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Delivering our strategy

Regenerating, developing and evolving our portfolio of homes.

Foreward

| am pleased to be able
to present to you a
concise version of the
Council's Housing Asset
Management Strategy
for the next six years.
Our Asset Management
Strategy sets out how we
will invest in your home.

This version focuses on the visions and
our commitments associated with the
ten priorities we need to focus on over
the life of this strategy.

Ipswich Borough Council has over
8,000 homes and is responsible for
making sure they are all decent,
energy efficient and safe.

In light of some new legislation, which
responds to significant events in the
national news over recent years, such
as the Grenfell tragedy, this strategy
sets out how the Council will approach
building safety and regulation of social
housing, to make sure we provide you
with a safe home and good quality
services.

The new laws and regulations

that have been put in place by the
Government will help the Council to
build on all the good work we have
done so far and provide even better
services and homes for you.

We are not only looking at improving
our existing homes, but we are also
working to make sure all of our new
homes are “future-proof” with high
levels of insulation and efficient
heating so they don't rely on fossil
fuels.

Councillor Alasdair Ross
Housing Portfolio Holder




Key Facts

about Housing

fon)
7,875

total number of homes
we own and manage

@
566

The number of
homes designated
for older people

=

>

The total number
of leaseholders

X

£290.9m

total annual investment
in repairs, maintenance,
and improvements

£0.54b

total value of the l'l

housing assetss
8,877

tenants

BAND C

The average energy
performance certificate
banding for our homes 63

D} The average age
> of our properties

houses

flats & maisonettes H

bungalows

bedsits

£35.2m

shops

The total annual

homeless family's rent received

accomodation units

s R
The annual (average)

amount allocated to o
new build housing 100 /°
7 The percentage of homes

meeting the national
Decent Homes Standard

Achievements

Key achievements during the life of our last Asset Management Strategy
2018 - 2023 (as the Council maintains its data in financial years, this is the
period 2018/19 to 2022/23, a 5-year period) is included below:

103,659

The total number
repairs completed

X

2,065
The total number of

disabled adaptations
to our homes

&

The total number
of homes that we
re-roofed

N

The total number of
annual gas safety
inspections carried
out in five years

39,698

The total amount of 1!914

money spent repairing, The total number of
maintaining, improving, homes we refurbished
and increasing our and relet (at the end of

housing stock a tenancy)
O

N\

£128.5m

117

The total number of new The number of homes
council homes built. installed with Solar PV

1,953

The total number of
The total number of homes installed with
whole house electrical ~ New central heating and
wiring installations A'rated boilers

1,304 )

9,665 The total number of

The total number Community Caretaking

of electrical safety pledge visits to general
inspections carried out needs flats (communal areas)

. and Sheltered Housing
in five years

= 19,758




" Our asset management
strategy priorities

Our Asset Management Strategy focuses on the 10
key priorities Together, they explain how we will go

about Investing in your home.

our 10 asset management priorities

01 Ensuring your home is safe and secure.

02 Delivering effective and efficient repairs and maintenance.

03 Improving the quality and decency of your home and neighbourhoods.

04 Making informed decisions using data and intelligence.

05 Decarbonising your home.

06 Modernising sheltered housing accommodation.

07 Regenerating, developing, and evolving our portfolio of homes.
08 Embracing technology and digital approaches.

09 Delivering an excellent customer experience.

10 Having the right resources in place to deliver our work.

Priority:
Ensuring your home is safe and secure

Our Vision

We will take a thorough approach to meeting all building safety, legal and
regulatory requirements so the homes we provide are safe, secure, and free from
any hazards or poor condition. It is crucial we have effective systems in place for
continuously monitoring and providing you with assurance on these activities.
We will maintain all required safety checks, testing and servicing as required.

To ensure our homes are safe and secure, we will:

Have clear policies and procedures in place to manage any Housing
associated risks including disrepair, damp, mould, and condensation effectively
This will include regularly surveying and checking homes and seeking out
problems using data we hold.

Have robust, reliable, and accountable processes and systems in place to
ensure we meet all our statutory responsibilities such as inspecting fire doors
regularly or carrying out annual gas servicing.

Meet all our requirements according to the law, including Building Safety and
Fire Safety Act.




8 Priority:
Delivering effective and efficient repairs and
planned maintenance

Our Vision

We will continue to provide a good quality, reliable repairs and maintenance
service, monitor our performance and make improvements when these are
required. We will review and improve how we go about carrying out works to
empty homes so we can relet them as quickly as possible. We will ensure we
have good plans in place for all our maintenance improvements and use our
limited resources wisely.

To improve our repairs and planned maintenance
we will:

Work towards our responsive repairs service providing you with the best levels
of performance.

Aim to relet our homes as quickly as possible when a tenancy ends.

Regularly survey homes and capture up to date information in our asset
management database and use it to inform our planned maintenance
programmes.

Provide disabled adaptations where those with the greatest needs are prioritised.
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Priority:
Improving the quality and decency of your home
and neighbourhoods

Our Vision

To improve the quality and decency of your home and external spaces we
manage to ensure homes and neighbourhoods continue to meet your needs
and expectations, and ensure they are ‘fit for the future’.

To improve the quality of your home and
neighbourhoods we will:

Inspect your home every five years

Be thorough when carrying out property surveys, acting on what we find so we
can fully meet the Decent Homes Standard.

Review our own Ipswich Standard to make sure we provide ‘modern’ homes
that best meet your needs and expectations and those of future residents.

Put in place an Ipswich Neighbourhood Management Plan that will improve
the overall environment including better maintenance of the environment
including better management of grassed areas and open space as part of a
Proud of Ipswich approach.

Explore ways to introduce a chargeable ‘Handy Person'’ service to meet tenants
and resident's needs.

Continue to provide a community caretaking service that includes taking
positive actions to tackle ASB and maintaining safe and clean neighbourhoods
and communal area in flats blocks



10 Priority:
Making informed decisions using data and
intelligence

Our Vision

We will collect, store, and use accurate information and data on the condition
of your home. This is so we have a good understanding of the safety and
condition of your homes and use this information and data to help us make
decisions on our repairs, maintenance, and investment.

To ensure we collect and use data intelligently for
decision making on asset management we will:

Carry out stock condition surveys, so every property is inspected every five
years.

Identify and understand the performance of every home to decide which
homes we wish to retain and which homes we may wish to dispose of when
they become vacant.

Use data from surveys to develop programmes of work that support the
investment where its most needed.

Priority:
Decarbonising your home

Our Vision

One of the biggest challenges we face is to significantly improve the levels

of thermal insulation and ventilation in our homes and installing heating
systems that use renewable energy, to meet the government targets for carbon
emissions and energy use. Considerable programmes of work will be needed to
every home to meet the target of having all homes meet Energy Performance
Band C by 2030 and being ‘net zero’ carbon’ by 2050.

To progress the decarbonisation of our homes
we will:

Survey and collect EPC ratings for all of our homes so that a programme of
retrofit works can be planned, looking at the homes with the lowest ratings first
Carry out a pilot project of 50 homes, using Government funding (if available)
Develop a Carbon Reduction Strategy based on lessons learned through the
pilot programme to set our approach for the rest of the Council's properties

by 2050

To identify Government grants and other funding when and where appropriate
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12 Priority:
Modernising our sheltered housing accommodation

Our Vision

We will invest in our sheltered housing schemes to improve their quality
and attractiveness along with a service that provides good quality, modern
accommodation which supports independent living and offers a lifestyle
choice. With services that are flexible, adaptable, and tailored to meet the
need of older people, wherever they choose to live.

To modernise our sheltered housing schemes,
we will:

We will develop an Older Person Housing Strategy for approval by April
2024 that sets outs in detail our proposed investment in each of our existing
Sheltered Housing Schemes including details on modernisation and
improvements to both homes and communal areas.

Priority: 13

Regenerating, developing, and evolving our
portfolio of homes

Our Vision

We need to make sure we are getting the best use out of our existing housing
assets and finding solutions to homes that are no longer “fit for purpose”. As
part of our overall plans to improve the quality, suitability, use and value of our
housing assets we will carry out a detailed study and assess all options, not
just continuing to invest and upgrade the existing properties. We also need to
have an ongoing development programme for building new homes that meets
the needs of residents, with homes that are fit for the future.

To develop our portfolio of homes we will:

Consider whether we should be improving, upgrading or remodelling
properties as part of planned maintenance programmes to make sure they
better meet modern standards and expectations.

Continue to look for sites and other ways for creating new, additional homes
within our existing schemes or estates, in conjunction with the development
team.

Include redevelopment as part of our detailed studies when making significant
decisions on our housing stock.

Work with the development team on the new homes programme and the
standards we build to, which includes when buying properties.




14 Priority: Priority: 15
Embracing technology and digital approaches Delivering an excellent customer experience
Our Vision Our Vision
We will continuously explore and use the latest products and technologies, To deliver high levels of satisfaction, and constantly seek ways to improve
so our existing housing stock is kept in good repair, up to date and truly fit for the customer experience. We will do this by ensuring a strong customer focus
purpose for modern living, and our new homes are built for the future. This on how we go about repairing and maintaining your home. We will work with
includes looking at how modern materials and new technologies can bring residents by talking with them and involving them in the design and delivery
financial and benefits to our tenants. of our repair services and planned programmes of work. We will be open and

respectful, listening to the ‘voice’ of our customers and acting on what we hear.

To ensure we embrace technology in our work
we will:

Continually search for and be open minded on the use and benefits of

To ensure a resident focus in our work and improve
the experience for our customers we will:

technology that are easy for you to understand, use and be of real benefit to you. Review the Ipswich Standard in partnership with involved tenants to ensure
Build new homes so they meet the Government's new “Future Homes and

Buildings Standard” by 2025

it meets their views on modern standards of quality that are affordable and
sustainable.

Work with involved tenants and leaseholders in a review of the repairs process,
with the aim of co-designing what a good repairs service needs to look like,
and how you want to measure and monitor our performance.

Aim to achieve consistent levels of satisfaction for repairs and maintenance.
Start and maintain a dialogue with residents about the works we plan to carry
out in your home and when we plan to do these, inviting views and feedback.

Example of Solar power distribution

Sun Giving 500
Watts of energy

House consumption
1000 Watts

Only buying 500 Watts
from Energy supplier of

i the 1000 Watts Required




16 Priority: U

Having the right resources and governance in place
to deliver our work and account for our performance

Our Vision Delivering our asset

We will put in place the right resources and arrangements to deliver our

repairs and planned maintenance work and use them to best effect. It is - mp "
crucial we have skilled and knowledgeable staff, external contractors, and I l I a n a g e I I I e n t p r I O r I t I es
suppliers, along with the right amount of money to deliver a range of repair and

investment works. We will also ensure we measure, monitor and report on our

performance, comparing ourselves with others through benchmarking, all with
the aim of ensuring continuous improvement and value for money.

The success of our Asset Management Strategy will rely on how
well we deliver what we have set out to do. Throughout this
strategy, we have developed a number of key aims across each
of our ten asset management priorities.

To ensure we have the right resources and
monitoring we will:

Invest in our workplace and people to ensure the services we provide are ‘fit

el PUEesE. _ : These aims form our Action Plan, which are designed to be a flexible, se we can
NEEELE e gl VRS ey ieriey sl gl werime s T el e etsriel respond to new and changing Government legislation. These will be reviewed
Contrfactors. - _ _ regularly and updated as legislation emerges. This will ensure this Asset

Have in place a range of performance indicators for our repair, maintenance, Management Strategy remains ‘current’ The ten asset management objectives

Jielueling L fee Tenant SELIEIREHEn Measure.s s LEs Unees reﬂ?“larly = require us to develop and implement several initiatives, strategies, and plans.
measure and monitor how well we are performing, address shortcomings or

el el ey el continuous., improvem.enlt. " We cannot deliver everything we want to straightaway, so this means we are
Benchmark our performance against other similar Local Authorities through going to have to prioritise our time and money to make sure we strike the right

SEMENTET I Grelfps: _ _ _ balance in delivering across our ten asset management priorities, to ensure you
Make the best use of the rent you pay for investment in the services we el e R T

provide and the homes you live in and seek as much additional external

funding as possible. Our progress will be constantly reviewed and regularly reported to our elected
members, Corporate Management Team (CMT) and our housing panels.
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