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1.      Introduction 
 
YHN’s Asset Management Strategy has primarily been developed to inform the 
strategic medium and long-term approach to improving and maintaining Newcastle 
City Council’s housing assets. The asset management function was delegated 
under the terms of our management agreement with the Council, established when 
we became an Arms Length Management Organisation (ALMO) in 2004.  
 
YHN's core functions relate to the provision and management of housing. 
However, it is also responsible for a range of non-housing capital assets. These 
other assets are covered by a range of independent policies, protocols and 
management agreements. 
 
To date much of our attention has been focused on managing, maintaining and 
refurbishing existing assets, primarily in the form of housing stock. Whilst this will 
continue to be a priority, and how we will do this is detailed in this strategy, we will 
also be turning our attention to building and managing new assets.  
   
The total stock for which we are responsible has decreased steadily over the 
years, largely as a result of tenants exercising their Right to Buy. This has now 
begun to slow down due to the high value of the stock, reductions in right to buy 
discount thresholds and more recently due to the global recession.  
 
In partnership with Newcastle City Council a number of sites have been identified 
and agreed across the city for us to develop both general needs and supported 
housing schemes. We anticipate making a number of further submissions to the 
Homes and Communities Agency for funding from the 2008-2011 National 
Affordable Housing Programme. YHN’s new build programme started on site 
during 2009.   

   
1.1  What is asset management?  
 

 
The housing stock represents Newcastle City Councils’ highest value assets and 
its repair and maintenance costs their largest liability. The housing stock was 
valued at £1.98 billion in the 2008 Stock Valuation, either as capital assets or as 
revenue generating assets; therefore successful planning for its sustainable future 
is vital.  
 
 
 
 

"Strategic asset management is the activity that seeks to align the asset 
base with the organisation’s corporate goals and objectives. It ensures that 
the land and buildings asset base of an organisation is optimally structured 
in the best corporate interest of the organisation concerned” (as defined in 
RICS’s 2008 Public Sector Asset Management Guidelines). 
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1.2   Purpose of the strategy  
 
The purpose of our strategy document is to set out our approach to asset 
management and detail how this meets our organisational strategic objectives.    
 
This strategy has been drawn up to complement and inform our future business 
strategy. It sets out our priorities for the physical care and improvement of the 
housing stock and surrounding environment. It also explains how through our 
approach to asset management we will meet the needs of the local people.  
 

1.3  Our vision and strategic objectives 
   
We have recognised the need to have a strategy in place that will support our 
mission of being the best housing provider in the North East.   
 
YHN’s strategic objectives are: 
 

• Support and care to communities. 

• Three star excellent service. 

• A quality workforce. 

• Refurbishing and building homes.  
 

Our strategy has been prepared to support these broad strategic objectives within 
the context of the City's housing and regeneration strategies.  
 
Our vision is that through effective asset management we will… 
 

 

 
 
 

 
2.  Context  

 
There are a number of key national and local drivers that have informed the 
development of this strategy, a summary of which is provided in the tables below.    

2.1 The national context  

There are a number of national drivers that have impacted upon our approach to 
asset management. These are summarised as:    
 
 
 
 
 
 

“…provide and manage a stock portfolio that is fit for the 21st century 
which meets the needs of the local population whilst ensuring value for 
money “ 
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National Drivers  

 
The Housing and Regeneration Act 

 
The Housing and Regeneration Act was given royal assent in July 2008. 
The Act established two new agencies, the Homes and Communities 
Agency (HCA) and the Tenant Services Authority (TSA). Part one of the 
Act details the role of the HCA whose main objectives and powers will be 
delivering more new and affordable homes across all tenures, and to drive 
investment in regeneration. It gives councils more freedom and incentives 
to build new homes, and makes rating against the Code for Sustainable 
Homes mandatory for new homes.  
 
Part two of the Act establishes a new social housing regulator, the TSA, 
setting out its goals of giving tenants more choice and protection, and for 
tenants to have more say in how their homes are managed. 
 
Part three of the Act addresses other tenant and landlord provisions 
around tenant empowerment, Right to Buy and sustainability certificates. 
 

 
Homes and Communities Agency  

 
Established within the Housing and Regeneration Act detailed above, the 
HCA manages regeneration and housing at a national level. This will have 
a major impact on the way in which public finance for housing is accessed 
and administered. The HCA will “work closely with local authorities to join 
up delivery of Decent homes with the wider regeneration of communities".   
 
In addition, the exemplar of Lifetime Homes has been introduced. The 
Lifetime Homes Standard is a design benchmark for housing which is 
comfortably accessible for people of all ages and abilities. It is the result of 
careful study and research. The design criteria forming the Standard relate 
to both the interior and exterior features of the home. 
 

 
Review of the Major Repairs Allowance 

 
Communities and Local Government, in conjunction with HM Treasury, is 
conducting a Review of Council Housing Finance to develop a system of 
subsidy which is sustainable in the long term and that is affordable and fair 
to all. The Review is in a period of consultation with potential application in 
2010/11. The aim is to update the major repairs allowance (MRA) to 
ensure sufficient funding to maintain homes to the Decent Homes 
standard beyond 2010.  
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Energy Efficiency Green Paper 

 
The Government states that all new homes should be carbon zero by 
2016. A carbon zero home is one that can be built, heated and powered 
without any net increase in carbon dioxide emissions. Existing housing 
stock should also be retro-fitted to improve energy efficiency. 

 

 
The Nottingham Declaration 

 
The City Council has signed up to the 'Nottingham Declaration' on Climate 
Change. The Declaration 'acknowledges the increasing impact that climate 
change will have on our community during the 21st century and commits 
to tackling the causes and effects of a changing climate on our city'.    
 
YHN's management of the assets takes account of climate change and will 
implement policies to meet its requirements as they change and develop 
over time, by developing the specification of new and refurbished housing 
and taking advantage of national and local initiatives to promote 
sustainable development. Current examples include the adoption of the 
Code for Sustainable Homes for new building, the Newcastle Warm Zone, 
the adoption of the Modern Homes Standard and participation in schemes 
such as the Low Carbon Buildings Programme and Green Houses. 

 

2.2  The regional and local context 

Our strategy is closely linked to our 2009-2014 Business Strategy and our 2009-
2010 Delivery Plan as well as the following wider strategies:  
 
 

Regional and Local drivers 

 
Regional Housing Strategy 

 
Prepared for the North East Assembly, the Regional Housing Strategy is a 
key document that impacts upon this strategy. It provides a framework for 
policy in the North East and manages the Single Housing Investment Pot 
(SHIP). The strategy aims to rejuvenate housing stock and markets, 
provide a better choice of housing, improve existing homes and meet the 
specific housing needs of the communities in the region. 
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The Newcastle Gateshead Housing Market Renewal Pathfinder: 
Bridging Newcastle-Gateshead 

 
Bridging NewcastleGateshead (BNG) is one of nine time limited Housing 
Market Renewal pathfinders set up by the Government to tackle problems 
caused by low demand, abandoned housing and the effect it has on local 
communities.  

The pathfinder aims to create great places to live and is achieving this 
through improving existing homes, building new homes and where 
necessary and after extensive consultation, removing a small amount of 
obsolete properties.  

BNG is a strategic partnership, working with Newcastle and Gateshead 
Councils and a range of partners to bring lasting change to the local 
housing market.  
 

 
Newcastle City Council’s Housing Strategy 

 
This strategy sets out the long term vision for housing within Newcastle up 
to and beyond 2021. Recently refreshed in 2009, the strategy outlines the 
city’s housing priorities and the action that will be taken to address these 
priorities. The refresh document sets out ten key housing priorities set 
under three Strategic Housing Themes. These themes are: 
 

1. The wider role of housing in supporting communities - Working 
with the grain of community life to close the gap between the city’s 
different areas, whilst supporting different ways of living and stages 
of life. 

 
2. Managing housing need and demand by making the best use of 

existing housing - Making the most of existing homes via improved 
access or regeneration to facilitate a better match with housing 
needs and demand. 

 
3. Increasing housing choice - Building high quality, environmentally 

sustainable new housing for growth and choice. 
 
We have a key role to play over the life of this business strategy to enable 
Newcastle City Council meet each of these key priorities.  

YHN’s Business Strategy- (2009-2014) 
 

The purpose of our business strategy is to give a high level overview of 
the direction of our organisation over the next five years. It sets out what 
our organisational mission and strategic objectives are, how we will 
achieve them and what this will mean for our customers over the next five 
years. Our asset management strategy will play a key contribution in 
enabling us to meet the aims of our business strategy.  
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YHN Delivery Plan 2009-2010 
 

Our 2009/10 annual delivery plan explains how we provide our services. It 
is also an opportunity for us to say what we have achieved over the 
previous year and what we intend to achieve during the current year. The 
service plan consists of a set of action plans for each of our services. It 
sets out how all teams contribute to meeting the strategic objectives 
identified in the Delivery Plan. Each action plan provides information about 
what the teams do (including the Assets and Programming section), and 
what targets and actions have been identified for 2009/10. 

 

 
YHN Repairs and Maintenance Strategy 

 
Our repairs and maintenance strategy is designed to achieve the delivery 
of an excellent repairs and maintenance service for tenants and 
leaseholders, that sees performance in the top quartile as a benchmark 
norm, and enables tenants to live in well maintained, warm and safe 
homes that contribute to sustainable communities.   
 

 
YHN Corporate Equality Plan 

 
We see treating everyone equally and diversity as valuing people 
differences. This is the base assertion for our Corporate Single Equality 
Scheme. It is also about ensuring that all people achieve equal outcomes, 
either in the standard of service they receive or as employees.  It is not 
about treating ‘everyone the same’ but recognising that everyone’s needs 
must be met in different ways. It is at the heart of our orgnaisation and is 
built into all our governance, performance and service delivery 
frameworks.  It is an essential part of developing new services around the 
needs of all customers and working in partnership to deliver these services 
to the diverse communities where we work. 
 

 
YHN Procurement Strategy 

 
Procurement is the process by which we obtain goods, services and 
works. Procurement is more than just purchasing. The procurement 
process covers a full lifecycle of activities starting with the identification of 
needs, through to evaluation, purchasing and contract management.  

Our procurement strategy sets the vision and strategic aims which direct 
and govern all of our procurement activities. We developed our 
procurement strategy to ensure that an effective and consistent approach 
to procurement is taken across the organisation whilst ensuring efficiency 
and value for money.    
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YHN Efficiency Strategy 

 
Our efficiency strategy sets out the role efficiency and value for money will 
play in providing excellent services, and how we will deliver value for 
money. Value for money is a requirement for any successful organisation. 
It means better services for customers, more choice and ensures needs 
and priorities are met. Since our establishment in 2004 we have been 
focused on ensuring that we provide value for money services.  
 

 

3. The Housing Stock 
 

3.1  Stock profile  
 
As at 1st April 2009 we manage a total of 29,508 council rented properties and 
1,443 Leaseholders. Two thirds of the total stock is made up of traditionally 
constructed dwellings, with roughly a 50:50 spilt between houses and other types 
of properties.   
 
The tables below provide a detailed breakdown of the types and numbers of 
properties that we manage and presents how this has changed over the years:   
 
Table A- Rented Housing Stock   

Level of stock at:  
Property Type & 

Size 
 

1980 1990   2000 2009 % Reduction 
between 1980 and 

2009 

Houses & 
Bungalows 

     

1 bedroom 
house 

33 32 26 18 45% 

1 bedroom 
bungalows 

1,189 1,188 1,168 1,098 8% 

2 bedroom 
house 

6,604 6,151 5,119 3,943 40% 

2 bedroom 
bungalow 

349 328 299 258 26% 

3 bedrooms 
house 

17,871 16,120 13,338 10,422 42% 

4 bedrooms+ 
house 

1,155 1,051 903 693 40% 

3 bedroom+ 
bungalows 

98 92 81 79 19% 

Flats and 
Maisonettes  

     

Bedsit  804 786 672 429 47% 
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1 bedroom 6,661 6,316 4,967 4,557 32% 

2 bedroom 9,943 9,587 8,060 7,112 28% 

3 bedroom +  1,826 1,645 1,115 899 51% 

Total Stock 46,533 43,296 37,230 29,508 37% 

 
Of the stock detailed above a proportion is designated as sheltered housing 
 
 
Table B- Sheltered Housing Stock (includes Warden Accommodation) 

Level of stock at:  
Property Type & 

Size 1980 1990 2000 2009 % Reduction 
between 1980 and 

2009 

Houses and 
bungalows  

     

1 bedroom 
bungalows 

103 102 102 102 1% 

2 bedroom 
house 

6 4 1 1 83% 

2 bedroom 
bungalow 

14 14 14 14 0% 

3 bedrooms+ 
house 

17 17 10 8 0% 

3 bedroom+ 
bungalows 

0 0 0 0 55% 

Flats and 
Maisonettes  

     

Bedsit  407 399 380 339 17% 

1 bedroom 553 553 534 521 6% 

2 bedroom 173 173 172 172 1% 

3 bedroom +  21 11 11 10 52% 

Total Stock  1,294 1,273 1,224 1,167 10% 

 
We manage 1,443 leasehold properties that have been sold under the Right to Buy 
scheme. We retain responsibility for the exterior of the properties, which includes 
any necessary repairs and maintenance, major works and improvements. A 
proportion of the management and repair cost is recovered from the leaseholder. 
We also retain management responsibility of the lease terms, further detail of 
which will be set out in the forthcoming Leasehold Management Strategy. 
 

3.2  Declining stock levels  
 

As demonstrated in the tables above the level of stock that we manage has 
declined steadily over the years. Though some of this is due to necessary 
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demolition, the largest impact has been as a result of Right to Buy (RTB). The 
biggest decrease has been the number of family sized houses (2 bedroom +). This 
reduction of family sized housing, particularly in more popular areas, means it is 
increasingly difficult to match housing demand with available stock.  
 
Table C- annual right to buy sales 

Annual Right to Buy Sales
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Projections to 2012 remain reliant upon changes in market conditions and 
government incentives.  

 
3.3   Voids strategy 
 

This asset management strategy is complimented by our Voids Strategy sets out 
how we will ensure the void management service provides properties to the 
highest standard, that meet tenant’s needs and which offer excellent value for 
money. 
 
The aim is to provide an excellent voids management service which will deliver 
continuous improvement through efficient management of voids at all levels, 
involve comprehensive training for all staff involved in the void process and 
challenging targets based on turnaround times.  
 
The strategy will ensure that throughout the void process we demonstrate value for 
money and delivery of efficiencies through reduced void numbers and reduced re-
let times.   
 
The strategy supports a year on year reduction in the number of empty council 
homes, but to a level that still allows for movement within the stock, and the ability 
to assist customers to access council housing and provide homes where people 
want to live.  
 
The Strategy will achieve these aims through:  
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 Continuous improvement in performance with the top quartile seen as the 
benchmark norm.  

 Valuable contribution to sustaining the city’s housing stock and to 
achievement of the Decent Homes Standard  

 Productive partnership working with the service provider and service users  
 Showing how we monitor and review our processes for dealing with empty 

properties   
 Conveying a clear and consistent message about our service ethos to all 

stakeholders in the void management process  
 Ensuring that our voids management strategy is aligned with wider strategic 

plans to build sustainable communities  
 

3.4      Demographic profile  
 
The number of households in England is projected to increase by 252,000 
households a year by 2031. In the North East alone there will be an estimated 
increase of approximately 8,300 households per year.    

It is also anticipated there will be a sharp increase in the ageing population. By 
2031 almost a third of all households will be headed by those 65 or over. By the 
same date people over 65 will outnumber those who are aged 19 and under for the 
first time.1 

As identified by the Local Housing Assessment Survey 2008, 33.1% of the 
population in Newcastle is aged over 60. 

Typically, as the local population increases, so does the number of people in 
housing need and on the waiting lists for social housing.   

 
3.5 General Needs: demand 

 
Though the housing stock has decreased over a number of years, demand 
continues to increase at unprecedented levels. As of 31st March 2009 there were 
9,424 customers registered on our housing choice system. This was made up of 
2,874 transfer requests from current tenants and 6,550 new applications. This 
figure increases on an annual basis and is partly attributable to the current global 
recession. 
 

 The highest number of bids received in 2008-09 was for three bedroom 
houses.  The average number of bids for a three bedroom house is 135. 
The average bid for a two bedroom house is 176. Some properties can 
receive as many as 300+ bids.  

 
The recession is having a major impact on people’s ability to buy their own home 
and forcing many previous or potential homeowners into the rented sector. This is 
subsequently being translated into higher than precedent demands for social 
rented stock. Social housing waiting lists have rocketed nationally by 55% over the 
five years since 2004. The recession threatens to make a bad situation worse, as 
the number of households on waiting lists nationally is predicted to jump from 

                                                 
1 Department for Communities and Local Government- ‘Household Projections to 2031, England’ 
Housing Statistical Release 11th March 2009.   
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1.77m in 2008 to a record high of around 2million in 2011.  Newcastle is not alone 
in being a city that currently does not have enough high quality, sustainable 
housing to meet this growing demand.  
 
From the analysis of long term ‘lettable’ voids, Expressions of Interest and housing 
register data, it can be concluded there is a demand for this tenure across the City. 
The real problem however, may be satisfying people’s demands and expectations.  
 
The table below represents the household make up in Newcastle 2008: 
 
Table D: Household composition in Newcastle (2008) 

Household type 
Number of 

households 
% of 

households 

% of 
households in 

Council 
Rented 

Single person over 65 19,978 17.2% 21.9% 
2 or more persons over 65 9,821 8.4% 6.7% 
Single adult 23,628 20.3% 26.8% 
2 or more adults, no children 35,497 30.5% 20.0% 
Lone parent 6,358 5.5% 11.0% 

2+ adults, 1 child 10,046 8.6% 6.3% 
2+ adults, 2+ children 10,912 9.4% 7.4% 
 
TOTAL 

 
116,240 

 
100.0% 

 
100% 

Source: Newcastle Survey of Housing Need and Demand - Fordham Research 2008 

 
The reduction of family housing in popular areas means it is difficult to match 
housing demand with available stock. For example, opportunities to free up under-
occupied family housing are severely restricted by a scarcity of housing for older 
people that suits their needs. An under-occupancy incentive policy has been 
developed to actively encourage households to consider moving into a better sized 
property as families grow and move-on. 
 
Table E:  

Size of accommodation 
Tenure 

1 bed 2 bed 3 bed 4+ bed TOTAL 
Council rented 2,314 3,303 2,707 45 8,368 
Rented from a housing 
association 

1,900 979 277 15 3,172 

Private rented 373 1,672 429 91 2,565 
TOTAL 5,306 11,291 11,405 1,797 29,800 

Source: Newcastle Survey of Housing Need and Demand - Fordham Research 2008 

 
28.6% of households in our stock are over 65. As presented in the above table, 
many are living in under-occupied potential family sized accommodation.  



 15

 

4.  Repairs and Maintenance   

Our Repairs and Maintenance Strategy has clear links with this asset management 
strategy. The efficient repair and maintenance of the property portfolio is an 
essential requirement for any successful housing organisation, and there will 
always be a need for us to carry out maintenance. We currently spend about £28 
million a year on responsive repairs which include voids maintenance, gas 
servicing, planned maintenance and a painting programme. 
 
Feedback from the Audit Commission recommended YHN increase the level of 
planned works from responsive.  A pilot Home Maintenance Scheme has been 
introduced which provides an opportunity to assess whether by undertaking a 
property inspection and carrying out identified minor repairs there would be a 
reduction in responsive repair.  It is also necessary to assess VFM and any other 
potential benefits from adopting this type of service. 
 
Our Repairs and Maintenance Strategy has been designed to deliver an excellent 
repairs and maintenance service for tenants and leaseholders that enables them to 
live in well maintained, warm and safe homes that contribute to sustainable 
communities. The Repairs and Maintenance strategy concentrates on the delivery 
and development of the repairs service and should be read in conjunction with this 
strategy.  
 

4.1  Repairs and maintenance categories 
 
Our repairs and maintenance services are grouped into two main ‘Best Practice’ 
categories. These areas are: 
 

4.1.1  Responsive maintenance 
 
This is the repair of components upon failure. These works, which are revenue 
funded, comprise of day-to-day responsive repairs and repairs prior to re-letting 
void properties. 

 
4.1.2  Cyclical (or planned) maintenance 

 
These are maintenance works that are carried out as routine preventative 
maintenance. The works are undertaken on regular planned cycles for servicing, 
inspection and testing of equipment, often as required by regulations. Items 
covered include, for example, heating systems, water storage tanks, lifts, door 
entry systems and fire fighting equipment. Planned cyclical works also cover 
redecoration of External and Internal Communal parts of the housing stock.   
 
An Asset Register of the specific plant and equipment requiring cyclical inspection 
will be incorporated into the Asset Management Information System. Data 
collected from cyclical service inspections is a predictor of the need to renew or 
upgrade components and as such will be used to inform future investment plans. 
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Replacement of any system is prioritised and coordinated via the 30 year 
programme. 
 
Currently there are area based or Citywide cyclical contracts in place as follows: 
 
Area based contracts 
 

 Gas servicing and maintenance 
 Smoke alarms 
 Electrical safety checks 
 Minor works 

 
City wide contracts 
  

 Door entry and CCTV 
 Fire alarms 
 Lightning conductors 
 Intruder alarms 
 Communal gas boiler servicing   
 

YHN will review and develop the range of cyclical maintenance contracts to ensure 
coverage by service contracts. 
 
A further key strategic concern will be the future of the responsive repairs contract 
which was let on four contracts for a period of five years in June 2006, with an 
option to extend for a further five years. Through the life of this strategy we will 
seek to secure efficiencies through greater involvement with the supply chain. We 
will also scrutinise the risks and benefits arising from having one supplier and take 
strategic decisions regarding the future of these contracts. 
 

5. What our customers want 
 

In July 2001 Newcastle City Council carried out a Tenant Investment Priority 
Survey (TIPS). This was a postal survey of all their 35,000 tenants. Every tenant 
was given the opportunity to comment on the current condition of their home and 
their priorities for future investment in their home and the wider neighbourhood. 
The response to the survey was excellent. Nearly 15,000 tenants responded which 
represented a return rate of 45%  
 
Tenants were asked a number of questions related to two themes: level of 
satisfaction with their current homes and environment, and their top three priorities 
for further investment. 
 
The top three investment priorities, identified by tenants were: 
 

 Windows (35.5 percent) 
 Soundproofing (20.7 percent) 
 Kitchen (18.3 percent) 
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At the same time as the TIP survey, a stock condition survey was commissioned 
from Savills. This survey identified that 79% of the current stock was not of a 
decent standard, with 75% of kitchens, windows and doors requiring replacement 
and 95% of properties requiring re-wiring.   
 
This stock condition information was used in conjunction with the TIPS information 
to formulate the current Modern Homes Programme. The development of the 
programme used the methodologies agreed by the YHN Board on Estate Based 
Planning, prioritisation and programming. These methodologies were subject to a 
Citywide Tenants Consultation event, and the principles agreed at that event were 
applied in establishing the programme. 
 
Following completion of the Modern Homes Programme we will need to identify 
what our tenants and leaseholders priorities are for future investment.  To achieve 
this we are undertaking another Citywide Investment Priority postal survey. The 
results of the information will be used to better inform future investment decisions 
and provide us with an indication of what our tenants and leaseholders priorities 
are. 
 

6.  Our Strategic Priorities 
   
Our strategy has been built around five key priorities which are inter-dependent 
and all equally important, including taking into account our customers needs. 
Accompanying our priorities is an action plan which clearly sets out what we want 
to achieve and by when. We anticipate that some of the actions will be revised 
during the life of this strategy as they are completed and new actions are 
established.  
 
The five priorities identified are:  
 
1. Ensure the homes that we manage meet the decent standard by 2012    
2. Life after 2011-Keeping Homes decent and planning investment 
3. A stock portfolio that meets the needs of the 21st century population 
4. Homes that are environmentally sustainable and energy efficient 
5. A high quality environment.   

   
6.1  Priority 1- Ensure the homes that we manage meet the decent homes 

standard by 2012    
 

We are committed to ensuring that the stock we manage and own meets the 
national Decent Homes Standard (as defined by the government) by 2012. This 
standard is the government led initiative introduced in 2000. The standard sets out 
four elements that a home can either pass or fail. The elements cover minimum 
health and safety standards, reasonably modern amenities like kitchens and 
bathrooms, affordable warmth and being weatherproof. The Government’s initial 
target was for all social housing to achieve a decent standard by 2010. However 
this was subsequently extended where necessary to achieve better value for 
money, or higher standards of housing.   
 
We recognise that Decent Homes is a ‘minimum standard’ and acknowledge the 
House of Commons Select Committee recommendation (2004) that social 
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landlords should aspire and plan for ‘decency plus’. In other words, adopt a better 
standard that also takes into account of the views and aspirations of residents. We 
are committed to this approach.    
 
Our decent homes programme, which we call our Modern Homes programme, 
commenced in 2004 when we became responsible for the management and 
maintenance of Newcastle City Council’s housing stock. The programme was 
established to deliver the significant investment needed in the housing stock up to 
2012 to both improve current standards and to ensure the future sustainability of 
these properties. As detailed in section 5 above, the programme’s development 
has also been informed by what customers have told us.       
 
Since 2004 we have already made excellent progress against our programme.  As 
of 2008/09 decency targets have been surpassed including delivery well within 
budget.  Overall progress to date is outlined below: 
 

 Table F: Current progress against the Modern Homes Programme 

 
The Modern Homes programme is delivered in a two package approach. These 
are: 
 

• Internal; Electrical, Kitchen, Bathroom and Heating works  
• External; Windows, Doors and Roofs 

 
A property will not be considered decent until it has received both packages, or a 
paint package if deemed externally decent. 
 
In year completions are the total number of packages delivered during each year, 
the cumulative completions are the total year on year packages delivered.  In year 
decency is the total number of properties made decent during each year and 
cumulative decency is the total year on year of properties made decent, 
 

 
 
 

 ANNUAL OUTTURN 

 2005/06 2006/07 2007/08 2008/09 
 

2009/10 
Projection 

2010/11 
Projection 

2011/12 
Projection 

In year 
completions 

 
5,678 7,741 7,396 7,624

 
8,351 7,500 3,741

Cumulative 
completions 

 
5,678 13,419 20,815 28,439

 
37,706 45,206 48,947

In year 
decency 

 
1,063 2,074 6,113 5,885

 
7,683 5,113 2,631

Cumulative 
decency 

 
6,733 4,269 9,905 14,807

 
22,490 27,603 30,234*

*This figure is greater than the stock figure at 1st April 2009 as it includes properties made decent 
since the start of the programme that may have subsequently been sold through right to buy. 
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6.1.1  Managing Projects ‘On hold’. 
 
There are numerous areas of the city where wider regeneration reviews are being 
undertaken. Within these wider reviews there are many YHN properties, and as 
such the Modern Homes works cannot be undertaken until the long term 
sustainability of the stock can be ascertained. These properties may not be 
‘decent’ by 2012. The stock in these areas is continually assessed to ensure they 
remain safe and appropriate lettings policies are introduced to ensure a consistent 
approach is applied with NCC.  
 

6.1.2  Managing properties included within ‘Regeneration’ projects 
 
YHN contributes to the city-wide regeneration plans of NCC. There are sectors of 
the City subject to regeneration reviews and master-planning e.g. Byker estate, 
Walker Riverside and Riverside Dene (formerly Cruddas Park). We will continue to 
feed into these reviews and foster good working relationships with key parties such 
as the HCA and English Heritage to ensure the best outcome for the stock and our 
tenants.  
 

6.1.3 Managing properties omitted from the Modern Homes Programme 
 
A tenant may omit from the Modern Homes works if they are in ill health or there 
are extenuating family circumstances. In this instance we insist on an electrical 
safety test and continued annual gas safety testing to ensure the property remains 
safe. Additional omits can occur if the tenant refuses access for works. The omit 
properties are monitored for changes in circumstance or tenancy turnover to 
enable us to undertake the Modern Homes works when void. 
 

6.1.4  Procurement  
 
Since we were established in 2004 considerable progress has been made in 
modernising the manner in which large scale maintenance and improvement works 
are procured. We have moved away from traditional tendering processes to 
partnered longer term agreements.  
 
With the initial Modern Homes framework having options whether to extend or not, 
and our continued drive for value for money, we are now in the process of 
identifying the most appropriate procurement vehicles to take us to the end of the 
Modern Homes Programme and deliver other capital works whilst delivering 
efficiency savings. A key consideration in this will be the role to be played by the 
North East Procurement Consortium. They are establishing frameworks for labour 
and consumable materials with other materials provided directly by the consortium, 
external property repairs and roofing.  By combining spending power we can lever 
in efficiencies through the supply chain for construction materials by purchasing 
directly.     
 
We have also set up a developer framework to deliver new build supported and 
general needs housing. 
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6.2 Priority 2- Life after 2012 - Keeping existing homes decent and 
planning investment.  
 
Whilst our on-going Modern Homes Programme has substantially improved the 
structure and amenities of Newcastle's council housing, we recognise there is a lot 
that remains to be done if our existing stock is to continue to meet current and 
future standards beyond the life of the programme. We will need to programme the 
replacement of elements such as kitchens, boilers and windows in order to keep 
the stock up to the standard we will have reached by December 2012. We intend 
to do this by further developing the 30 year investment programme.  
 
In developing our 30 year investment programme the following main priorities have 
been identified:  
 

 The programme will be based primarily based on elemental lifecycle 
replacements. 

 It will include elements not replaced or considered currently decent under 
the Modern Homes Programme including:  

- Roofs 

- Windows 

- Walls 

- Communal Areas in Blocks  

- Access, landlord lighting, heating, insulation, lifts, door entry, 
 CCTV etc. 

- Sound insulation 

- Environmental works - fencing, walls and gates, footpaths, car 
 parking etc. 

 The programme will incorporate Health and Safety risks/issues (HHSRS) 
such as wall ties, free standing walls, spalling concrete, subsidence, 
dampness and floor heave. 

 New Stock 

 Investment Priorities Survey 2009 (IPS) 

 Other Items of Significance 

- Asset Management Aspirations 

- Non-Housing HRA assets – Footpaths, Lighting, Garages, 
 Community Buildings etc. 

- Population Trends 

- EMAS requirements 
 

- Newcastle City Council Policies e.g. Older Person's Housing 
Strategy, Learning Difficulty Housing Strategy etc. 
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6.3  Priority 3- A stock portfolio that meets the needs of the 21st   
  century population 

 
From analysis of our current stock profile and our understanding of the changing 
demographic profile, we know the existing stock does not fully meet the needs of 
the 21st century population.  We also know that the local picture mirrors that 
nationally with demand for social housing at an all time high.      

In response to this we are committed to contributing to regeneration and meeting 
local need across Newcastle by not only improving existing stock but also 
supplying new stock.   

YHN has successfully pre-qualified as an investment partner for the National 
Affordable Housing Programme (NAHP) 2008-11 and has established a developer 
framework to develop social and supported housing at various sites made 
available by Newcastle City Council with grant support. 

The new stock that will be created will focus on meeting specific identified needs 
as well as being adaptable to meet future needs, maximizing the resources used 
and ensuring that this stock is not lost in the future through RTB or demolition. 

 

6.3.1  Meeting the needs of an ageing population 

As highlighted in section 3.4 the population is ageing. Currently we have just over 
7,000 tenants that are aged 65 or above. This proportion of older tenants is 
increasing on a yearly basis. Sheltered housing will not be the preference for all of 
those people, but we can anticipate continued demand so long as the product on 
offer continues to improve. 

 Adaptations 

One of the ways in which we will meet the changing needs of our current and 
potential customers is through the adaptation of our existing stock. We will carry 
out adaptations to meet the special needs of individuals to enhance their lifestyle 
and, where appropriate, enable them to remain in their current home therefore 
improving the quality of life for our customers. To date we have seen it as a priority 
to deal with each home individually rather than just delivering a standard package 
through the Modern Homes Programme. Working in partnership with the City 
Council we have developed a fast track approach for referrals from the Modern 
Homes Programme so the works can be assessed within the timescales dictated 
by the pace of the programme. This has worked successfully to date so we will 
continue to adopt this approach for the remaining life of the programme.  
   
It is sometimes the case that adaptations are no longer required by the original 
beneficiary, such as walk-in-shower units or specialist bathing equipment. However 
this equipment may be of use to another of our customers. Adaptations are often 
expensive to carry out but maintaining a live register of adaptations and adapted 
properties will enable us to recycle adaptation items accordingly, ensuring value for 
money. Wherever possible this data will be made available from our main property 
database to ensure easy access to the information. In addition, where there is 
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multiple move requests, tenants will be re-charged where re-installations have 
been required. 

  
 Sheltered accommodation  

 
We manage 23 sheltered schemes across the city. Unfortunately, some of this 
stock no longer meets the changing needs and demands of the local population. A 
large proportion of the sheltered stock comprises of small bed-sit units which have 
declined in popularity over the years and as such can be difficult to re-let. The 
long-term target is to ensure that bed-sits do not constitute more that 40% of 
sheltered stock and appropriate conversion, demolitions or disposals will be 
undertaken. We acknowledge that making the current stock of sheltered stock fit 
for purpose and sustainable for the future will require considerable investment.   
 
Newcastle City Council’s housing strategy sets out that all of the sheltered housing 
stock should be modernised and restructured to meet local need by 2021. We will 
ensure that we have a clear implementation plan for how we will achieve this which 
will include identification of the funding which will be required. Through efficient 
asset management we will ensure that we provide attractive housing solutions for 
older people.  
  
We will continue to undertake work to our existing stock to meet the needs of the 
increasing number of older people within the City, and to help support this 
demographic group to remain in their home for longer. However, we must also 
consider how we are going to increase the stock available to older people, and 
also provide more Extra Care facilities with an even spread across the City.  
One of the first actions already well underway is the building of 33 bungalows 
suitable for the elderly or disabled on three sites across the City. 16 were originally 
for sale by the developer with the remainder to become YHN assets that are 
exempt from the Right to Buy. This exemption and higher grant rates mean that it 
is more economically viable for us to build this type of housing, and this would also 
then free up some of the under-occupied family accommodation that we may be 
adapting across the city.  

 
6.3.2 Meeting the increased demand for family homes        

 
As highlighted earlier, demand for social housing has been steadily increasing in 
recent times and this trend shows no sign of reversing. Currently demand far 
outstrips supply. 
It is forecasted that by 2011 the population in Newcastle will have increased by 
6%. Forecasts in the Newcastle Housing strategy also indicate that by 2021 the 
city’s population will increase by a further 6% and the number of households will 
increase by 13%. Newcastle City Council estimate that as many as 15,000 new 
homes are needed to accommodate this growth and replace outdated existing 
homes. 
 
As noted earlier, at March 2009, the waiting list shows a strong demand for Council 
Housing, with a total of 9,424 applicants registered with Your Choice Homes. This 
demand is not consistent across the stock. There is a significant mismatch 
between the type of housing people want and the housing available.  



 23

The future demand for housing identified within the 2008 Local Housing 
Assessment Survey undertaken for the Council is compared to the likely future 
supply of housing to produce a profile of housing required in the City in the future. 
Demand is a realistic assessment of what the household can expect to achieve 
taking into account the amount of income that is spent on housing costs currently 
by other households with similar characteristics.  
 
Tenure House size requirement TOTAL 

 1 bedroom 
2 

bedrooms
3 

bedrooms 
4+ 

bedrooms 
 

Proportion 
of total 
demand  

Market 155 434 634 566 1,789 61.0% 
Intermediate 83 221 155 0 460 15.7% 
Social rented -314 269 619 108 683 23.3% 
TOTAL -75 924 1,408 674 2,931 100.0% 

 
(Based on surveys of approximately 5,200 households and weighted in order to take account of 
any measurable bias- Source: Newcastle Survey of Housing Need and Demand - Fordham 
Research 2008) 

 
The table has identified an unsatisfied demand for 2+bedroom houses and an 
oversupply of 1 bedroom accommodation. Overall there is an apparent shortfall of 
2,931 houses per annum. 
 
One of the ways in which we will manage our stock to better meet the needs of 
local families is by introducing an under-occupation scheme. This will allow us to 
offer practical assistance to residents who are under occupying their homes to 
enable them to move into smaller accommodation. This would then free up a larger 
property to be used to accommodate families who need it.   
 
Demographic changes over a prolonged period and changing expectations of 
YHN's customers mean that some of the housing stock falls short of current and 
anticipated requirements. Such housing, examples are bedsits and some one 
bedroom bungalows, can be converted or adapted to meet contemporary 
requirements. This includes the need for specialist supported housing. Such work 
will be done on a case by case basis to take account of local circumstances. 
 

6.3.3  Meeting the need for supported accommodation  
 
YHN provides supported housing for a number of groups of vulnerable people, 
either directly or through leasing and management arrangements with partner 
organisations. There is a considerable and rising unmet need for supported 
housing over and above that which is already provided in the City. Changes in the 
Supporting People regime are likely to increase the pressure on 'mainstream' 
housing providers to provide and finance support services. 
 
Groups currently provided for are: 
 

 Vulnerable young people 
 Homeless households 
 People with learning difficulties 
 People with physical disabilities  
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YHN's housing assets will be managed to meet the need for supported 
accommodation in three ways: 
 
i) To continue to allocate and, if necessary, convert or adapt existing  
 housing stock to meet specific needs supported by appropriate  
 management structures 
ii) To undertake specific new building projects 
iii) To lease or let property to third party management organisations who will 

provide support services for their clients. 
 
YHN is developing specific strategies to include these groups within our framework 
as they are sometimes excluded and can be discriminated by lettings policies.  
  

6.4  Priority 4: Energy efficient and environmentally sustainable homes.   

Climate change is an international and growing concern, with increasing pressure 
on individual governments to take drastic action now to safeguard the environment 
for future generations. In April 2009 the UK government agreed to a legally binding 
34% reduction in carbon emissions by 2020. They have further committed to an 
80% reduction by the year 2050. Achieving this will require drastic reductions in 
energy consumption by businesses and individuals alike.      
 
In light of this we have a corporate responsibility to ensure that the carbon footprint 
of our business activity is minimised. In recognition of this we will continue to carry 
out substantial energy efficiency improvements to our stock through our modern 
homes programme.  To date these improvements have included the installation of 
double glazed frames, high efficiency condensing boilers, high density insulation to 
storage tanks, pipes and equipment and the installation of modern heating control 
systems, including thermostatic valves on radiators.   
 
We will also continue to work with key organisations who provide free insulation 
and energy assessment advice to homes across the Newcastle area. Between 
2004 and 2009 Newcastle Warmzone have insulated over 10,000 council homes 
with cavity wall insulation, loft insulation top ups or hot water tank jackets. These 
have been achieved after visits to over 22,000 homes where, through doorstep 
assessments, energy efficiency advice has been given, low energy light bulbs 
delivered and benefit take-up for eligible residents has been increased by around 
£2.5 million. The net reduction on tenant’s fuel bills has been calculated at almost 
£1 million at 2009 prices.  
 
Other solutions are being sought for improving the energy efficiency of our non-
traditional house types, applicability of renewable energy sources and low-carbon 
impact such as Bio-mass Boilers and combined-heat-and-power plants. We intend 
to optimise available funding for our customers and provide better efficiencies by 
installing individual user meters for properties on community heating schemes. 
This will enable users to monitor their personal usage and react accordingly. 
 
To date the actions we have undertaken have resulted in an average Energy 
Efficiency rating score of 67.9.  Energy Efficiency ratings are measured on the SAP 
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framework (Until 2009, ratings have been measured using the SAP 2001 
framework which scores properties between 0-120; subsequently the requirement 
is to measure on the SAP 2005 scoring system of 0-100). Our target is to achieve 
an average SAP score of 74 across the council housing stock by 2011/2012. This 
is monitored for changes to all properties where windows, heating or other energy 
efficiency work elements have been completed, together with the results of 
properties surveyed for Energy Performance Certificates (EPCs). 
 
We expect our contractors to demonstrate the same level of commitment to 
environmental sustainability as we do. Contractors are expected to ensure any 
resulting waste from programmes is sorted on site for wood, plastic, metal and 
cardboard for recycling and general waste. Wherever possible waste should be 
recycled.  This not only provides environmental benefits, but also reduces the cost 
of waste disposal.  Environmental impact is one of key performance indicators 
(KPI’s) used to monitor our Modern Homes Programme.  
 
YHN are about to commence a meter installation programme for all properties on 
district and group heating systems. These properties range from small sheltered 
schemes to large blocks of flats of varying construction. Currently residents on 
these schemes pay a set cost for fuel no matter how high they choose to set their 
thermostat. The installation of metering will mean that residents will only be 
invoiced for the fuel they consume within their homes, which should encourage 
residents to be less wasteful with these resources.  
 

6.4.1  Building environmentally sustainable homes  
 
The Code for Sustainable Homes is the tool used to assess the environmental 
performance of new-build homes. It enables housing developers from the public 
and private sectors to measure and improve the design specification and 
construction quality of schemes against a unified nationally recognised rating and 
providing impetus for a step change in sustainable home building practice.  
 
The Code contributes to the achievement of sustainable development, which aims 
to provide a better quality of life, now and for future generations. The Code assists 
this by reducing the environmental impacts of the construction and use of our new 
homes, particularly the reduction of CO2 emissions and climate change.  
 
Over the life of this strategy we hope to build an estimated 300 new properties. All 
of these new properties will achieve code Level 3, the minimum standard required 
by the Homes and Communities Agency. The properties are all built using ‘Lifetime 
Homes’ standard. However where site conditions permit we will be aspiring to 
Level 4 which is set to be adopted as the minimum standard.  As part of this 
strategy we will also be developing an environmental code of practice which our 
contractors will be expected to comply with.        
 

6.4.2 Increasing the stock by other means 
 

There is potential for YHN to procure additional stock in the form of ‘buy-backs’ of 
previous properties sold under the Right to Buy scheme. This has been applied in 
specific cases to enable families under the threat of repossession to stay in their 
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home. Also, there is consideration of purchasing properties on the open market 
with either funding via the HCA or prudential borrowing. 
For each of these initiatives reference is made to sustainability in the area and 
demand – current and forecast for that property type. A matrix of consideration has 
been developed e.g. demand in the area, condition of the property, grant 
repayable, market value etc. before any formal offers are made. 

   
 
 6.5  Priority 5- A high quality environment  

 
Asset management is not just about buildings, but also the environment that 
surrounds them. Failure to recognise this could be detrimental to the success and 
sustainability of our estates.  It is important to assess the wider estate and not just 
the residential buildings. This holistic approach will be considered in conjunction 
with the non-housing assets as contained within the action plan. Items to be 
considered include garages, walls, landscaping and community buildings. 
 
As we progress through the programme and increasing numbers of residents 
become satisfied with their homes, priorities are changing to reflect this. 
Consultation with residents through focus groups such as ‘how we spend your rent’ 
reveals that the overwhelming majority of residents now rank estate maintenance 
as their number one priority. Attention is increasingly turning to issues such as dog 
fouling, graffiti, street cleansing, fencing and lack of play areas, all of which have 
an impact upon the quality of the local environment. To respond to this additional 
funding will be made available to enable us to facilitate some of these 
environmental improvement schemes at a local level. One scheme will see the 
replacement of fencing and walls which have been identified by residents as a 
priority.     
 

6.5.1  Community cohesion and social inclusion 
 
In addition to the physical improvements to the environment we also recognise our 
role in promoting social and economic inclusion which contributes to the long-term 
sustainability of communities.  As detailed in supporting strategies, including our 
financial inclusion and employability strategy entitled ‘Skills to Work’, we are 
embarking on a number of new initiatives which aim to improve the social and 
economic well-being of residents.     
 
Social and economic sustainability will also be included as a Key Performance 
Indicator to be measured and monitored throughout future framework agreements. 
Constructor partners will be expected to support employment and training 
opportunities for local labour and make use of local sub-contractors and supply 
chains.   
 
The physical regeneration of an area can be a major factor in improving social 
cohesion. YHN's investment programme helps in this process, both in terms of 
improving the physical fabric and of consulting residents over proposals and 
programmes. 
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7. Equalities and Diversity 
 

We value and respect the rich variety of people from diverse backgrounds, 
cultures, beliefs and lifestyles who are part of the community we serve. 
 
We are currently building up a comprehensive demographic profile of our residents 
to ensure that new and existing services reflect the needs of that diverse 
community. We are determined to make sure our policies and procedures and 
working practises reflect this commitment. 
 
In managing and investing in our assets we take the different and varying needs of 
those who live in them into account. 
 
YHN have developed a set of stringent replacement rules to ensure financial 
certainty whilst delivering the Modern Homes Programme. These set out criteria for 
the replacement of elements with a range of standard items if they are currently 
failing.  We recognise that in certain circumstances the standard package of works 
will not meet the needs of some individuals. In these instances we will consider 
individual requests to be more flexible. Examples of the diverse needs of tenants 
include replacing a bath with a shower where residents are unable to use a bath 
due to disability (this is only with an occupational therapist recommendation), 
installation of flashing smoke detectors for the hearing impaired and vibrating 
pillows for the visually impaired or mixer taps over washbasins to allow washing in 
running water before prayer. 
 
We also consider the needs of individuals in the delivery of the programme, 
examples include offering same sex interviews, translation and interpretation 
services and arranging respite care and temporary re-housing during improvement 
work where necessary. 
 
We work with our key construction partner to ensure we hold shared aspirations of 
an equal and diverse work force offering training and development opportunities to 
the local population.  A partnership wide action plan is monitored to ensure 
compliance. 

 
 8. Impact of the strategy  

 
We anticipate that this asset management strategy will have the following positive 
impact for our customers and our organisation:  
 
For our customers 
 

 Homes which meet the Modern Homes standard as minimum and are well 
managed.   

 Homes which are warmer and energy efficient reducing fuel costs 
 High quality and sustainable environments 
 Homes that meet their individual needs   
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For our organisation  
 

 Supporting and facilitating wider objectives (e.g. regeneration, inclusion, 
sustainability).  

 Improving stakeholder satisfaction with property and with property services. 
 Having a well maintained portfolio which allows us to ensure efficiencies 

(capital and revenue) by managing property running costs effectively and 
efficiently and releasing capital and then recycling it into corporate priorities.  

 Delivering new projects effectively and efficiently. 
 Maximising returns on any “investment” property. 
 Delivering continuous improvement through performance management. 

 

9. Delivering the strategy 
 

9.1  Capital Investment Prioritisation Process 
 
The Capital Investment Prioritisation Process has been developed as a rigorous 
tool to prioritise all capital improvement projects. It reviews all relevant evidence to 
make objective informed decisions and compare projects to out-turn a better return 
on Investment. It will also enable YHN to track all completed and planned 
investment works in a co-ordinated approach, irrespective of funding source or 
scale of works. 
 
This system will ensure that investment is spread across the City on a defensible 
basis rather than subject to pressures from other third parties. 

 
9.2  Information Technology   

 
The Asset Management Strategy is underpinned by appropriate IT systems 
informing all relevant decisions on planned investment and maintenance. A robust 
and integrated system is required that holds stock condition information, surveys, 
completions information, decency scoring and so on. An integrated Asset 
Management IT system is to be procured in 2009 consolidating legacy systems. 
This integrated approach allows the key corporately used contract and housing 
management systems (PS-Team and Northgate Housing) to be linked with asset 
management data to ensure that relevant information on investment and YHN’s 
assets is shared across the organisation.  
 
The operational benefits of a consolidated IT system are: 
 

 Staff across all business areas of YHN will be able to see details of 
investment completed and planned to enable informed housing 
management decisions e.g. on allocations or void repair works. 

 Properties where tenants have ‘omitted’ or refused improvement works will 
be held in the system for reorganising works required at the next change of 
tenancy. 

 Information on warranties, guarantees, asbestos surveys etc. will be 
available to all users for informed management of front line repairs and 
CDM compliance, together with enforcement of warranties. 
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 Servicing programmes will be managed by YHN more proactively, taking 
into account all replacements completed under planned programmes, and 
feeding back recommendations from servicing engineers on condition and 
likely replacement requirements for the future. 

 
 
9.3 Human Resources 
   

Our assets and programming team comprises of multi-skilled specialists including 
programme modelling, property information, leasehold services management and 
technical services. It is the remit of this team to plan and technically deliver capital 
expenditure in a way that underpins the aims of this strategy. An organisational 
chart which illustrates the structure of the team can be found in Appendix B. 

 
9.4  Funding  

 
The strategy will seek to optimise access to statutory funding, both capital and 
revenue, by aligning programmes and priorities to serve the objectives of national, 
regional and local housing and housing related strategies. The underlying asset 
management principle of maintaining existing assets in the best condition will 
underpin and direct the use of resources. This process will direct the application of 
finance from the following sources:  
 

 Decent Homes Standard funding (until April 2012) 
 Homes and Communities Agency  
 Housing private finance initiative  
 Prudential borrowing 
 Capital receipts 
 General fund 
 Corporate resource pool 
 Major repairs allowance 
 Housing market pathfinder (until March 2015) 
 Single housing investment pot (until March 2010) 
 Specific initiative grants (e.g. low carbon buildings)  

 
The strategy will also seek to maximise access to alternative funding sources. This 
will require the development of procedures and if necessary policies which are 
designed to meet funding objectives. It will require project development based on 
funding requirements. The alternative, but unsecured, funding sources include:  
 

 European Funding  
 National lottery funding 
 Revenue streams 
 Charitable funds and grants.  
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10.  Monitoring the strategy 

 
We have established clear governance arrangements to provide leadership and 
clear direction to all of our asset management activities and to monitor the actions 
detailed within this strategy. The key groups and individuals that will be involved 
are outlined below:- 
 
 
Director of Business 
Development 

 
Overall strategic lead for Your Homes 
Newcastle’s Asset Management programme. 
 

 
Customer Service and 
Delivery Committee 

 
Responsible for the approval of the Strategy 
and action plan.  Receive bi-annual updates 
on progress in strategic delivery.  

 
Head of Assets and 
Programming 
 
 
 
 

 
Responsible for delivery of this Asset 
Management Service Strategy  
 
Central point of contact for all Assets and 
programming activity.  
 

 
Your Homes Newcastle’s 
service improvement 
programme.   
 

 
Responsible for the production and delivery 
of the Asset Management action plan.  

 
This is structured and managed using the ‘Prince 2’ project management method. 
‘Prince’ stands for ‘projects in a controlled environment’ and it is this approach that 
has helped us monitor and deliver a wide range of projects. 
 
The Prince approach to project management was introduced in 2003 to address 
the need to provide a structured and robust approach to delivering three key areas 
of activity simultaneously: the creation of the ALMO, service improvements and the 
development of the Decent Homes programme. Since then the programme has 
periodically been reviewed and refined to respond to the changing environment 
that we operate in. Each project has a project board which reports on progress 
monthly to the Programme Board chaired by the Chief Executive. Under each 
Project Board are a number of work streams which are responsible for the delivery 
of a number of ‘products’, all of which contributed to the achievement of our three 
star rating. All work streams regularly report on progress against the work stream 
action plan. 
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The diagram below shows the structure and reporting arrangements of the Asset 
Management Project. 

  

11. Responsibility for the strategy 

Our Head of Assets and Programming has overall responsibility for the ongoing 
development of this strategy and ensuring the successful completion of the action 
plan.  

12. Review of the strategy 

This strategy will need to be formally reviewed on an annual basis though interim 
amendments will be made as becomes necessary.   

13.  Appendices 

Appendix:   

1. Action Plan 

2. Assets and Programming organisational chart 

3. Glossary of Terms 

 

Your Homes Newcastle Service 
Improvement Board 

Refurbishing and Rebuilding 
Homes Project Board 

 
Asset Management workstream 
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Appendix 1 – Asset Management Strategy Action Plan 
 
Priority 1 – Ensure the homes that we manage meet a decent standard by 2012 
 
Ref Action to be Delivered How we will do this: Responsibility 
1.1 Programme 

Information 
Management 

Information management to ensure robust and accurate 
information. Including: 

 Supporting information prior to estate works 
 Stock condition data 
 Construction partner cash flows 
 Omitted properties 
 Stakeholder consultation 
 NCC reviews 
 Statutory reporting 

 
Information to Modern Homes Executive meeting 
 
 
Utilising existing and future IT systems – PS-Team, PIMSS, 
Asset Management IT. 
 
Stock Condition Monitoring – Data capture, monitoring and 
reporting from the Asset Management IT system. 
 
Managing associated programmes including Painting 
Programme and Newcastle Warmzone 
 
 
 

Assets and Information 
Manager 
 
 
 
 
 
 
 
 
Assets and Information 
Manager 
 
Assets and Information 
Manager 
 
Assets and Information 
Manager 
 
Assets and Information 
Manager 
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Ref Action to be Delivered How we will do this: Responsibility 
1.2 Cost Control Reduced cost by quarterly benchmarking of construction 

partners 
 
Increased spending through North East Procurement 
 
 
Conclude internal works pre surveys and reality checks in line 
with replacement rules 
 
Scheme approvals via the Modern Homes Executive meeting 
 
 
Reviewing specifications including multi storey windows 
 
 
Managing the impact of, and negating inflation 
 

Technical Services 
Manager 
 
Technical Services 
Manager 
 
Assets and Information 
Manager 
 
Investment Programme 
Officer 
 
Technical Services 
Manager 
 
Technical Services 
Manager 
 

1.3 Annual and Quarterly – 
Monitoring / 
Forecasting / 
Programming 

Allocation of remaining programme to best performing 
construction partners, including the use of quarterly bench 
marking 
 
Monitoring of construction partner KPI scores and re-
allocation of work and the usage of information gathered 
 
Customer Satisfaction monitoring and re-allocation of work 
and the usage of information gathered 
 

Head of Assets and 
Programming 
 
 
Head of Assets and 
Programming 
 
Head of Assets and 
Programming 
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Ref Action to be Delivered How we will do this: Responsibility 
1.3 
cont. 

Annual and Quarterly – 
Monitoring / 
Forecasting / 
Programming 

Manage resident liaison, City Design and partners 
 
Manage City Design SLA until 2012 
 
 
Quarterly reports to committee 
 
 
Programme updates to committee 
 
 
Implementation of Asset Management System 
 

Head of Investment Delivery
 
Technical Services 
Manager 
 
Assets and Information 
Manager 
 
Head of Assets and 
Programming 
 
Assets and Information 
Manager 

1.4 Identifying Resources Review all available external grants 
 
Continual assessment of resource opportunities: 

 Prudential Borrowing 
 Virements of flexible resource 
 PFI 

 
Prioritisation of resource through Investment Executive 
 

Assets Investment Officer 
 
Head of Assets and 
Programming 
 
 
 
Head of Assets and 
Programming 
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Priority 2 – Life after 2012 – Keeping existing homes decent and planning investment 
 
Ref Action to be Delivered How we will do this: Responsibility 
2.1 Develop a 30yr 

Investment 
Programme 

Ensure stock condition information is up to date after 2012 
utilising T&M Property MOT’s 
 
Analysis of up to date stock condition and lifecycles covering all 
properties including new stock 
 
Identifying environmental works, green agenda and health and 
safety issues 
 
Assessment of future resource levels 
 
 
Report prioritised 30yr investment programme to committee 
with ongoing revisions 
 
Identify and manage non housing HRA assets by developing a 
strategy and programme 
 

Assets and Information 
Manager 
 
Assets and Information 
Manager 
 
Technical Services 
Manager 
 
Investment Programme 
Officer 
 
Head of Assets and 
Programming 
 
Assets Investment Officer 

2.2 Representing tenants 
and leaseholders 
aspirations 

Undertake Investment Priorities Survey 
 
 
Feed aspirations in to 30yr programme 
 
 
Develop leasehold strategy 
 

Assets and Information 
Manager 
 
Assets and Information 
Manager 
 
Leasehold Manager 
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Ref Action to be Delivered How we will do this: Responsibility 
2.2 
cont. 

Representing tenants 
and leaseholders 
aspirations 
 
 

Develop a non-housing stock asset management strategy 
including car parking and community buildings 

Assets and Programming 
Manager 

2.3 Identify resources MRA Assessment against PIC Process 
 
 
Assessment and application to government led initiatives and 
external grants 
 
Ongoing management of established funding streams  
 
 
External Funding assessments – secure 10 funding streams 
totalling £150k 
 

Investment Programme 
Officer 
 
Assets Investment Officer 
 
 
Investment Programme 
Officer 
 
Head of Assets and 
Programming 
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Priority 3 – A stock portfolio that meets the needs of the 21st century population 
 
Ref Action to be Delivered How we will do this: Responsibility 
3.1 Match stock portfolio 

with properties that 
meet changing needs 

Continue with new build projects to contribute to high demand 
low supply accommodation types such as older persons, family, 
and supported housing 
 
Understand population trends and identify ways to maximise 
YHN’s efficiency 
 
Review disabled adaptations policy and procedure 
 
 
Adapt retrofit standards for changing needs and aspirations 
 
 
 
Ensure DDA compliance in common parts 
 
Review lettings policy including adapted and under occupied 
properties 
 

Technical Services 
Manager 
 
 
Assets and Information 
Manager 
 
Head of Investment 
Delivery 
 
Head of Assets and 
Programming / Head of 
Investment Delivery 
 
Assets Investment Officer 
 
John Urwin 

3.2 Sheltered 
Accommodation 

Address investment needs in current stock 
 
 
Undertake wider sheltered housing review including sheltered 
plus, extra care facilities, fitness, location and service provisions
 
 

Head of Assets and 
Programming 
 
Martyn Burn 
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Ref Action to be Delivered How we will do this: Responsibility 
3.2 
cont. 

Sheltered 
Accommodation 

To offer a combined, unified programme of works to the 
sheltered schemes including warden call upgrades, fire safety 
works and DDA work 
 
To collate data on a scheme by scheme basis including average 
repair costs, void levels, turnover, local amenities and transport 
links 

Assets and Information 
Manager 
 
 
Assets and Information 
Manager 
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Priority 4 – Energy efficient and environmentally sustainable homes 
 
Ref Action to be Delivered How we will do this: Responsibility 
4.1 Minimise Carbon 

Footprint of YHN 
housing stock 

Carry out sustainable energy efficiency improvements to our 
housing stock through the modern homes programme 
 
Building environmentally sustainable homes to minimum code 
level 3 of the Code for Sustainable Homes 
 
Ongoing assessment of innovative technologies 
 
 
Engage with external partners to maximise opportunities for 
carbon reduction and heat generation schemes 
 

Head of Assets and 
Programming 
 
Technical Services 
Manager 
 
Head of Assets and 
Programming 
 
Technical Services 
Manager 
 
 

4.2 Increase average SAP 
rating 

Work with NWZ to achieve an average SAP rating of 74% 
across all stock 

Investment Programme 
Officer 

4.3 Minimise the 
environmental impact 
of MHP 

Monitor the environmental impact of our construction partners 
on site through KPI’s 
 

Technical Services 
Manager 
 

4.4 Research funding 
options for energy 
efficiency measures 

Assess government led initiatives and review available external 
grants 
 
Support tenant group applications for external funding 
 
Exploit partnership arrangements with Newcastle Warmzone 
and Scottish Power 

Assets Investment Officer  
 
Assets Investment Officer 
 
 
Investment Programme 
Officer 

 



 40

Priority 5 – A high quality environment and sustainable communities 
 
Ref Action to be Delivered How we will do this: Responsibility 
5.1 Develop an 

Environmental 
Improvement Strategy 

Consultation with tenants through the Tenants Investment 
Priority Survey 
 
Management and maintenance of common parts 
 
Ensure DDA compliance of common parts 
 
Management of grounds maintenance 
 
Management of demolition and clearance 
 

Assets and Information 
Manager 
 
Assets Investment Officer 
 
Assets Investment Officer 
 
Housing Management 
 
Head of Investment 
Delivery 
 

5.2 Management of 
investment programme 

Continuing management of PEMS and HPF programmes 
 
Technical surveys of environmental areas including fencing, 
unbonded walls, and communal garden areas 
 
Access additional funding to undertake investment 
 

Technical Services 
Manager 
Technical Services 
Manager 
 
Assets Investment Officer 
 

5.3 Promote social and 
economic inclusion 

Identify new initiatives (supported by Skills to Work Strategy) NCC Energy Centre 

5.4 Introduction of a new 
KPI for Framework 
agreements 

Measure and monitor social and economical sustainability KPI  
throughout all future framework  
 

Technical Services 
Manager 
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Appendix B - Organisational structure chart for Assets and Programming Team  
 

Head of Assets & Programming
David Langhorne 

Principal 
Investment 

Officer
Ed Derrick

Senior
Technical
Surveyor

Rob Robinson

Investment 
Programme 

Officer
Tracey Peggie

Information
Manager

Andrea Pearce

Leasehold 
Manager 
Jeanette 
Johnson

Business, Assets & Programming

Technical
Surveyor
Andy Carr

Mick Hawkins
Keith Stothard

Senior 
Assets & 

Information 
Officer

Patrick Parker

Senior 
Assets & 

Information 
Officer
Lesley 

Sandland

Assets & 
Information 

Officers
Alan McNulty 

Jacky Johnston

Asset & 
Information 
Assistant

Eddie McStea 

Leasehold 
Service 
Officer

Lindsay Brown
Kath Farrell

Admin 
Assistant
Sonia Tully

Information
Manager

Genny Ryan (PT)

Technical Services 
Manager
Ash Gibson

Assets & 
Information 

Officers
George 

Davidson
Chris Cowan

Construction
Risk & Safety

Manager
Peter McFaul

Senior
Technical
Surveyor
Geoff Boyle

Technical
Surveyor
Den Dixon

Rob Tunmore

Admin 
Assistant

Susan Young 

Asset & 
Information 
Assistant

Rosalind McLean
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Appendix C 
GLOSSARY OF TERMS 

 
 
Adaptation Alterations done to existing properties to 

make them more suitable for use by 
elderly or disabled people.  

 
ALMO Arms Length Management Organisation.  

Organisations set up to provide arms-
length management of Council housing, 
whilst the homes remain the property of 
the Council. Where an ALMO reaches a 
particular service standard, the 
Government allows the Council to borrow 
money to bring homes up to the Decent 
Homes Standard.  

 
Asset An item owned by a business that has a 

value. 
 
Asset Management The task of managing the assets of an 

organization. 
 
Audit commission An independent public body responsible 

for the Housing Inspectorate, which 
scrutinizes local authorities and housing 
associations on behalf of the Government 
to ensure that public money is spent 
economically, efficiently and effectively in 
the areas of local government, housing, 
health, criminal justice and fire and rescue 
services. 

 
Code for Sustainable Homes  
  
Communities and Local Govt.  Government department responsible for 

policy on housing, planning, devolution, 
regional and local government and the fire 
service. Formally the Office of the Deputy 
Prime Minister. 

 
Consultation A landlord produces draft proposals, talks 

and listens to people affected either 
directly or indirectly affected before 
making a decision. 

 
Equal Opportunities A policy to ensure that individuals, 

regardless of their age, disability, gender, 
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religious beliefs or sexuality are treated 
equally and fairly in the provision of any 
service, or in employment. 

 
Decent Homes Standard The standard that all social housing must 

meet by 2010 (extended to 2011 for YHN). 
 
Homes and communities Agency  Government agency responsible for 

housing and regeneration. Formed in 
2008 as a successor to the Housing 
Corporation and English Partnerships, 
alongside the Tenant Services Authority. 

 
Housing Need Involves structured assessment of a 

household's requirement for affordable, 
social housing. The definition has 
broadened in recent years to include key 
workers (public sector workers such as 
teachers, nurses and the police) and 
students. This is partly because of a 
decline in demand for ‘social’ housing, and 
a pre-conception by many people that 
they cannot be re-housed in this sector. 
Some social housing providers are 
therefore re-focussing their services and 
marketing their housing provision to other 
groups. 

 
Housing Revenue Account Record of income from housing and 

expenditure kept by local authority 
housing departments. The system is 
controversial because the Treasury 
gathers money from the account and 
redistributes it according to a set of rules, 
causing some authorities to argue that 
they lose out. 

 
Leasehold This is a type of tenure. This term is used 

to refer to the status of an owner-occupier 
who has bought a property and holds a 
lease for a length of time such as 99 
years. Usually the leaseholder pays a 
capital sum known as a premium when 
they buy their lease and also pay a ground 
rent to the freeholder. They may also pay 
a service charge. 

 
Lifetime home A set of specified design criteria which 

allows the development of housing to 
accessibility standards which met the 
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needs of almost everyone. A lifetime 
home is designed so a family/person can 
live there for life regardless of any 
disabling illness that may affect them. 
Lifetime Homes are designed to be easy 
and economic to convert. 

 
National Affordable Housing Programme 
 Government fund to support the 

development of affordable housing. 
Distributed through the Homes and 
Communities Agency, which runs from 
2008 to 2011. 

 
Planned Maintenance Each year the landlord will survey parts of 

the housing stock and decides that a 
component needs replaced in all or some 
of the houses. This is then included in the 
budget and tenders sought from 
contractors to carry out the work. For 
example, the rewiring of a group of 
houses would be planned maintenance. 

 
Responsive Repairs Repairs carried out in a single house by a 

landlord at the request of an individual 
tenant. This can also be called a reactive 
repair or day-to-day repair. 

 
Right to Buy Govt. initiative to encourage home 

ownership. Secure tenants are offered 
discounts on the price of their home. 

 
Sheltered Housing Housing for elderly people that includes 

some form of support service. 
 
Social Housing Accommodation provided by organisations 

such as local authorities and housing 
associations which have a special duty to 
society. Usually they aim to provide 
accommodation at affordable rents and 
they are publicly accountable.  

 
Supported Housing Term used to describe any housing for 

vulnerable people that includes some form 
of support service. 

 
Supporting People Government programme that gives 

funding to local authorities to provide 
housing-related services to vulnerable 
people. 
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Tenancy A relationship between landlord and 

tenant that confers a proprietary or legal 
interest in land. Tenants enjoy "exclusive 
possession" - the right to exclude others 
from the premises. It is commonly defined 
as the grant of land for a period with 
exclusive possession. 

 
Void An unoccupied property 
 
YHN Your Homes Newcastle, 3rd Round ALMO. 
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