well as expenditure expectations are illustrated within the THH Business Plan. 

 

Funding 

Funding Position/Parameters 
 

Following HRA reform, The London Borough of Tower Hamlets is now a self-funding organisation; funding 

levels are detailed in the Business Plan.  There are defined categories to which re-investment can be directed 

and also the manner in which the business will be regulated and monitored.   

 

The Business Plan defines the resources available to THH for the management and maintenance of the 

housing stock. 

 

The requirements for repairs and maintenance are assessed with reference to the forecasts of the Asset 

Management Database, which is informed by the stock condition survey.  The emerging funding streams are 

aligned to a works programme (based upon agreed priorities) and monitored by the Asset Management 

Working Group. 

 

THH recognises the importance of updating the source data and in the associated schedule of rates and 

lifecycles, in conjunction with the THH Standard and works costs, as these directly inform the Business Plan. 

 

There are a number of constraints imposed on the Business Plan, including: 

 

 Funding availability; 

 Borrowing limits (cap); 

 Sustainability; 

 Rent levels (revenue); 

 Council Policy; 

 Legislation; 

 THH standards; 

 Governance implications; 

 Marketplace costs (e.g. salary levels and works costs); 

 Grant availability/eligibility; and 

 Efficiency targets. 

 

 

Re-Investment 
 

Sustainable Re-investment 
 

THH recognises that care needs to be taken not to re-invest in poor performing areas at the expense of all 

others, nor should high risk re-investment occur without due consideration, option appraisal and piloting (on 

the basis that re-investment needs may not be the root cause of the poor performance).  
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Re-investment is therefore prioritised and with a bias towards those units that are deemed to be of low risk 

and high demand, as identified through the Stock Viability Model, an operational tool that is used to assess 

sustainability. 

 

The Asset Management Working Group has been established to assess, establish and monitor: 

 

 Standards (the THH Standard); 

 Materials (specifications and resident choice); 

 Work Programmes; 

 Re-investment priorities; 

 Business Plan and programme relationship; and 

 Performance. 

 

The Asset Management Working Group will analyse the performance of the stock, as illustrated below, and 

compare this with the re-investment requirements and target re-investment at core stock, whilst review and 

potential alternative solutions are considered for poorly performing stock through an options appraisal 

process. 

 

The THH Standard 
 

THH propose to review the Standard that will be used to improve and maintain residents’ homes.   

The ‘THH Standard’ is a local standard and is a document prepared in consultation with a wide range of 

stakeholders to record repairs and maintenance aspirations.  This document will be expanded through the 

THH Preferred Materials Specification, through which choices and policies (for example the use of low 

maintenance products) and the materials standards that are to be adopted when procuring work will be 

recorded. 

 

In order to promote consistency in the work that is procured and to clearly define the aspirations of residents, 

THH will also record specifications, material selections and local policy standards agreed through consultation 

with key stakeholders.   

 

The revised THH Standard will be developed to reflect the aspirations of residents in the context of 

affordability and the Business Plan.  The Standard and the costs of work arising are regularly reviewed by the 

Investment Planning Manager to ensure that database predictions used to inform business planning and works 

programming are correct.   
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The role of the Asset Management Working Group is discussed further below. 

 

Stock Viability Modelling and Options Appraisal 
 

THH is currently developing a whole stock viability assessment tool.  The Stock Viability Model considers a 

range of inputs, including income, demand and projected costs, to provide a range of outputs.  Properties are 

classified either as red, amber or green (RAG status): 

 

The portfolio is divided into one of three categories: 

 

1. Red – Those properties deemed to be of high risk (i.e. requiring higher than average levels of re-

investment (or cost) in order to maintain them in a good lettable condition) and/or that are in low 

demand (i.e. are difficult to let or which have an unjustifiably high void turnover rate). 

2. Amber – Those properties that offer peripheral performance and that require further investigation to 

be reclassified as either red or green. 

3. Green – Those properties that are in high demand and that require average or below average levels 

of re-investment.  This category may otherwise be described as ‘core stock’. 

 

Re-investment is influenced by these categories as follows: 

 

1. Red (on hold/under review) – No major expenditure permitted.  To be maintained on an ‘essential 

only’ limited responsive basis, plus essential cyclical (e.g. statutory gas servicing). 

2. Amber (under review) – No major expenditure permitted unless an options appraisal has been 

undertaken to assess the impact of any re-investment on future works requirements and the likely 

impact on demand.  Otherwise to be maintained on a responsive and cyclical regime only. 

Asset 

Management 

Strategy 

Asset Management Working Group 

Appraisal 

 

 Needs and preferences; 

 Technical; 
 Financial; 

 Risk; 
 Resources. 

Options Appraisal 

Management 

Implementation 
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3. Green (go ahead) – All expenditure permitted, subject to agreement of the Asset Management 

Working Group. 

 

Property classified as Red or Amber is to be the subject of further investigation, or review through an options 

appraisal, under the supervision of the Asset Management Working Group , until they are either re-classified 

or until such time as an alternative strategy is agreed (disposal or re-development for example).  The 

appraisal process to be adopted by the Asset Management Working Group is illustrated upon the process 

maps at Appendix 8. 

  

A key consideration is the aspirations of residents.  Views and opinions submitted through consultation groups 

are used to identify their priorities.  These are taken into account when determining an approved programme 

of work.   

 

The Red/Amber/Green status for each property will be determined by plotting the re-investment required 

(cost) over 30 years against demand, via the Stock Viability Model.  For the portfolio as a whole the results of 

this exercise can be plotted to identify the clusters of each status as illustrated below: 

 

 

 

 

 

 

 

 

 

 

 

 

 

The assessment of cost is made with direct reference to the Asset Management Database and associated 

reports.  Demand has been assessed with reference to housing management perception informed by void 

turnover rates and associated performance indicators.  

 

Detailed options studies will take account of a wide range of additional factors, including energy performance, 

market value, location and the net present value (NPV) of assets. 

 

The sustainable re-investment process is illustrated on the following diagram: 
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Repairs and Maintenance 

Repairs and Maintenance Context 
 

London is a high cost area for the delivery of works and services. 

 

Effective procurement is needed to provide good value for money solutions for repairs and maintenance work; 

THH has recently awarded progressive, low risk, term contracts for Decent Homes works with three main  

contractor providers, two further ‘framework’ contractors and two overseeing consultancies (at present THH 

does not directly employ any ‘in-house labour’). 

 

THH takes care to programme works according to type so as to encourage best value through economies of 

scale. 

 

THH recognises that care must be taken to ensure that the actual costs incurred in commissioning work to the 

proposed THH Standard are reflected in the Asset Management Database and the Business Plan projections.  

The rates paid for completed works are regularly reviewed and benchmarked by the QS Team Leader, where 

action is needed this is referred to the Asset Management Working Group. 

 

The results of the stock condition survey indicate the need for continued future re-investment in order to 

maintain the stock in good condition.  The findings of the stock condition survey reflect the age profile of the 

stock. 

 

Decent Homes 
 

Decent Homes is a Central Government led initiative, introduced in 2000.  THH proposes to meet, then 

maintain and exceed this Standard.  THH has programmed re-investment works in accordance with the 

forecasts of the stock condition survey, as part of a wider programme.  Decent Homes works will therefore 

continue to be delivered as a by-product of effective works planning, founded from an ethos of pre-planned 

and programmed ‘just in time renewals’ as promoted by the CLG in their Decent Homes and stock condition 

survey guidance. 

 

THH recognises that Decent Homes is a ‘minimum standard’ and aspires to deliver and plan for ‘decency plus’.  

In other words a better standard that also takes account of the views and aspirations of residents, as defined 

by the THH Standard. 

 

The Decent Homes Standard, if followed in accordance with the strict definition, allows some failures and yet 

still allows for the Standard to be met.  However, THH will take a holistic view of all the criteria under the 

Standard and, budget permitting, will adopt a strategy to renew components sustainably, on an individual 

basis as required and not solely to meet theoretical decency targets. 

 

THH will maintain Decent Homes, by developing works programmes in defined programmed periods (typically 

5 year bands).  An amount of non-decency may therefore be experienced within any 5 year period, although 

zero non-decency will be delivered at the end of each programme period.  In this way THH can maintain 

logical programmes of work that afford economies of scale and value for money and avoid the need to 

‘pepper-pot’ works year on year, to meet this theoretical standard.  
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The stock condition survey has informed future ‘non-decent levels’ in accordance with the Department for 

Communities and Local Government’s (CLG) June 2006 Decent Homes Standard definition.  Decent Homes’ 

progress will be monitored regularly using the Asset Management Database.   

 

Priority Re-investment Issues  
 

The stock condition survey indicates that the stock requires a significant programme of work to maintain it in 

good condition over a 30 year Business Plan term. 

 

According to the stock condition survey the priority issues for re-investment are: 

 

 External walls; 

 Heating systems; 

 Electrics; and 

 Kitchens; 

 

The forecast of works required to meet the Decent Homes Standard indicates that the criterion in which most 

future failures are found is that for disrepair (Criterion B).  A failure in this category is realised when 

components are both old and in poor condition.  

 

The profile is reflective of a stock which has benefited from past re-investment, but which still requires a 

further catch-up and improvement programme in order to maintain good condition and the value of the 

assets. 

 

Repairs and Maintenance Principles 
 

The need to undertake work arises either through pre-planning, or in reaction to immediate requirements.  

Whilst budgets for ‘reactive’ works (not pre-planned) can be set in advance, the precise scope and nature of 

the works required cannot be defined in terms of scope, location or quantity.  THH’s responsive and void 

works budgets fall under the ‘reactive’ category, whereas all other work is pre-planned. 

 

THH propose to undertake more works using pre-planned methods with an aspiration to achieve not less than 

80% pre-planned versus 20% reactive, unless the stock is new (less than 10 years old) in which case lower 

levels of pre-planned work are anticipated.     

 

Pre-planned work occurs under one of three budgetary headings (cyclical maintenance, improvements and 

planned maintenance); these are explained in more detail below. 

 

Pre-planned contracts have several advantages including: 

 

 Ability to be reviewed and agreed in the context of agreed re-investment priorities and via the Asset 

Management Working Group ; 

 Better value through economies of scale by securing better prices for components when many are 

ordered versus ‘one off’ purchases; 

 Better consistency of component used, which is good for subsequent repairs and material 

performance assessments; and 
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 Helps to provide effective communication and consultation through the use of contract resident liaison 

staff and the issue of informative newsletters. 

 

The requirement for cyclical maintenance, including the servicing of heating appliances, is derived from 

attribute and servicing records held within the Asset Management Database and Housing Management 

System. 

 

The requirement for improvements or planned maintenance (component renewals) is also derived from the 

Asset Management Database, which has been informed by the stock condition survey.  The survey was 

undertaken on the basis of predictions for major repairs or component renewals on a pre-planned and 

programmed ‘just in time basis’.  In other words components should not be renewed well ahead of schedule 

(lifecycle + assessment of actual condition), nor should they be renewed too late (i.e. when they compromise 

the property or when they may impose an undue burden on responsive repairs). 

 

‘Just in time’ is a best practice principle promoted by the CLG in their guidance (Collecting, Managing and 

Using Housing Stock Information – a good practice guide). 

 

These core principles will be met through the following actions (given by budgetary reporting category): 

 

Responsive Repairs 
 

Responsive repairs are issues that arise on a day to day basis, typically being small scale and of a low cost.  

They include work such as fixing a plumbing leak, or re-fixing a loose roof tile.   

 

In some circumstances larger repairs are instructed through this budget, although THH recognises the need to 

avoid ‘double counting’ with the projections made under other budgets.  THH will minimise the amount of 

works undertaken through responsive repairs, in favour of adding such works to large scale planned contracts.  

Therefore no major works or component renewals should be financed by this budget, unless they represent 

an unforeseen and significant health and safety issue. 

 

Repairs that are not THH’s responsibility or which arise through the unreasonable actions of a resident or third 

party will be recharged in accordance with the Recharges Policy. 

 

Through better planning THH aims to let more works in a pre-planned way, thus moving works away from a 

responsive approach.  This will encourage better value for money through savings in economies of scale; 

consistency of product and standards will also be improved through adherence to the THH Standard and the 

robust monitoring processes that apply to pre-planned contracts. 

 

To ensure that undue expenditure is avoided and that records are appropriately maintained the responsive 

and void team have access to the programmes of work that are derived from stock condition data.  This 

enables them to make rational decisions about the requirement to undertake repairs and gives the ability to 

advise a resident (or prospective resident) that works will be undertaken within a defined time period.   

 

Void Works 
Void properties are unoccupied dwellings and typically arise when there is a change of tenancy.  Void works 

include statutory testing of gas and electrical systems, as well as the works required to make the property fit 

for incoming residents.  
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The extent of works undertaken is defined within the Void Standard (see Appendix 6).   

 

THH wishes to minimise the amount of time that any dwelling is unoccupied in order to provide homes to 

those waiting faster and to maximise revenue income.  Therefore turn-around (key to key) times should be as 

short as possible, with a target of not more than 21 days (3 weeks).: 

 

Noting that spare bedrooms are now chargeable (bedroom tax), THH also regularly test occupation rates with 

a view to reducing under-occupation of dwellings through the assisted relocation of tenants that no longer 

need large homes (the ‘Cash Incentive Scheme’, with a current budget of £300k per annum). 

 

Low demand units identified as red or amber via the Stock Viability Model will be subjected to more detailed 

options appraisal.  

 

During the void period essential tests and works will be undertaken to ensure that the dwelling meets the 

minimum standard for housing (the Housing Health and Safety Rating System - HHSRS).  

Any works required to repair damage or clear rubbish will be identified separately and recharged to the former 

resident. 

 

Typically major works or component renewals shall not be undertaken during a void period and will be added 

to a pre-planned programme of similar works that benefit the entire neighbourhood in an even-handed way, 

rather than ‘pepper-potting’ works to suit re-letting.  However, the void period will be used as an opportunity 

to catch-up any internal or disruptive works that have previously been declined by a resident, especially those 

works that effect residents’ health and safety.    

 

The void period will not be used as an opportunity to accelerate works to a dwelling, as costs for one-off 

works are less efficient than larger pre-planned contracts.  Moreover THH wishes to avoid disadvantaging 

existing or neighbouring residents who would not receive required works at the same time.   

 

Voids works will be the subject of a review, in the meantime the target spend for all works required to meet 

the void standard will be reduced to no more than £1,500 (plus VAT) per dwelling over time (plus 

rechargeable works).  This target cost excludes component replacements. 

 

Prospective residents will be given information about forthcoming programmes of work and planned 

improvements to their homes. 

 

Cyclical Maintenance 
 

Cyclical maintenance comprises the regular servicing of mechanical and electrical plant (such as boilers) and 

painting with any pre-painting repairs. 

 

Cyclical servicing occurs on regular pre-defined intervals, for example boiler servicing annually. 

 

Due to the specialist nature of servicing works THH has established a series of measured term partnering 

contracts to provide the required works over a number of years. 

 

The contracts for the testing and servicing of gas appliances/boilers and electrical installations provides a 

valuable source of data to help inform the projected renewal for these components, servicing records are held 

within the Asset Management Database and/or Housing Management System (Northgate). 
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In respect of redecoration works a programme involving two areas are undertaken: 

 

1. External parts (such as soffits and fascias, and render); and 

2. Internal common parts (such as common stair lobbies). 

 

To ensure that items due for renewal are not redecorated just prior to renewal no order can be raised to 

redecorate if the confirmed renewal date is within 5 years ‘the five year rule’. 

 

Example:   

 

 Windows to be renewed in 3 years’ time = redecoration prohibited. 

 Soffits and fascias to be renewed in 8 years’ time = redecoration allowed.   

 

In addition to redecorations, the exterior of each dwelling will be assessed on the same 5 year cycle (to be 

informed by activities within the Action Plan) as part of the same contract.  All minor items of un-actioned 

repair that could lead to a health and safety issue, or that reflect an impending responsive order, such as 

broken roof tiles renewed, damaged or uneven paving repaired are dealt with.  This 5 year overview contract 

helps to ensure that the stock remains wind and weather-tight and in good overall condition.  This pre-

emptive planned maintenance helps to reduce the number of responsive repairs requested, to mitigate any 

potential health and safety problems, to reduce redecoration costs when renewals are imminent and to 

maximise the lifecycles of external components. 

 

Care is however taken not to undertake any unnecessary work as part of the ‘external overview contract’. 

 

The external overview contract also provides an opportunity to update stock condition survey data and to 

validate the Asset Management Database’s projections for major planned works (renewals). 

 

To facilitate an even and regular distribution of work the stock is divided into 5 areas (to be informed by 

activities within the Action Plan) of broadly equivalent stock numbers.  Work then rotates until the cycle is 

complete: 
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To ensure that geographical areas are not over-loaded with work, other major works contracts are typically 

off-set by 180°, for example if the external overview contract is operating in area 1, then internal works may 

be being undertaken in area 3 or 4. 

 

Planned Maintenance  
 

The majority of THH’s expenditure occurs through large-scale planned works contracts.  THH propose to set a 

target to undertake more works using pre-planned methods with an aspiration to achieve not less than 80% 

pre-planned, if this proves to represent a sustainable, value for money proportion. 

 

THH will also consider the options available for delivery post completion of the current Decent Homes backlog 

funded programme (2016/17) with a view to delivering within blocks and estates in a more consistent way to 

take account of common parts, complex mechanical and electrical installations and estate areas.  

 

THH has identified the need for term contract arrangements to deliver works in following groupings: 

 

Internal Works: 

 Kitchens 
 Bathrooms 

 Boilers 

 Heating distribution 
 Loft and wall insulation 

 Rewiring (including consumer unit) 
 Electrical upgrades 

 Electrical heating 

 

 External: 

 Cyclical ‘overview’ for external components 
 External redecorations and associated repairs 

 Gutter cleaning 
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 Minor repairs (paths, fences, etc.) 
 Render repairs 

 Re-pointing repairs 

 Windows 
 Doors 

 Roof coverings 
 Roof structure repair 

 Flashings 

 Chimneys 
 Soffits/fascias 

 Rainwater goods 

  

When combined with the cyclical contracts, a comprehensive ‘suite’ of arrangements exist to attend to most 

demands of the stock. 

 

Planned works are scheduled using a 5 year programme.  

 

THH use a term-contract approach to obtain works and services; this approach encourages good working 

arrangements with suppliers and contractors and also helps to reduce the requirement to regularly produce 

specifications, thus enabling works to start on site sooner and staff to concentrate upon proper planning and 

the key aspects of delivery: 

 

 Health and Safety; 

 Time; 

 Risk; 

 Quality, including Service Standards; and  

 Cost. 

 

Improvements 
 

Improvements are defined as the provision of components that do not currently exist. 

 

Some improvements are required to ensure that the Decent Homes Standard is met, including the installation 

of heating where none exists, or adding insulation to appropriate levels.  Others may be termed ‘aspirational’ 

and include the installation of beneficial components, such as smoke detectors, or provide for other work such 

as environmental enhancement or the re-modelling of hard to let dwellings. 

 

Whilst THH wishes to undertake all improvements that are important to residents, a limitless budget is not 

available; hence all applications or ideas will be collated and submitted to the Asset Management Working 

Group for prioritisation and approval along with other re-investment priorities. 

 

The programming of any estate improvements and external works that can be afforded will be designed to co-

ordinate with the expenditure of partner organisations, such as local Registered Providers, to maximise the 

benefits of regeneration in an area (joined-up re-investment). 

 

Disabled Adaptations 
 

THH recognises their social responsibility to provide adaptations and facilities for disabled and vulnerable 

people. 
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These comprise minor works (such as installing hand-rails) and major adaptations.  An annual budget is made 

to continue the provision of such work.   

 

Other work may include improvements in accessibility to common areas of blocks and publicly accessible 

spaces, following an options appraisal.  

 

Compliance 
 

THH has reviewed its obligations and good practice expectations in respect of compliance activity and has 

developed contracts to ensure that all of its landlord’s obligations are fulfilled thus helping to ensure the 

health and safety of residents, visitors and residents. 

 

All properties that have been recently subjected to a stock condition survey have also been assessed for 

compliance with the Housing Health and Safety Rating System (HHSRS). 

 

Stock condition survey data is also informed by the results of specialist testing and inspection contracts that 

cover a range of compliance obligations such as: 

 

 Asbestos containing materials (see section below); 

 Electrical safety (a 5 and 10 year testing programme); 

 Water safety (legionella and scalding risks); 

 Gas (annual testing and servicing of boilers etc.); and 

 Solid fuel appliance servicing. 

 

In addition to a cyclical testing regime safety of these items will be assessed when a property is void (re-let). 

 

Asbestos 
 

Following the development of an asbestos policy, THH conduct surveys and sampling in order to update a 

Register in accordance with the Asbestos Policy and Management Plan. 

 

THH has created an asbestos register based upon sampling surveys of dwellings (plus past records).  Further 

data will be collected through regular management surveys and refurbishment and demolition surveys, for all 

dwellings over time, and to continually manage and maintain the register, the survey programme will be 

undertaken in advance of works that may be affected by asbestos containing materials. 

 

Asbestos containing materials are managed in accordance with the Asbestos Policy and Management Plan; this 

follows best practice recommendations (including the Health and Safety Executive’s HSG 264). 

 

All high risk asbestos containing materials (ACMs) will be removed where possible.  Medium risk asbestos 

containing materials are to be removed as a first option and protected or remediated if removal is not 

practicable.  Low risk asbestos containing materials will be managed and left in-situ pending renewal of 

components on programme (e.g. garage roof sheets), or left in-situ and managed when removal is not 

practicable, where for example textured ceiling finishes and floor tiles are retained in a property. 

 

Where asbestos surveys are undertaken residents will be informed of the results and given appropriate advice. 
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No work is permitted to commence without prior reference to the register.  Where the register is incomplete 

or inconclusive testing will be undertaken; the relevant notifications are then made and the adoption of 

appropriate precautions by qualified, licensed (where required) contractors. 

 

Energy, Warm Homes and Condensation  
 

THH believes that all residents have a right to affordable warmth and that adverse environmental impact 

should be reduced by the utilisation of energy efficient materials, which will also help to combat condensation 

issues.  Work is already underway to help improve the energy efficiency of dwellings (thus helping to reduce 

carbon emissions), and to assess future works that may be desirable. 

 

Where reasonable to do so, THH aims to improve the stock to the maximum possible energy rating through 

the use of efficient heating and effective insulation. 

 

THH aims to increase the energy rating, measured through the Standard Assessment Procedure (SAP), of all 

stock (where possible) to at least 55 (ex. 100) (Band D+) (to be informed by activities within the Action Plan), 

with an average target score of 69 or over (Band C+).  This compares with a current average EPC Band score 

of D (at April 2014).  Further SAP 2009 (RdSAP) data is collected through regular stock condition surveys.  

Energy data is held in the Asset Management Database. 

 

As part of THH’s carbon reduction commitment, the selection of energy efficient materials is defined in the 

THH Standard and Preferred Materials Specification.  They include for example: 

 

 The installation of full gas central heating, or the most suitable alternative where no gas is available; 

 The use of efficient condensing boilers (Sedbuk A); 

 The installation of double glazing; 

 The installation of cavity wall insulation; 

 The improvement of loft insulation to at least 270mm thickness; and 

 Proper insulation of hot water cylinders and pipework. 

 

In addition THH encourages the use of low energy light fittings and provides residents with energy saving 

ideas in newsletters, on its web-site and through other information sources. 

 

THH seeks grants to supplement programmes of work and energy efficiency initiatives whenever possible. 

 

Implementation 

Staff Resources 
 

THH has reviewed its organisational structure to ensure its proper alignment in the context of a client 

orientated housing repairs and maintenance service.  This includes the role of Investment Planning Manager, 

the person responsible for planning of asset management activity. 

 

The staffing structure (Appendix 5) differentiates the requirement for ‘planning’ versus ‘delivery’; it reflects the 

anticipated resource requirements to enable the implementation of the Asset Management Strategy through a 
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range of projects.  The structure that has been put in place has sufficient resources to manage all categories 

of work, with specialist support provided by external consultants and specialists as and when required. 

 

THH’s repairs and maintenance responsibility includes resident communication, consultation, contract 

development, tendering and administration, works identification and supervision.   

 

Staff are encouraged to seek professional qualifications and to adopt ‘life-long learning’ as a personal 

development goal.  Regular briefings and reviews of staff roles and responsibilities by managers helps to 

ensure that they remain aware, effective and focused on delivery of their key functions.   

 

THH aims to maximise the benefits available by collective team working, propagated by a clear understanding 

of objectives and individual responsibility.  When identified skills gaps are addressed through targeted and 

relevant training.  

 

 

Asset Management Working Group  
 

THH will form an Asset Management Working Group (AMWG).  This inclusive group will assess works 

programmes, promote options appraisals in the context of viability model findings, consider wider initiatives, 

monitor and review performance and take ownership of the proposed THH Standard, reassessing it from time 

to time in the context of the Business Plan. 

 

In summary, the activities considered by the Group include: 

 

 Development, review and frequent re-evaluation of the THH Standard; 

 Prioritisation of works and improvements; 

 Analyse the need profile versus stock with a view to identifying any shortfalls and subsequent options 

to resolve the issues (e.g. development recommendations);  

 Viability assessment; 

 Options appraisal; 

 Formulation, evaluation of, and agreement to, proposed re-investment programmes; 

 Project appraisal and evaluation; 

 Production of implementation plans; and 

 Exploration of ‘wider action initiatives’, regeneration, environmental improvements. 

 

The Group has a mandate to agree standards and establish logical programmes of work designed to meet the 

requirement of the stock, based on the recommendations of the Investment Planning Manager.  Requirements 

should go beyond those that are purely technical and thus should take into account other factors that 

contribute to effective asset management.  The Group are kept informed through accurate data sources, 

including the Asset Management Database, and through these make informed business planning decisions, 

subject to budgetary availability, including: 

 

 What (which components) 

 When (the programme sequence) 

 Where (which dwellings or related assets) 

 Why (does/should the money be spent at all? – viability analysis) 

 How (procurement strategy) 
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The involvement of housing management is important, in particular from a lettings perspective.  Care needs to 

be taken not to re-invest in poor performing areas at the expense of all others, nor should high-risk re-

investment occur without due consideration, option appraisal and piloting.  Condition related needs may not 

always be the root cause of the poor performance. 

 

The Group formally analyse the performance of the stock, compare this with the re-investment requirements 

and to target re-investment at the stock that is a peripheral performer, with a view to making it perform well.  

This process is informed through the Stock Viability Model (red/amber/green) analysis process. 

 

The aspirations of stakeholders including residents are a key consideration, questionnaires and consultation 

groups are used as a useful method of identifying their priorities.  THH believes that paying attention to the 

views of residents assists with improving satisfaction with the service as a whole. 

 

The terms of reference for the Asset Management Working Group may be found at Appendix 7. 

 

Resident Engagement  
 

THH will continue to promote resident involvement.  THH works hard to ensure that all residents can actively 

contribute and ‘have their say’ in how their homes are managed and to the standard to which they are 

maintained, this includes choice in colours and type of kitchen units for example.   

 

THH is committed to resident engagement from day to day operations through to various groups including the 

Service Development Groups.  To strengthen the existing bond, THH will continue to look for new and 

innovative opportunities to increase participation at all levels. 

 

THH recognises that residents and prospective residents play a central role in future policy setting and the 

performance management framework.  Customer profiling data is collected and used to inform service 

delivery improvements on a regular basis. 

 

THH consults with residents on a wide variety of issues, providing: 

 

 Relevant information on service standards; 

 Information on current performance standards published in Resident Panel Performance Reports; 

 Policies and procedures; 

 Regular, informative newsletters; 

 Relevant information on the activities of the Asset Management Working Group ; and 

 Details of repair and improvement projects in the Business Plan. 

 

THH aims to increase informal methods of resident participation to give more people the opportunity to take 

part in the decision making process.  Resident contributions are sought at both a strategic level, including at 

the Asset Management Working Group and at an operational level, including tenant inspectors, contractor 

selection panels and residents’ choice. 

 

Stock Survey and Data Management 
 

THH has gathered stock condition data on a proportion of the stock, although the original 2000 and 2009 data 

is now old.  Nonetheless records have been enhanced through the addition of works completed records and 
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with some feedback arising through the major works programme pre-inspection process.    THH plans to 

commission new stock condition surveys on a rolling programme commencing in 2015/16 (with a target of 

20% per annum).   

 

The Asset Management Database (Keystone Asset Management [KAM]) is regularly validated and updated 

with historic works records and attribute records.  This provides a comprehensive single data source for 

condition information, works programmes, renewals and cyclical maintenance history. 

 

The format for gathering and maintaining survey data will be regularly reviewed along with data held in the 

housing management system; so that the functionality of the Asset Management Database will enable THH to 

have the best access to modern and well maintained data, upon which re-investment decisions are made. 

 

THH recognises the importance of effective record keeping and works planning and the Investment Planning 

Manager is responsible for gathering, maintaining and improving the database, free from the requirement to 

deliver the works as well.  This places the emphasis on effective client control and supervision and ensures re-

investment decisions are based on data not just ‘local knowledge’. 

 

The Investment Planning Manager has a key role on the Asset Management Working Group, providing 

information and proposing programmes based on need and logical groupings.  The Investment Planning 

Manager also undertakes an ‘overseeing’ role of the delivery teams to make sure that programmes and 

budgets are being adhered to and that all work undertaken is recorded, including any essential elemental 

renewal undertaken by the responsive and void team.  The role also includes management of the THH 

Standard, the asbestos register and an awareness of new initiatives. 

 

Stock condition survey data will be maintained and improved via an ongoing programme of survey 

inspections, on a rolling basis, by trained staff supported by external resources and feedback from contract 

works (such as the external cyclical overview contract and void inspections).  Data is also obtained from 

cyclical boiler servicing and electrical testing contracts.  External validation of the stock condition data will also 

be undertaken as required. 

 

The Asset Management Database is used to provide high level information, such as 30 year business plan 

forecasts, as well as detailed work programmes and proposed contract works.  No planned programmes are 

committed until the requirement for works has been validated on site, the property attaining ‘green’ re-

investment status and the approval of the Asset Management Working Group obtained.  In some 

circumstances the on-site validation checking process results in work being deferred to follow the ‘just in time’ 

ethos, or to respond to the defined priorities in the absence of sufficient resources. 

 

The Asset Management Database is used to carry out regular assessments of dwellings against the Decent 

Homes Standard.  This data will be utilised by the Asset Management Working Group as it monitors and 

reviews the portfolio of projects and progress towards THH’s objectives. 

 

The process adopted in enhancing the Asset Management Database is illustrated on the following diagram: 
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Asset Management Database 
 

THH is currently using the Keystone Asset Management (KAM) Database.  This system combines all condition 

data within it to provide a modern, comprehensive and easily maintainable system.  All pre-planned works 

records will therefore be maintained in a single system.  Access to the works programmes emerging from this 

data is available to all staff involved in the repairs and maintenance of the housing stock. 

 

Cost information is provided from the Asset Management Database.  This system is maintained with up-to-

date stock condition and attribute data.  Robust stock condition information forms the cornerstone of an 

effective strategy and gives rise to programmes of re-investment designed to maintain the stock appropriately 

and in good condition.  Condition data will be enhanced and validated by an ongoing programme of stock 

surveys and feedback from other repairs and maintenance activities.   

 

By regularly reviewing component costs and updating the Asset Management Database, THH aims to ensure 

that its budgets and Business Plan are aligned with the requirements of the stock. 

 

The Asset Management Database is regularly updated to ensure that the address file is consistent with the 

Housing Management System. 

 

The Investment Planning Manager is responsible for ensuring that the Database is maintained up to date, 

including: 

 

 The management and improvement of survey records; 

 The replacement of ‘cloned’ (extrapolated) records with ‘actual’ surveys; and 

 Updating of ‘works undertaken’ records from all procurement routes. 

 

A description of the Investment Planning Manager’s key duties is given at Appendix 9. 

 

The Asset Management Database forms the cornerstone of the Asset Management Strategy, and provides 

data and information for individual programmes as well as the Business Plan.  

 

Procurement 
 

THH has long understood the importance of effective procurement and the requirement for good working 

relationships with partner providers, whilst delivering high standards and good value for money.    The 

Investment Planning Manager is tasked with developing, reviewing and challenging comprehensive re-

investment plans to ensure that those properties needing works receive them in a timely fashion.  These plans 

are dynamic and allow for quick reaction to change as and when necessary; they are also constructed in the 

context of the availability of resources and agreed re-investment priorities.  

 

THH has procured new, more long-term, collaborative partnering contracts for works and services designed to 

support the delivery of its Decent Homes and major works programmes, as well as for cyclical maintenance.  

These term contracts have been developed in accordance with the Procurement Strategy. 

 

All contract arrangements will undergo regular external scrutiny to ensure that value for money is being 

achieved, and will be closely monitored at all levels, to ensure that they are delivering to the appropriate 

quality and service standards.  THH will encourage improvement and efficiencies in terms of cash savings and 
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non-cash benefits, striving for continued value for money and by considering collective procurement with 

similar organisations.  THH will aim to undertake a greater proportion of work in a pre-planned way, aiming to 

benefit from the potential for lower costs and improved resident satisfaction, consultation and communication. 

 

THH is obliged (as a consequence of the Public Contracts Regulations) to seek interested partners by 

advertising in the Official Journal of the European Union (OJEU), the procurement publication for major 

services and projects above designated thresholds.  

 

THH will also explore opportunities for consortium procurement to assist in improving value for money 

through economies of scale, through regular review and benchmarking. 

Project Appraisal and Evaluation 
 

THH must ensure that the re-investment in the housing stock provides maximum benefit and value for money 

for residents, within sustainable parameters.  Having identified the priority issues and core objectives, each of 

the intended investment projects must be appraised and ratified against the strategy to ensure adherence 

with THH’s objectives.   

 

An appraisal and evaluation process will be developed, through which each project will be assessed.  Where 

re-investment is determined not to be in alignment with the objectives of the Business Plan or this strategy, 

then alternative solutions such as redevelopment, demolition, disposal or other available route may need to be 

considered. 

 

The process will be implemented by the Asset Management Working Group, and will include consideration of 

issues such as:  

 

Technical Appraisal: 

 

1) Define strategic position; 

2) Data; 

3) Whole life costing; 

4) Standards; 

5) Consultation. 

 

Financial appraisal: 

 

6) Funding source; 

7) Impact of re-investment on finances; 

8) Cash flow requirements. 

 

Risk Appraisal: 

 

9) Identify risks (internal and external); 

10) Quantify risk (scale); 

11) Viability Model status; and 

12) Manage risk. 
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Re-Investment Priorities - Proposed Schemes 
 

THH’s re-investment priorities will be summarised within the THH Standard. 

 

In accordance with its obligations to direct backlog funds that have been provided by Government, THH’s 

focus remains the delivery of Decent Homes related projects at least until the end of 2015/2016.  THH will 

consider the options and priorities for delivery post completion of the backlog financed Decent Homes 

Programme. 

 

Current priorities include: 

 

 Works required to meet the Decent Homes Standard; 

 Improving common parts and estate areas; 

 Reducing instances of dampness and condensation; 

 Reducing fuel poverty, including investing in new fuel efficient communal systems   

 Working to reduce instances of over-crowding; and 

 Enhancing security  

 

Implementation Plans and Methodologies 
 

Information on re-investment requirements arises from the Asset Management Database.  The Investment 

Planning Manager reviews and maintains stock condition data and produces proposed programmes for work 

designed to meet the re-investment requirements of the stock, including delivery of key initiatives such as the 

THH Standard, within logically grouped projects. 

 

Individual requirements and proposed programmes are then reviewed by the Asset Management Working 

Group through project appraisal and evaluation.  Once agreed they form an implementation plan.  

 

Implementation plans will shape the future of the stock and may be seen as an important sub-set of the Asset 

Management Strategy, providing a portfolio of projects designed to meet the requirements of the 

organisation’s strategy and key objectives. 

 

THH will develop a plan for asset management implementation that identifies the required re-investment to 

bridge the gap between the current and intended future condition of the stock.  Part of the implementation 

plans will require a ‘gap analysis’ to determine the approach needed and the work required.  This will be 

informed by data contained within the Asset Management Database and will be aligned to the overall Asset 

Management Strategy and Business Plan; judged against key performance criteria and the agreement of the 

Asset Management Working Group . 

 

Issues to be considered include: 

 

 Previous investment and other historic information relating to the particular project area; 

 The aims and objectives of projects and alignment to the overall objectives of the Asset Management 

Strategy; 

 Risk analysis in connection with each specific project; 

 Details of the programme for delivery including key milestones and resources required to facilitate 

completion on time; 
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 Budgetary impact and comparison with agreed schedule of rates and the Business Plan; 

 Consultation requirements and intended processes and the agreement of key performance indicators 

(KPIs) at the outset of the programme; 

 Compliance with the THH Standard; 

 On completion of the project a summary project evaluation and lessons learnt for future projects; and 

 The Procurement Strategy. 

 

 

Role of the Board and Service Delivery 
 

THH has adopted a number of policies and protocols to ensure the effective running of the organisation, 

through the Board.  These include: 

 

 Code of Governance; 

 Board Member Code of Conduct; 

 Management Agreement; 

 Memorandum of Association; 

 Articles of Association; 

 Protocols for the election and selection of Board Members; 

 Register of interest; 

 Financial Procedures; 

 Contract Standing Orders; and 

 Scheme of Delegation. 

 

The Board regularly monitors and reviews the performance of THH through regular reports.  Performance is 

regularly reported to residents through the Annual Report and neighbourhood newsletters and scrutinised by 

the Residents Panel. 

 

THH is committed to a process of continuous improvement that includes regularly reviewing governance 

arrangements, training requirements and assessment of performance. 

 

Working in Partnership 
 

THH is committed to working collaboratively with all stakeholders.  THH has applied the principles of 

partnering with a number of works contractors and applies the ethos to all.   

 

THH recognises that the principles of partnering (collaborative working), if correctly implemented and 

nurtured over time, will pay dividends by way of improving service standards, reduced requirement for 

administration and the reduction of direct costs through long-term relationships and economies of scale across 

the supply chain. 

 

THH will therefore apply the ethos and principles of partnering to future procurements, whilst ensuring low 

levels of risk, probity and value for money.   

 

Monitoring and Review Processes 
 



 Housing Asset Management Strategy  

38 
 

131670 www.ridge.co.uk 

THH has identified the need to ensure that, as a portfolio of projects is undertaken, there are suitable 

monitoring and review processes in place so that the outcome of a particular initiative is closely monitored and 

the achievement of business objectives realised.   

 

The process will review the actual deliverables and outcomes of a project and compare these against the 

objectives as set out in the implementation plan.  These processes will be instigated both during and at the 

completion of the project through regular progress reports, meetings, feedback to key stakeholders and the 

Asset Management Working Group, and through the pre-defined project process established by THH. 

 

As part of the monitoring and implementation plans, there will also be risk mitigation and contingency plans in 

place so that when problems occur their impact on the overall delivery of an initiative is minimised.  The 

lessons learnt from such instances will be fed back into the Asset Management Strategy to reduce the 

likelihood of their occurrence in future projects. 

 

It is essential to the long-term success of the Asset Management Strategy that such lessons learnt and other 

information is regularly communicated between all the key stakeholder groups and that feedback from users, 

including residents, is considered and incorporated into future plans. 

 

 

 

Risk Management 
 

The Asset Management Working Group will develop and maintain an appropriate risk register.  This register 

will prioritise each risk according to the probability and impact and include mitigation proposals; the risk 

register will be reviewed not less than quarterly. 

 

The major risks that are included within the overall register include: 

 

 Failure to obtain sufficient financial resources to meet the re-investment requirements of the stock; 

 Failure to procure and administer contracts that deliver good value for money; 

 Inappropriate design and specification of materials; 

 Re-investment in stock that is not viable; 

 Failure to provide sufficient staff resources to manage asset management and the delivery 

programme; 

 Failure to collect, manage and maintain relevant stock condition data (including records of works 

completed);  

 Corruption of the stock condition data held within the asset management database; 

 Re-investment costs in excess of the budgetary allowances (e.g. reactive  and void works budgets); 

 Expenditure upon items that are not included within the Business Plan; 

 Expenditure upon cyclical maintenance just prior to the component being renewed (i.e. within the 5 

year rule period);  

 Expenditure on components (on average) in excess of the schedule of rates (and therefore the 

Business Plan allowances); and 

 Specification of components that do not meet the anticipated lifecycle. 
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Performance Intervention 
 

THH undertakes regular risk reviews.  The Risk Management Strategy has been put together with the 

involvement of the Strategic Management Team and Board, as well as operational managers.  Part of the 

strategy is the Business Continuity Plan which clearly sets out what would be the course of action in the event 

that services are disrupted.  In addition, there are well documented risk implication considerations in 

Organisationalreports 

 

THH has a clear programme of audit reviews, both internal and external.  As well as focussing on financial 

aspects, specialised audits are undertaken in areas that THH identifies as having any potential weaknesses.  

This represents a proactive approach of prevention rather than cure that mitigates the need for intervention 

management. 

 

 

Monitoring 
 

An action plan has been developed to clearly set out how the strategy will be delivered.   

 

This plan is: 

 

Specific 

Measurable 

Agreed 

Realistic 

Time Bound 

 

Whilst the Investment Planning Manager has the key responsibility for the delivery of the Asset Management 

Strategy, the action plan also identifies the individual responsible for leading on each area of the strategy. 

 

Progress against the targets in this strategy will be added to team plans and monitored, as follows: 

 

1. Through Quarterly Monitoring Reports; 

2. Through team plans; 

3. Through performance and development reviews (‘My Appraisal Plans’) with staff; 

4. Through monthly financial monitoring; and 

5. By the Asset Management Working Group on a 6 monthly cycle, with the first review taking place in 

June 2015. 

 

Future of the Asset Management Strategy  
 

THH recognises that the Asset Management Strategy is a dynamic document that will develop over time and 

not remain static.  Implementation of programmes of work, changing needs, and the realisation of business 

objectives will require the Asset Management Strategy to be ‘live’.  It will therefore continuously evolve over 

time. 

 

The strategy will adapt to a number of influences, including: 
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 Changing need; 

 Changes in legislation and regulation; 

 Changes in aspirations; 

 Changes in corporate objectives; and 

 Changes in funding regimes. 

 

Whilst all staff must adhere to this strategy, the Investment Planning Manager will oversee its implementation, 

in conjunction with the Asset Management Working Group.  The Asset Management Strategy will be formally 

updated annually. 

 

There are a number of future improvements to the Asset Management Strategy that THH will seek to 

implement, these are summarised in the Action Plan. 

 
 
APPENDICES IN DEVELOPMENT 
 


