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This asset management strategy along with our business 
plan and other key strategies underpins our current 5-year 
Corporate Plan (2020-25) by supporting the delivery of our 
mission – Enabling people to live in quality homes and thriving 
communities and our vision – Helping create sustainable 
futures. 

The effective management of our customers’ homes and the 
wider neighbourhoods are fundamental to fulfilling our core 
purpose. Quality affordable housing is much more than simply 
‘bricks and mortar’. It underpins so many other things that we 
depend upon – security, health, education, employment and 
the economic wellbeing of local communities. Effective asset 
management will ensure our homes continue to provide a high 
quality, suitable and sustainable contribution to the local area.

Corporate Plan

This strategy, in a nutshell….
Our ultimate aim is for all our homes and neighbourhoods to be high-quality 
places where our customers are proud to live and can thrive. We want all our 
homes to be safe, efficient, well-designed and in thriving communities. This 
strategy along with our sustainability and development strategies set out how 
we plan to move forward on this over the next three years.

Our customers’ homes are our highest 
value assets, both as capital and revenue 
generating assets, and the repair and 
maintenance of these homes, along with 
developing new homes, is our largest 
financial liability. Investing in the long-
term future of these assets and maximizing 
financial and social return is vital. This 
significant financial investment will increase 
with the ongoing focus on customer safety 
and ensuring our customers’ have low 
carbon efficient homes to live in. 

The key drivers to this strategy are carbon 
reduction targets, the new building safety 
legislation and the  Social Housing White 
Paper – The Charter for Social Housing 
Residents. Efficient low carbon homes for 
our customers is a common theme that 
links this strategy with our sustainability and 
development strategies.

Introduction
This 3-year strategy reflects the fast pace at 
which we expect new sustainable technologies to 
emerge and ongoing Government policy changes 
in respect of building safety and other regulatory 
requirements. During this period, we will improve 
our data and learn from ‘stepping stone’ low 
carbon retrofit projects to enable better planning 
of our future carbon reduction programmes. It 
will be formally reviewed every year to ensure 
it remains flexible to changing business needs 
and external factors, so it is likely to be subject to 
minor updates at each review. 

This strategy comprises five key areas which will 
be underpinned by delivery plans:

• Really knowing our customers’ homes

• Low carbon retrofits

• Safe homes

• Better homes and neighbourhoods

• Modern technology



Accurate recording of key information of our customers’ homes via our stock condition database is 
critical to the successful delivery of this strategy. It underpins many areas whether that be resident 
safety, shaping our decarbonisation retrofit programme, investment in the right homes at the right time, 
identifying poorly performing assets and feeding into our long-term business planning. 

Really knowing our customers’ homes

We will: 

• Continue to progress our programme of catch-up stock surveys as a result of the change 
from a 10-year frequency to a 5-year frequency in the previous strategy (first survey of new 
builds to remain at 10 years and 5 years thereafter) and the pause in surveys during the COVID 
pandemic. We will aim to complete the catch-up programme by September 2022.    

Ahead of the pending new building safety legislation, we will further expand the data held for our 
taller buildings after which we will apply similar principles to our other higher risk buildings (sheltered 
schemes and 4 – 6 storey blocks).

• Undertake energy assessments to 41% of our stock that currently do not have an EPC (energy 
performance certificate) which will be combined with a stock condition survey where necessary

• Review digital systems including BIM (Building Information Modelling) to expand the data we 
hold against our taller buildings 

Using various data streams, we understand the return on our assets through our in-house asset appraisal 
model and seek to optimise the future returns.

We use the model to drive future investment decisions with poor performing assets subject to option 
appraisals to ensure informed decisions are made on the future of these homes whether that be  
disposal, refurbishment, conversion or re-development. 



Our existing homes account for 93% of our total carbon footprint so it is clearly apparent where we 
need to focus our de-carbonisation efforts.

75% of our homes have an EPC banding of C or higher and our current roadmap to achieve carbon 
neutral includes an alignment of steps to ensure all homes achieve a minimum EPC C rating by 
2030 and net zero carbon by 2050. Whilst our sustainability consultant’s report estimates that an 
additional capital investment of £71.5 million (based on 2021 costs) is required to upgrade our current 
level of housing stock to achieve net zero carbon by 2050, our business plan assumes an additional 
investment of £50 million on the basis that we will maximise the use of available grant funding, 
some works may attract lower VAT and we expect some price reductions as low carbon technology 
becomes more mainstream. This long-term investment estimate will be reviewed and adjusted 
regularly as we progress our low carbon retrofit programme as we learn and expand our knowledge 
on the scope of works and associated costs. 

The additional investment required in some homes to achieve net zero carbon maybe be at such a 
level that an appraisal of the long-term viability and future options of these assets is appropriate. We 
will build up cost estimates for each property archetype and captured in Keystone to allow NPV (net 
present value) modelling to be fed into our asset grading model to highlight any assets resulting in a 
negative or very low NPV.   

Our low carbon retrofit programme will be phased:

Low carbon retrofits

• Fabric first to ensure enhanced thermal 
performance of the external envelope 
of our customers’ homes to reduce their 
heating costs.

• Introduction of electricity generation via 
solar PV panels and battery storage to 
reduce our customers electricity costs.

• Low carbon heat technologies 
transitioning away from natural gas 
boilers.

• We will start with the least energy 
efficient homes to meet both our 
legal obligations and help customers 
with the highest fuel bills. Whilst a 
significant proportion of our stock has 
been identified as suitable for whole 

house retrofit; we are mindful of the 
impact and disruption on customers 
living in their homes and the associated 
extended times and costs involved so we 
will adopt this blended approach:

• Deliver whole house carbon retrofit to 
empty homes that require major works

• Whole house PAS2035 phased 
approach through current planned 
works where customers remain in their 
homes

• Graduated approach to the retrofit 
programme and then increase the 
delivery to facilitate learning and 
improved supply chain.

We will:
• Carry out several ‘stepping stone’ low carbon retrofits projects in 2021/22 to both occupied and 

empty homes.

• Develop archetype costings and capture in Keystone to aid more accurate investment forecasts 
and NPV modelling.

• Develop a specification of ‘add-on’ carbon reductions works as part of our usual planned 
investment programmes.

• Consider and procure a delivery model for whole house retrofits.  

Safety of our customers in their homes remains 
a high priority and we continue to invest in this 
crucial  area. Through our ‘Bee Safe & Sound’ 
initiative, we will continue to deliver a robust 
health and safety compliance regime to ensure 
our customers’ feel safe in their homes. We 
will ensure our homes meet or exceed relevant 
statutory and good practice property  
compliance standards. 

‘Bee Safe & Sound’ will be expanded to cover the 
new requirements of the forthcoming building 
safety legislation.

As part of our digital transformation project in 
2021/22, we will implement a new digital platform 
to streamline data capture and reporting by the 
use of technology that allows real time data 
reporting for both the regular inspections and 
resulting remedial actions.   

We will:

• Progress our Building Safety action plan which 
includes the recruitment of a Building Safety 
Manager,  regular programme of fire door 
inspections and further intrusive inspections of 
our sheltered schemes and 4-5 storey blocks.

• In conjunction with our Community 
Development team, we will develop and 
implement resident engagement strategies 
that are specific to our taller buildings. 

• Change the frequency of our electrical testing 
programme to 5 years across the board in line 
with proposed legislation (currently, 10 years 
for new builds or rewired properties and 5 
years thereafter).

• Procure some of our cyclical maintenance 
contracts (gas servicing and fire safety 
equipment maintenance). 

Safe homes



Better homes and neighbourhoods
In addition to the £50 million to deliver our low carbon retrofit programme, we are committed 
to investing a further £120 million in the improvement and ongoing planned maintenance of our 
customers’ homes over the next 30 years. This £170 million is in addition to ongoing budgets for day-
to-day repairs and cyclical maintenance including safety inspections.

To provide increased efficiencies, we are expanding our in-house Property Services trades team 
to deliver more our kitchen and bathroom (K & B) modernisation programme and setting up a new 
electrical team.   During 2021/22, we will assess the viability of another in-house trades team to 
support external contractors with getting empty homes ready for re-letting.  

We have invested heavily in our customers’ own homes which will continue but there will be more of 
a focus on improving the wider neighbourhoods through communal area upgrades and enhanced 
landscaping to our green spaces.   During 2021/22, we will review our current lettable standard with 
a view to improving the standard along with creating a further suite of home standards for the various 
tenure types. These standards will be further reviewed once the government releases the revamped 
Decent Homes Standard.  

Day-to-day repairs is a key service to our customers and whilst our current repairs service is relatively 
cost-effective and has good customer satisfaction, it needs refining and modernising to offer our 
customers’ more choice, particularly, around appointment slots. 

We will:

• Deliver a communal area improvements programme including
enhanced landscaping.

• Design and procure a new responsive maintenance service to make
better use of modern technology.

• Develop our own home standards.



We are committed to the expanded use of modern technology. We will explore these current areas 
of innovation and where they offer added value, consider rolling out across our housing stock.

Modern technology

Self-monitoring systems: systems like 
emergency lighting and fire alarms that 
offer the functionality to self-test themselves 
and report faults via a cloud-based portal / 
dashboard. This technology provides real-
time data and avoids the need for traditional 
testing carried out by a technician a visiting 
the property.

Component tagging: the capability to 
electronically tag components to record 
key data (like age, predicted renewal date, 
last and next service/inspection date, type/
colour, etc) which can be accessible via a 
mobile device. This will enable customers, 
surveyors, operatives and contractors with 
instant information in our   homes. We 
believe that component tagging has the 
potential to improve investment decisions 
and provide real-time data to ensure homes 
are safe.  

Predictive maintenance sensors: 
the use of the IoT (internet of things) 
and associated sensor technology to 
improve our repairs service. Examples are 
prediction of breakdowns (ie, on a boiler 
- identifying which parts have or are likely 
to fail, scheduling in a fix with the correct 
replacement parts before a customer has to 
report it) and early identification of damp / 
mould problems in our customers’ homes. 

Building Information Modelling (BIM): a 
tool used to generate a dynamic digital twin 
of a new or existing building that has the 
ability to hold key component data. We will 
explore the benefits that BIM may offer in 
assisting us comply with the new building 
safety legislation.

This strategy sets out our 3-year commitment to our customers’ homes with a primary focus on 
ensuring our customers continue to feel safe and their homes are low carbon/efficient.  

The delivery of this strategy will ensure that we provide safe, modern and efficient homes for our 
customers to enjoy. It will do this whilst ensuring customers remain at the heart if everything we do, as 
well as, actively monitoring and maximising the performance of our assets. It will directly contribute 
to our mission of ‘Enabling people to live in quality homes and thriving communities’ and our vision of 
‘Helping create sustainable futures’. 

Conclusion / summary



Davison House, North Street, Worthing, West Sussex BN11 1ER 
T: 01903 703 100     E: info@worthing-homes.org.uk     www.worthing-homes.org.uk

Please contact customer services if you would like this report in braille, large print, audio version 
or in another language. Calls may be recorded for training and monitoring purposes and to improve 

our services. This document is also available to download from our website.


