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Foreword

This Asset Management Strategy comes at 
a time of great change; the Social Housing 
Green Paper, the review of building regulations, 
and the consultation on building a safer 
future, are challenging the housing sector to 
change the way it builds and manages people’s 
homes. The Grenfell disaster in June 2017 
has become the catalyst for this change, with 
the political pendulum shifting back in favour 
of social housing and a call for the voice of 
the customers to be listened to. There’s a 
lot to do; the years of under investment in 
new affordable homes has led to the current 
housing crisis, and the situation has been 

“This strategy will ensure that we continue to create safe, modern and 
efficient homes for our customers to enjoy. It will do this whilst improving 
our services to support our Customer Strategy, as well as actively 
monitoring and maximising the performance of our assets to support our 
Portfolio Management Strategy. It will directly contribute to our vision of 
a great home for everyone and our mission to provide more people with a 
roof over their head so that they can make a home.”

Neal Ackcral - Chief Property Officer

exacerbated by the discovery that many 
existing buildings require safety improvements. 

We are playing our part; two years ago, we set 
up a dedicated taskforce to carry out safety 
inspections, resulting in a £50m programme of 
remediation works. Last year our own research 
into social value highlighted the positive impact 
social housing generates for the UK economy. 
At around £17k per home per annum, this 
paper was well received. There is a sense that 
the tide is turning and with the spotlight back 
on housing, we have an opportunity to make 
things better.  
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Introduction

The drivers for change
The previous Asset Management Strategy  
2014-17, was written at a time of great political 
and financial pressure on the sector, culminating 
in the imposition of the Government’s rent 
reduction formula. In recognition of the need 
to drive up efficiency, we introduced the 
concept of Common Sense Investment (CSI) 
which advocates the replacement of key 
components on a condition basis rather than 
purely age-related. We called this Demand Led 
Replacement (DLR). This targeted approach 
worked very well as it meant that we were able 
to maximise the value of our assets and keep 
costs down; allowing us to operate at an annual 
outturn of circa £28m per annum (£860 per 
property, which is comparatively low for the 
sector) whilst keeping our stock compliant to 
the Decent Homes Standard.

Since 2016-17 there has been a significant 
increase in the demand for major works related 
to compliance and mechanical and electrical 
(M&E) improvements. This has put great 
pressure on our stock investment modernisation 
activities (eg kitchen and bathroom 
replacement), as making buildings safe has 
rightly taken precedence (notwithstanding 
having a separate building safety taskforce 

budget). The above graph shows the effect on 
the compliance/investment balance.

It is likely that some of the pressure on the 
budget will be mitigated by the completion of 
actions from Type 4 fire risk assessments that 
have been carried out in the past two years and 
our return to Type 1 fire risk assessments. It 
is estimated that fire action related costs will 

reduce by up to 50% in 2021-22 and by  
possibly another 25% in 2022. This reduction 
in our expenditure will partially offset the 
additional expenditure that we believe will 
be required within our investment and 
modernisation programme. 

Five years on from the last strategy and our 
own analysis of component ageing suggests 

Our compliance and stock investment modernisation split
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that although DLR has been sustainable to 
a point, there is a risk that if we continue to 
increase the utility life of key components 
we will eventually create an unsustainable 
backlog of works that would end up being too 
big to clear. This could result in an increase in 
customer dissatisfaction, dilapidations and 
responsive repair volumes. This situation, 
alongside the many other challenging 
external factors, led us in March 2019 to seek 
an independent review of our investment 
approach from housing consultants Savills.

In June 2019, Savills presented to the 
Asset Management Approval Panel (AMAP) 
and recommended a return to a planned 
programme of major works based on lifecycle 
replacement. They also highlighted M&E and 
other compliance related works that should 
be considered but which do not currently sit 
within the stock condition survey.

The implications of Savills’s call for a traditional 
planned programme approach, is a proposal to 
significantly increase our expenditure on major 
works over the next ten years.

While we accept some of Savills’s findings, 
we believe a more sophisticated approach 
would enable us to maintain some of the 
efficiencies inherent with DLR while allowing 
us to accommodate necessary health and 
safety compliance, energy efficiency and 
planned improvement measures. 

We therefore propose a hybrid approach 
in this strategy which retains the positive 
elements of the agile DLR methodology but 
reintroduces a larger proportion of planned 
programmes. This will prevent excessive 
component ageing and provide improvements 
in operating and geographical efficiencies 
through more predictable workflows. We will 
however, continue to check that the stock 
condition assumptions are correct before 

replacing components adopting a ‘Just on 
Time’ (JOT) approach to maximise efficiency.

We firmly believe that by investing more 
in technology, we will be able to better 
understand the dynamics of our stock and our 
customer needs in more detail, which in turn 
will enable us to improve financial and service 
performance. This will allow us to set more 
ambitious targets in the future.
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Purpose Principle

The purpose of this Asset Management 
Strategy is to set out our approach to the 
management of our physical assets by 
providing the framework for the delivery of a 
detailed asset management plan including:
• A sound financial investment plan
• Adherence to building legislation and 

regulatory standards
• Increased energy efficiency of our stock
• Introduction of digital channels and 

increased customer satisfaction
• Value for money 
• Use of innovative technology
• A focus on the drivers and challenges for 

improvement of our existing stock.

Hyde’s vision, overarching this strategy, is to 
provide a great home for everyone. Our mission 
is to provide more people with a roof over their 
head so that they can make a home. In pursuit 
of this, we are driven to be a proactive housing 
sector leader, with a commitment to do more 
to meet the challenges facing us considering 
the Building a Safer Future report (the Hackitt 
Review). In addition to this, there is an ever 
more demanding environmental imperative and 
modernisation agenda. We value and embrace 
this direction of travel, which is distilled here 
into one guiding principle:

To provide and maintain homes and 
environments which are safe, decent and 
energy-efficient.
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Strategic links

Our vision
A great home for everyone

Our mission
To provide more people with a roof over 
their head so that they can make a home

Our objectives

Our proposed supporting core strategies

Being truly 
customer- 
driven

More of the  
right homes,  
in the right 
places 

Safe, decent, 
energy-efficient 
homes

Efficient,  
high-performing 
culture

Strategic Plan

Customer 
Strategy

Asset 
Management 
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Portfolio 
Management 
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and Culture 
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Energy and  
Sustainability  
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Strategy
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Objectives

The three objectives contained 
in this strategy are:
• Make better decisions
• Improve our customer offer
• Achieve greater assurance.

All actions arising from this strategy are linked 
to at least one of these three objectives. 

This strategy has been reviewed in line with 
our 2050 Strategic Plan.

A subsequent review of these strategies will 
be undertaken every 12 months. 
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Scope
The assets included in the 
strategy cover our entire 
operating area and include 
non-residential assets where 
specified (including garages, 
estate offices, and other 
non-commercial assets).

Overview of stock by type Overview of stock by local authority
Following a period of stock rationalisation 
through our previous strategy, we have actively 
reduced the number of local authorities that 
we work in from 73 to 55. This has allowed us 
to concentrate on delivering a more efficient 
quality service in a more concentrated 
geographical area.

32,201
11,127

3,505

1,571

Affordable housing

Shared ownership or leasehold

Other assets  
(including offices and garages)

Outright leasehold sale

50% of our assets 
are within London 
boroughs.

The remainder 
are spread 
across the south 
east, with a high 
proportion on the 
south coast.

Lewisham 3,712  
Southwark 3,160  

Islington 4,267

Chichester 
7,847

Brighton & 
Hove 1,479

Southampton 
1,941

Lambeth 3,699

We have 48,404 assets
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Background

Outcomes of previous strategy
The Asset Management Strategy 2014-17, 
concentrated on establishing our Asset 
Intelligence Model (AIM) to improve our 
property portfolio. This is now well established 
and forms an integral part of our stock 
rationalisation process which generated £44m 
surplus income between 2014 and 2018 
through disposals of empty homes.

Another objective was to drive stock 
rationalisation by options appraisals. Between 
2014 and 2018 we completed two stock 
swaps, one stock acquisition, and four 
portfolios of stock rationalisation with six 
housing providers. 

Driven by the need to optimise/reduce costs, 
we introduced a new concept to drive our asset 
investment programmes through. Common 
Sense Investment (CSI), predicated on a 
Demand Led Replacement (DLR) approach, 
replacing components based on condition, 
rather than age. 

We have commissioned an annual independent 
stock condition survey, based on a five-year 
cycle, with 21,000 surveys being carried out 
in the last four years representing 65% of the 
regulated stock.

The stock condition survey programme has 
also allowed us to monitor the decency of our 
stock to ensure that the CSI approach is not 
detrimental to the performance of our assets.

We have implemented the Hyde Quality 
Standard (HQS), giving customers unrivalled 
choice (within the social housing sector) and 
the right to upgrade to a higher specification 
for our bathroom, kitchen, windows and doors 
programmes (for an additional cost paid by the 
customer). This initiative has gained national 
recognition as good practice, has been popular 
with customers, and has driven up quality.

We continue to use AIM, rationalise stock, use 
a common-sense approach to investment, 
provide the Hyde Quality Standard and carry 
out independent stock condition surveys as set 
out in the previous strategy.



The external environment
The Social Housing Green Paper published in 
August 2018 has five themes:
• Tackling stigma and celebrating thriving 

communities
• Expanding supply and supporting home 

ownership
• Effective resolution of complaints
• Empowering customers and strengthening 

the regulator
• Ensuring homes are safe and decent.

We are encompassing these themes in Hyde’s 
strategic links with the Green Paper objectives 
as highlighted on the following page, with some 
strands being pertinent to all three.
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Hyde strategic links with the Social Housing Green Paper objectives

• Effective resolution of complaints
• Empowering customers and 

strengthening the regulator
• Ensuring homes are safe, decent and 

energy-efficient.

• Tackling stigma and celebrating thriving 
communities

• Expanding supply and supporting home 
ownership

• Ensuring homes are safe, decent and 
energy-efficient.

• Tackling stigma and celebrating thriving 
communities

• Effective resolution of complaints
• Empowering customers and 

strengthening the regulator
• Ensuring homes are safe, decent and 

energy-efficient.

Customer Strategy Portfolio Management Strategy Asset Management Strategy
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While we are still awaiting the outcome of the 
social housing review, the likelihood of the 
changes has been factored into this strategy, 
specifically:

• The Decent Homes Standard, the measure 
the Regulator of Social Housing asks us to 
meet, has not been revised since 2006 and 
the Green Paper calls for it to be updated to 
reflect the right standards for social housing.

• The Government has made changes that drive 
up safety in the private rented sector and it 
is likely that ‘Decent Homes 2’ could reflect 
some of these changes eg strengthening the 
Housing Health and Safety Rating Standard, 

electrical inspections every five years, and 
the installation of carbon monoxide alarms in 
rooms with solid fuel heating.

• This alongside the requirements of the Hackitt 
report (see page 14), is likely to mean a greater 
emphasis in the standards on safety.

• The Green Paper considers the upgrading of 
the energy performance of our homes and 
this as a possible addition to the new Decent 
Homes Standard, taking targets from the 
Government’s Clean Growth Strategy.

• Tackling stigma in social housing is a 
complex issue and not only the responsibility 

of social landlords to combat. Although 
the Green Paper highlights the requirement 
for good design in the future, there is also 
feedback from customers regarding existing 
homes and environment (such as the ability 
to recognise social housing from the colour/
type of a front door). This is something that 
we can continue to address through our HQS, 
allowing choice across several major works 
work-streams.

In the first year of the strategy, we will review 
the impact of these changes and allocate the 
necessary resources within our financial plans.
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We were swift in our response to address the 
concerns following the Grenfell tragedy by 
quickly creating a dedicated project team, who 
later became the Building Safety Taskforce, 
carrying out an extensive programme of 
inspection and remediation works. 

The taskforce has inspected 86 high rise 
blocks, and carried out intrusive surveys, 
resulting in 10 buildings requiring cladding 
replacement, along with significant 
compartmentation works to all buildings. The 
total cost is likely to reach around £50m by the 
end of 2019-20. For all other buildings, Type 1 
and Type 3 fire risk assessments have been 
completed and a new prioritisation programme 
has been implemented to ensure all resulting 

actions are completed. A new workstream to 
inspect 80 supported and sheltered housing 
schemes has recently started.

The impact is yet to fully form in the way the 
sector runs its operating model and services. 
However; the findings and recommendations 
of the Hackitt Review are likely to be accepted 
in their entirety. The Government rightly 
appears determined to drive through change, 
and last year’s banning of combustible 
material in walls of buildings over 18m high 
show its determination to see things through. 
As previously discussed; the proportion of 
improvement works relating to compliance and 
M&E has being growing in recent years and this 
trend is likely to continue.

The consideration for this strategy is how 
much do we need to increase our overall asset 
investment programme to accommodate the 
new demands expected of us? Strategically, 
the emphasis appears to be shifting from the 
decent homes ‘modernisation’ agenda to the 
post Grenfell ‘providing a safe environment for 
our residents’. Yet the Green Paper talks of a 
new decent homes commitment. We believe 
the Government will incorporate safe homes 
into its revised parameters.

Other proposals by the Hackitt Review 
include higher standards for new builds with 
greater levels of assurance required, and the 
development of safety cases to prove buildings 
comply with all relevant safety legislation 
and are effectively managed. There are also 
proposals for greater accountability for 
landlords and owners, with a new regulator 
(The Building Safety Regulator) and new roles 
with legal responsibilities such as the ‘Duty 
holder’, ‘Accountable person’ and ‘Building 
safety manager’ to consider. 

While it’s difficult to quantify the lasting impact of 
the Hackitt Review, it’s clear that things will not 
remain the same and that asset management 
strategies must take account of the renewed 
emphasis on building safety assurance.

The Hackitt Review - Building a Safer Future
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Our response

Common Sense Investment (CSI)
In 2015, our CSI approach was devised as a 
response to the financial challenges we faced 
specifically related to the 1% rent reduction for 
four years.

This included DLR which allowed us to 
maximise the utility value of components by 
extending their lives, thus reducing the loss 
caused through premature replacement.

DLR was implemented in two phases, with 
phase 1 being for the 2015-16 programme on 
roofs, re-wiring, most of the boiler programme, 
and heating systems. Phase 2 included all 
other work-streams from April 2016-17 apart 
from windows and doors (which remains a 
planned programme). Works are only ‘planned’ 
if we are aware of specific projects in the 
previous year. For example communal boiler 
replacements or major flat roofing identified 
due to repeated responsive repairs to remedy 
leaks. Both heating and wiring are subject 
to regular inspection which may also trigger 
replacements.

This allowed us to keep within the financial 
plan targets for major works, whilst our 
homes remained safe and decent. However; 
our analysis of the data and the information 
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supplied by our independent stock condition 
surveyors show that the average age of 
components has increased (unsurprisingly) 
in recent years, and projections based on our 
current investment trend is unsustainable in 
the long term. It suggests that a prolonged 
period of extending component lifecycles 
would make financial management and 
delivery planning more difficult in the future as 
higher numbers of components reach the end 
of their (extended) lives, and for some models 
(particularly related to M&E) the ability to 
repair, rather than replace, is reduced as parts 
become obsolete through age.

In recognition of this, we believe now is the 
time to temper the DLR approach by increasing 
planned works. In addition, analysis shows 
the proportion of capital works related 
to compliance/M&E activities has grown 
significantly in recent years putting greater 
pressures on the proportion of modernisation 
works possible.

Objective: make better decisions
We will: create a five-year investment plan, 
using the most cost-effective approach 
that will ensure that our homes remain 
decent and safe.

These two factors – ageing components and 
more compliance/M&E works, mean we need to 
increase the overall expenditure on component 
replacement compared to recent years.  

Confidence in the data
Data derived from Keystone - our asset 
management database - is based on stock 
condition surveys. Over 21,000 independent 
surveys have been completed in the last four 
years representing 65% of our regulated stock. 
Based upon this, Savills concluded a high level 
of confidence in the quality of this data. They did, 
however, identify within their report, some work 
streams that are not held in Keystone, or collected 
by the stock condition survey and it is these areas 
that we have less confidence in. For example, 
there are some M&E components that are not 
represented in Keystone. This is not unusual 
across the sector as most stock systems are 
set up to reflect the requirements of the current 
Decent Homes Standard, which concentrates on 
modernisation rather than compliance.

We intend to commission a further review of 
compliance/M&E components over the next 
year so that we can include these costs in 
future financial models. 

A hybrid approach
Whilst Savills’s findings were helpful, we 
believe a total strategic reversion to a 
traditional planned programme would be 
counterproductive, as we would lose many of 
the efficiency gains generated through DLR and 
replace components that may not be at the end 
of their economic life span. 

We therefore propose in this strategy, a hybrid 
approach. This will retain the positive elements 
of the agile DLR methodology but reintroduces 
a larger proportion of pre-inspected planned 
programmes of works to prevent excessive 
component ageing and our ability to realise 
operating and geographical efficiencies 
through more predictable workflows.

The proposed investment level is likely to be in 
the region of an additional £10m/year compared 
to our existing annual budget of £28m. We 
will firm up the investment levels forecast for 
the next five years at our Asset Management 
Approval Panel (AMAP) as part of the approval 
process, so that we’re clear regarding our 
2020/21 budget requirements and beyond.
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Objective: improve our customer offer

We will: re-procure our stock investment 
contracts to reduce costs of component 
replacement while retaining quality.

Procurement
Our stock investment framework contracts 
have stood us in good stead over the past six 
years. We have a blended approach to delivery 
of works with Property Maintenance, our in-
house contractor, providing repairs, major 
works, cyclical decorations and compliance 
works on the south coast. Mears and Engie 
are our other responsive repairs contractors 
working on a price per property basis across 
the rest of the stock with T. Brown, Mears and 
Paynes delivering heating servicing and repairs 
services. Mears, Engie, Bell and Axis also carry 
out major works and Anglian hold the contract 
for replacement of windows and doors. 

We believe that our price per property reactive 
maintenance approach provides value for 
money and we intend to continue with this 
approach for our repairs contracts.  

During this strategy we intend to review the 
standards and associated rates of our major 
works contracts, with specific emphasis on 
component replacement to obtain improved 
value for money in terms of both efficiency and 
customer satisfaction. 

We will procure and integrate a range of 
validation contracts to embed a more robust 
approach to assurance in the future. We also 
plan to move to automotive IT processes with 
customer friendly and intuitive digital channels 
to raise and track repairs, as well as the ability 
to access information including health and 
safety certification of our homes. 

For both repairs and major works we will 
review standards including our response times, 
quality of works, materials and communication 
channels with customers.

The Hyde Quality Standard
The Hyde Quality Standard (HQS) was 
introduced in 2015/16 and gives customers 
real choice in specifying and designing 
improvements to their homes. It is designed to:

• Provide greater choice - improved basic 
choice options

• Enable co-specification - customers can 
provide their own materials which our 
contractors will install at no extra cost

• Facilitate the right to upgrade - customers can 
choose to upgrade to a higher specification 
for the additional material costs.

It currently applies to kitchens, bathrooms, 
windows and door installations. Continuing 
to provide customers with this choice should 
mitigate some of the stigma associated with 
being a social housing resident and continue to 
provide a more customer focused service.

During the strategy we will review the HQS to 
make sure it continues to fulfil our customer 
expectations.

Objective: improve our customer offer

We will: review the Hyde Quality Standard 
making sure it provides value for money 
while giving customers choice.
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Objective: achieve greater assurance

We will: investigate and implement 
automation and ‘real time’ updates to 
our existing database to better target our 
investment works.

Objective: achieve greater assurance

We will: review the information collected in 
our stock condition surveys and continue 
to collect surveys with a view to completing 
20% of the regulated stock each year.

The stock condition survey
The stock condition survey is a non-intrusive 
inspection of a home’s components both 
externally and internally, namely kitchen, 
bathroom, windows and roof to determine; 
type, condition, and residual life. This also 
includes communal areas in buildings.

For the last four years we have commissioned 
a programme of stock condition surveys using 
Michael Dyson Associates (MDA).

The information is uploaded annually into our 
Keystone asset management database and 
is used to help forecast future maintenance 
liabilities by applying lifecycle costings. A 
recent audit recommended we move to ‘real 
time’ uploading to understand the condition of 
our stock more accurately throughout the year. 
This is true both of survey data being added 
and information on completed works being 
uploaded. 

We review key component costs on an 
annual basis against our actual costs and will 
continue this to improve financial planning and 
reporting.

We intend to link the life cycle asset data with 
the component data held within our financial 
systems. This will enable us to improve 
budgeting and to clearly detail capitalised 
budgets and potential write offs where works 
are planned earlier than anticipated.

We currently predict decency annually but will 
refine our processes so that we can report 
on it monthly. This will allow us to measure 
completed works as planned and achieve 
compliance with the required standard (with 
permitted exclusions).

As the emphasis on compliance has 
continued to grow, so has the need to hold 

accessible information on M&E components; 
items that are not traditionally recorded in a 
stock condition survey or held in a Keystone 
asset management system. We will review 
how supplementary surveys can help us to 
capture this information and how we will hold 
it in our systems to make it readily available 
for the business.
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Ecology and 
green space

Climate change – flood  
and overheating risk

In the following section, we’ve identified the key actions needed to deliver the environmental  
priorities that we’ve identified in the tables on pages 24–25.

Our environmental sustainability priorities 2020-22

Efficient use of 
natural resources

Protecting air, 
land and water

Water use

ENERGY AND SUSTAINABILITY STRATEGY 2020–2022 12

We will: To achieve this, we will: Measure of success:

Prepare detailed carbon reduction plans for key carbon 
emissions sources by March 2022 including:
• Existing homes
• Landlord utilities supplies
• Heat networks
• Offices
• Transport (maintenance vehicles and business travel)

• Work with internal departments, contractors and 
consultants to prepare carbon reduction plans 

• Undertake a comprehensive business travel review to 
identify actions to reduce emissions and costs

• Carbon reduction plans developed and signed off  
for all areas of our carbon emissions sources by  
Q2 2022-23

• LED surveys of highest consuming sites completed by 
Q2 2022-23

• Assess the feasibility of communal solar photovoltaic 
(PV) panels in at least one hundred high consuming 
landlord supplies by Q4 2021-22

• Transport fleet review completed by Q1 2021-22

Improve our energy and carbon emissions  
performance data for our existing homes 

• Undertake energy and stock condition surveys  
for properties with missing or inconsistent data

• Undertake surveys to validate energy performance data 
for properties currently identified as EPC E, F, G rated

• Percentage of properties with an EPC or equivalent 
• Sample surveys of E, F, G rated properties completed

ENERGY METER
0 0 0 0 1 7 5 6

Energy and carbon reduction actions: 2020-22
In the following section, we’ve identified the key actions needed to deliver the energy and 
carbon reductions that we’ve identified in the table on pages 24–25.

  By 2050 we will be a net zero carbon organisation

This includes the following interim target:

• By 2022, we will have a detailed plan for the decarbonisation of our existing homes, 
landlord electricity supplies, heat networks, offices and transport

• By 2030, all EPC rated E, F and G homes will either be improved to an EPC band C or  
replaced with modern, energy efficient homes

ENERGY AND SUSTAINABILITY STRATEGY 2020–2022 9

Carbon footprint (operational emissions – 2019/20)

Energy and sustainability at Hyde in numbers

Energy Performance Certificate (EPC) performance

Number of Hyde homes in each bandVery energy efficient – lower running costs

Not energy efficient – higher running costs

G 34
F 338

E 1,744
D 9,451

C 18,970
B 1,420

A 1
EPC band Current number

Percentage

(92 plus)

(81-91)

(69-80)

(55-68)

(39-54)

(21-38)

(1-20)

Average UK home is mid band D

Emissions source: Carbon tnCO2e   Percentage

  Existing homes  
       (32,000 general needs homes) 79,963 92.32%

  Landlord electricity supplies 3,898 4.50%
  New homes (1,000/year) 1,200 1.39%
  Hyde vehicle fleet 650 0.75%
  Offices 412 0.48%
  Grey mileage 331 0.38%
  Public transport 160 0.18%

0.00%

4.44%

59.36%

29.57%

5.46%

1.06%

0.11%

20,391  
homes  
already  
achieve  
EPC band C 
target (63.81%)

11,567 
homes don’t 
meet EPC 
band C target 
(36.19%)
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Energy efficiency and carbon reduction

Our approach to achieving net zero carbon emissions 
To achieve net zero carbon emissions by 2050, Hyde will need to offset as much carbon dioxide as 
it releases into the atmosphere, from all of its sources. We will need to measure and reduce carbon 
emissions from all of our buildings and business activities to achieve net zero. The carbon reduction 
hierarchy diagram below shows the key steps that we’ll need to take and the main areas of the 
business where we will need to reduce emissions.

Carbon reduction hierarchy

AVOID 
carbon intensive activities

REDUCE 
carbon by improving efficiency

REPLACE  
high carbon energy sources  

with low carbon energy sources

OFFSET 
emissions that can’t 

be eliminated by 
the above

Offices, landlord 
electricity supplies 

and transport
New homes 

Existing homes 

Net zero carbon emissions

1 Fabric first - good wall, roof and floor 
insulation reduces heat demand.

What is a net zero carbon home?

2 Introduce low carbon  
heating systems.

3 Low carbon electricity is generated 
by solar panels and stored in a 
battery. Excess electricity can be 
used to charge an electric vehicle.

4 Any energy use not met by on site 
renewable energy generation should 
be met by investment into additional 
renewable energy generation off site.

The Hyde Energy and 
Sustainability Strategy 2020-22
In June 2019, the UK became the first major 
economy to legislate to achieve net zero carbon 
emissions by 2050. The new legislation led us 
to review our existing Energy and Environment 
Strategy to ensure we are on the right trajectory 
to deliver the 2050 net zero carbon target. Our 
new Energy and Sustainability Strategy is a 
two-year interim plan to help us prepare for the 
transformational changes needed to deliver net 
zero carbon emissions.

We’ll use it to improve our data, produce further 
evidence of our climate change risks, plan our 
energy efficiency investment programmes 
and deliver net zero carbon new build pilot 
projects. It is essential for us to engage with 
our customers to understand their needs 
throughout our net zero carbon planning. By 
2022, we’ll have a targeted plan for delivering 
large scale carbon reduction to 2050.

Over 90% of our operational carbon emissions 
come from existing homes. The most effective 
opportunity we have to reduce these emissions 
is to improve their energy efficiency. The 
Government has set a target for all existing 
homes to reach an Energy Performance 
Certificate (EPC) band C by 2035. All fuel poor 
homes must achieve the target by 2030. The 
target will lead to significant carbon reduction 
across housing stock and will be an important 
step in reducing fuel poverty. However, EPC 

band C is only a part of the journey to achieving 
net zero carbon emissions.

We’ll develop our short, medium and long  
term energy efficiency delivery plan in 2021  
by prioritising the following interventions in  
this order:

1. A fabric first approach (improving  
insulation of walls, roofs and floors)  
to reduce heat demand

2. Delivering low carbon heating systems

3. Generating low carbon electricity onsite.

Other key issues to be addressed as part of our 
Energy and Sustainability Strategy include: the 
skills needed to build, improve and maintain 
low carbon homes; our need to develop new 
build and investment standards for low carbon 
homes; and the research and development of 
innovative new technologies.

We’re expecting significant changes to the 
Government’s energy and environmental policy 
over the life of this strategy. We’ll continue to 
monitor changes and adapt our strategy as 
required. We’ll also work with the wider housing 
sector and the Government to shape national 
policy as we develop our approach.

Energy and Sustainability Strategy
2020–2022

VERSION 1.6 OCTOBER 2020



Objective: make better decisions

We will: continue to refine and review our 
energy data to ensure that all our homes 
reach EPC band C by 2030 and understand 
the impact of a net zero carbon reduction 
target by 2050.
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Disrepair and the Human  
Habitation Act
There is an increasing trend in disrepair claims 
with a 28% increase between 2017 and 2018. 
76% of claims are within five London boroughs 
(Lambeth, Lewisham, Southwark, Croydon and 
Bromley), however these boroughs constitute 
just 28% of our stock.

There is no suggestion that under investment 
has caused this issue. However, it is 
recognised that some of older properties 
require additional investment to address 
inherent design and structural issues.

The Homes (Fitness for Human Habitation) 
Act 2018 amends the Landlord and Tenant Act 
1985 to make it an implicit covenant of most 
tenancy agreements that the dwelling must be 
fit for human habitation at the commencement 
and for the lifetime of the tenancy. Several 
initiatives are being considered in reaction to 
this, one of which will be consideration of how 
we prioritise properties or buildings for options 
appraisals and/or investment.

We will look to reduce the age of our 
stock so that we can minimise the risk 
of disrepair and future investment costs 
such as environmental improvements. 
Where we believe that properties have 
significant exposure to disrepair and require 
disproportionate expenditure, we will conduct 
options appraisals and consider disposal; 
releasing equity to fund new, modern, energy-
efficient homes where appropriate.  

Objective: make better decisions

We will: mitigate the risk of disrepair 
claims by carrying out appraisals on 
buildings where disrepair is being reported 
and prioritising suitable works where 
appropriate.

The Act also allows for cases that relate 
to areas outside the demise of the home, 
including communal and external areas. We are 
also mindful that it is often the areas outside 
the front door that can create a stigma for our 
customers. In addition to our commitment to 
modernise, repair and improve the safety of 
our homes, we will continue to work with our 
customers to improve the external environment 
and appearance of our homes to address this.

Objective: improve our customer offer 

We will: review how we deliver works to 
the external environment and how our 
customers can play a part in this process.
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Objective: achieve greater assurance 

We will: develop a new approach to 
building management that goes beyond 
compliance to provide a safer environment 
for customers.

The impact of the Hackitt Review 
on compliance
The Hackitt Review: Building a Safer Future 
refers to treating a building as a whole system 
and implementing the layers of protection 
needed to reduce the overall risk to a  
tolerable level.

The challenge for us in achieving this is the 
need to move away from our current linear 
compliance management approach. This 
is where each compliance work-stream is 
assessed in isolation, to a holistic building 
safety approach which vertically integrates all 
the compliance work-streams with other safety 
matters (for example, tenant safety checks) 
and assesses them all together on a building 
by building basis.

To do this, we will need to provide dedicated 
building safety managers who will have 
responsibility for ensuring the safe environment 
of each of our high-risk residential buildings by 

providing a gate-keeping service that monitors 
and records all activities in a building. We are 
looking at using digital tagging systems run on 
facilities management style systems.

We will work towards aligning our testing and 
inspection regimes so that a combined safe 
home inspection can be completed for all 
relevant equipment and components.

The implication for this strategy, is the need 
to provide compliance/safety data and related 
actions arising from inspections in a way that 
links back to our asset data (in Keystone) 
to ensure data anomalies are minimised 
and performance is able to be monitored 
and accurately reported by the asset group. 
For example, high-risk residential buildings 
(HRRBs), 18-30m high, complex schemes, 
houses of multiple occupation (HMOs), low rise 
blocks, single dwellings in real-time.

The following diagram shows how a matrix 
approach would provide greater assurance that 
we have met our building safety obligations by 
cross checking our work-streams against each 
asset group.
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Work stream HRRBs 18-30m high Complex HMOs Low rise Dwellings

Fire: 
FRA and actions

Gas:
Servicing, testing and inspections

Electrics:
Inspection and testing

Asbestos:
Inspection and testing

Water:
Legionella testing and maintenance

Lifts:
Servicing and maintenance

Structural integrity inspection

Property and grounds maintenance and inspection

Resident safety liaison and checks

Playground

Other

The building safety matrix

The current compliance (linear) approach versus the building safety (holistic) approach

   Building safety management (as a system)   
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Work stream HRRBs 18-30m high Complex HMOs Low rise Dwellings

Fire: 
FRA and actions

Gas:
Servicing, testing and inspections

Electrics:
Inspection and testing

Asbestos:
Inspection and testing

Water:
Legionella testing and maintenance

Lifts:
Servicing and maintenance

Structural integrity inspection

Property and grounds maintenance and inspection

Resident safety liaison and checks

Playground

Other

To ensure there is a ‘golden thread of 
information’, the creation of a digital set of 
records to be maintained throughout the 
lifetime of HRRBs was one of more than 50 
recommendations set out in the Hackitt Review.

The Hackitt Review places a requirement on 
the duty holder to present a safety case at 
regular intervals (five years is suggested), 
to a new body called; ‘The Building Safety 
Regulator’, made up of representatives from 
The Health and Safety Executive, Local 
Authority Building Standards and Fire and 
Rescue authorities.

The safety case will be used to demonstrate 
to the regulator how safety risks are being 
managed on a building by building basis. 

The safety case file is specific to an individual 
high-rise residential building which is 
maintained and updated throughout its lifetime, 
pulling together records from several different 
sources including ‘the digital record’ and ‘the 
fire and emergency file’. 

We will consider the use of Building 
Information Modelling (BIM) to create digital 
records for our buildings; adding information to 
the record during the lifecycle of the asset. 

Objective: achieve greater assurance

We will: develop the building specific 
safety case files and processes and 
procedures required.

For existing buildings, the Hackitt Review 
recognises there can often be little, or no 
building information held and expects the duty 
holder to undertake an information gathering 
exercise to build the data record which may 
require invasive surveys. 
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Stock rationalisation
Our previous strategy included a commitment 
to improve asset performance through a 
programme of stock rationalisation, primarily 
through divestment of empty homes and some 
stock swaps. The new strategy is focused on 
asset investment. However where analysis 
identifies groups of (or individual) properties 
which require major investment, these will be 
referred to the Asset Management Review 
Panel (AMAP) for an options appraisal. 

The Energy Strategy is a case in point, as it is 
likely to surface properties which won’t meet 
the higher energy efficiency standard without 
significant investment.

One of the main tools used by both the 
portfolio management team and the asset 
management team is the Asset Intelligence 
Model (AIM). This was developed under the 
previous strategy and draws on existing  
asset information in our own systems as  
well as external market information and 
metrics to provide a qualitative balanced score 
and a financial score to indicate the value of 
our assets. 

Originally the model provided us with an 
initial picture of property performance, from 
which further investigation could be made. 
It has been refined over the last four years 

particularly regarding financial metrics and 
inputs, but there is further work to do for it to 
give us more accurate performance analytics. 

AIM stakeholders, including development 
finance, the portfolio management team 
and asset management are working with 
Information Governance to understand how 
this might be brought together and for the 
model to be enhanced. One enhancement 
will be including the retention criteria used 
by the Property Review Panel for properties 
referred for disposal. We will also develop an 
automated model that will monitor property 
performance, using AIM inputs, and monitor 
against defined targets agreed with AMAP.

The new Portfolio Management Strategy 
objectives include: developing a new focused 
portfolio management function, creating 
opportunities to deliver more new homes, 
identifying regeneration and development 
partnership opportunities, and maximising the 
value of our current portfolio.

The key will be to work closely with the 
portfolio management team to realise these 
opportunities by identifying and referring 
poorly performing stock to support and inform 
our stock rationalisation and acquisition 
programmes.
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Innovation
This strategy makes a deliberate commitment 
to do things better. The areas of innovation 
currently on our radar are:

• Component tagging: the capability to 
electronically tag components so that 
their age and last service date, or future 
review date, can be picked up via a smart 
phone. This will provide surveyors, property 
managers, contractors, and customers with 
instantly accessible information to ensure 
opportunities for servicing, raising repairs 
or major works are not missed. We believe 
that component tagging has the potential 
to improve our investment decisions and 
provide greater assurance to help us keep our 
buildings and customers safe.

• Predictive maintenance: using sensor 
technology and the ‘internet of things’ to 
enhance the customer experience of repairs 
by predicting breakdowns eg on a boiler, 
scheduling a fix before the customer has to 
report it.

• Repair platform: innovative suppliers are 
challenging the conventional approach 
to repair management, by providing a 
platform like ‘Trusted Trader’ where local 
tradesmen can bid for jobs. We believe this 
is a radically different approach which is 
producing exciting results that merits further 
investigation.

• Facilities management approach to building 
safety: treating a building as a system 
rather than by compliance work stream, 
requires a completely different approach to 
maintenance management. As part of the 
Safer Homes Programme, we will identify 
and review the availability of suitable facilities 
management software to understand if this 
assists a building-centric operational team in 
providing assurance.

Risk management
Our corporate risk map enables the Board 
and EMT to review all corporate known 
and emerging risks and allows them to 
take mitigating action as required. All risks 
associated with this Asset Management 
Strategy will be incorporated into the corporate 
risk map. This strategy will support the risk 
map by providing greater assurance in relation 
to key legislation and statutory obligations by 
implementing additional assurance checks 
where necessary.
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This strategy sets out our six-year 
commitment to meeting three binding 
objectives: achieve greater assurance, improve 
our customer offer and make better decisions. 
These are all aligned to the principle of 
providing homes and environments which are 
safe, decent and energy-efficient.

The key message is the need to change 
direction strategically from a responsive 
to a hybrid planned approach. This retains 
the positive elements of the agile DLR 
methodology but reintroduces a larger 
proportion of planned programmes of works to 
prevent excessive component ageing.

The changes in the socio-political environment 
since the last strategy require a shift from the 
modernisation agenda towards keeping our 
buildings safe. This repositioning is showing 
itself through changes in Government policy 
as reflected in the Social Housing Green Paper 
and the Hackitt Review.

For this strategy to succeed, it must 
be closely aligned to our new portfolio 
management and customer strategies, as 
well as the financial plan. 

Whilst this strategy has key outputs, there 
will also be flexibility built into the monitoring 
process to allow for adaptation in the event of 
emerging issues to keep the strategy relevant.

Our previous strategy, rightly for the time, 
concentrated on efficiency, both in our approach 
to the delivery of major works but also in our 
strategic portfolio management. It is a mark of 
the success of that strategy; in the form of DLR 
efficiency savings, a mature stock condition 
survey programme, and the development of a 
successful disposal/rationalisation programme, 
that we are now able to turn our focus to the 
safety, decency and quality as the linchpins of 
this strategy for 2019-25, whilst still building 
upon sensible strategic portfolio management 
and value for money. 

 

Conclusion 
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Appendix – Timeline

2019-20 2020-21 2021-22 2022-23 2023-24 2024-25

Achieve greater assurance

Develop a new approach to building safety management that goes beyond 
compliance to provide safer environment for residents

Investigate and implement automation and ‘real-time’ updates to our existing 
database to better target our investment works

Review the information collected in our stock condition surveys and continue to 
collect surveyors with a view to collection 20% of the surveyable stock each year

Develop building specific safety case files and processes and procedures as 
recommended within Dame Judith Hackitt’s review

Improve our customer offer

Re-procure our stock investment contracts in order or reduce costs of 
component replacement whilst retaining quality

Review our Hyde Quality Standard, making sure it provides value for money while 
giving customers they choices that they want

Review how we deliver works to the external environment and how our 
customers can play a part in this process

Make better decisions

Create a five-year investment plan, using the most effective approach that will 
ensure our properties remain safe, decent and energy-efficient

Commission a further review of compliance/M&E component costs as part of a 
more detailed 10-year plan

Continue to refine and review our energy data to ensure that all our homes reach 
EPC band C by 2030, and achieve our net zero carbon reduction target by 2050

Mitigate the risk of disrepair claims by carrying out appraisals on buildings where 
disrepair is being reported and prioritising suitable works where appropriate

Develop a component-tagging system and investigate other innovative solutions 
such as predictive maintenance




