


[bookmark: _Toc177048765]Policy
Title: Housing Asset Management Strategy
Owner: Anthony Wiggins
Approval level: Cabinet
Version: Draft subject to Cabinet Approval on 3 December 2025
Published date:
Review period: Five years
Review date:

	Version control

	Date
	Version number
	Reason
	Author

	05/11/25
	1
	For Approval
	Anthony Wiggins

	
	
	
	


Contents
1. Introduction	4
2. Purpose of this Strategy	6
3. Key Principles	6
4. Our Portfolio	7
5. Compliance and Safety	11
5.2 Asset Compliance	11
5.6 Health and safety	13
5.9 Decent Homes Standard	14
5.10 Housing Health and Safety Rating System (HHSRS)	15
6. Investment and Maintenance	19
6.6 Planned works and cyclical programmes	21
6.8 Responsive and voids maintenance	21
7. Asset Performance and Options Appraisal	22
7.2 Stock Condition Data	22
7.7 Component Life Cycle	25
8. Sustainability and Energy Efficiency	30
9. Data and Systems	31
10. Resident Engagement	32
11. Governance and Reporting	32
12. Conclusion	32





[bookmark: _Toc213754739]1. Introduction
This strategy sets out how we will look after, improve and increase our homes so they remain safe, compliant and fit for the future.
Our asset management approach is rooted in understanding and responding to the needs and aspirations of our residents. We are responsible for providing good-quality, affordable homes. However, homes are more than buildings, they are the foundation of thriving communities. That is why we place customers at the heart of the decisions we make, ensuring that our approach to maintaining and improving homes reflects what matters most to the people who live in them. To do all this well, we must manage our property portfolio effectively. 
That means:
· Meeting all legal and regulatory requirements.
· Making sure homes are safe, warm and sustainable.
· Using our resources wisely to deliver value for money.
· Planning so our homes meet the needs of current and future residents.
The strategy covers all the property, of all tenures, that are owned or managed as part of Norwich’s Housing Revenue Account portfolio and work as a housing provider.






Foreword by Councillor Beth Jones, Cabinet Member for Housing.

Welcome to Norwich City Council’s Housing Asset Management Strategy 2025 to 2030.
We are Norwich – a community led plan 2024 to 2029, our Council wide five-year plan is Norwich’s vision for the city, developed in partnership with our community. Its ambition is that everyone in Norwich should have a place they call home, Norwich should be a green, clean, vibrant, accessible and sustainable place with everyone empowered to contribute to tackling the climate emergency. 
The Council is one of East Anglia’s largest providers of social housing, with over 14,000 rented homes and 3,500 leasehold homes. Our social housing makes up about 30% of all homes in the local authority area. 
As a Council we have invested significant financial resources in our homes over recent years and have now developed a strategy to maintain the condition of homes, whilst continuing to invest and chart our course to decarbonisation. This strategy sets out the vision and aims for the management of our housing; to tackle the challenges around future investment requirements and energy efficiency. This strategy also reflects the changes in social housing regulatory requirements and other legislative changes. Finally, we needed a strategy that considers our financial circumstances and overall financial capacity of the Housing Revenue Account (HRA) that funds our Council housing. This strategy reflects current established best practice for social landlords to have a detailed understanding of their assets, whilst setting out a framework for how to make best use of these assets in pursuit of housing and wider objectives. This ‘active asset management’ reflects a more proactive approach to investment in homes and Norwich as a place to live. This strategy demonstrates how we will use this to deliver a range of objectives including the provision of good quality homes for tenants and leaseholders, the provision of sustainable homes and increasing dwellings with good energy efficiency. This is all supported by an underlying principle of obtaining good value for money from assets. As well as establishing principles to inform investment decisions, this strategy also sets out the strategic mechanisms which will support effective decision making and delivery. Through strategic investment and improvements in housing stock, the strategy supports Norwich's vision of a borough where residents have access to secure and well-maintained homes. By addressing housing quality, the strategy not only enhances residents' quality of life but also fosters stronger communities, aligning with Norwich's goals for inclusivity, sustainability and social equity.
[bookmark: _Toc213754740]2. Purpose of this Strategy
Asset management is the management of the physical assets Norwich holds as a housing provider in order to meet service and financial objectives. Norwich will ensure that its housing stock meets current and future needs. It will plan for investment in stock including repair and improvements. This strategy puts in place a clear structure for delivering good asset management.
The purpose of this strategy is to:
· Provide a clear framework for how we manage our homes and buildings.
· Guide investment decisions and pro-actively manage based on good data and resident feedback.
· Ensure we meet the standards set by the Regulator of Social Housing and other statutory bodies.
· Deliver safe, sustainable homes that reflect resident priorities.
· Support our wider organisational goals, including tackling climate change, improving resident satisfaction and making best use of our assets.
The aim of this strategy is to ensure a structured, planned and sustained way to deliver all the needs of our asset including compliance, stock improvement, planned maintenance and responsive repair.
[bookmark: _Toc213754741]3. Key Principles
Our approach is built on the following principles:
1. Safety First – Full compliance with building safety, fire safety, gas, electrical, water, lifting equipment, asbestos and damp and mould regulations.
2. Resident Focus – Residents’ experience and feedback help shape our investment decisions.
3. Evidence-Based Decisions – We will use accurate stock condition data, compliance records and financial modelling.
4. Sustainability – We will improve energy efficiency and reduce carbon emissions in line with Norwich’s Community-led plan.
5. Value for Money – We will prioritise investment where it has the greatest benefit and considers options for poor-performing assets.

To implement the strategy Norwich will:
1. Effectively manage and report on the legal compliance of components and
homes.
2. Improve knowledge of homes by the continuing use and review of asset data.
3. Improve the future programming of work through rationalisation and the review of data and systems.
4. Deliver an efficient, effective and economic repairs and maintenance service through intelligent analysis of property and component data.
5. Increase the energy efficiency of homes and deliver a sustainable investment programme. 
6. Continue to listen to residents about their homes and the services provided to
them.
7. Ensure asset management decisions are informed by residents through structured engagement.
8. Build effective communication and collaboration channels with relevant stakeholders.
[bookmark: _Toc213754742]4. Our Portfolio
We own and manage 17,500 homes across Norwich City. The stock includes:
· Social housing for rent
· Sheltered housing
· Leasehold home ownership properties
· Communal spaces and structures
· Properties leased to partner organisations
The portfolio is varied in age, design and condition. We need a clear plan to manage costs, meet compliance requirements and ensure long-term sustainability. 
The following information shows the profile of the existing stock:
Profile of stock by construction year and ownership type
	Construction Year 
	Council Owned
	Leasehold
	Number of Homes

	Pre - 1900
	51
	35
	86

	1900 - 1929
	1096
	12
	1108

	1930 - 1949
	3752
	378
	4130

	1950 - 1966
	3938
	1287
	5225

	1967 - 1975
	2782
	1265
	4047

	1976 - 1982
	1356
	390
	1746

	1983 - 1990
	753
	66
	819

	1991 - 1995
	29
	6
	35

	1996 - 2001
	0
	0
	0

	2002 - 2011
	1
	0
	1

	2012 - 2022
	195
	6
	201

	2023 onwards
	81
	0
	81

	
	14,034
	3,445
	17,479





Profile of homes by Ownership / Property Type / Bedroom Number
	All Council Property Types by Bedroom No.

	Property Type
	1 bed
	2 bed
	3 bed
	4 bed
	5 bed
	6 bed
	Total

	House
	12
	571
	4,743
	398
	45
	12
	5,781

	Bungalow
	663
	183
	19
	0
	1
	0
	866

	Flat
	2,765
	4,110
	52
	0
	0
	0
	6,927

	Maisonette
	0
	60
	400
	0
	0
	0
	460

	
	3,440
	4,924
	5,214
	398
	46
	12
	14,034






Profile of our block and flats 
	Flats / Maisonettes by Storey

	Storey Height
	Homes
	Blocks

	1-2 Storey
	5298
	2038

	3-4 Storey
	4701
	

	5-6 Storey (11m-18m)
	244
	11

	7+ storey (18m+)
	562
	11



[bookmark: _Toc213754743]5. Compliance and Safety
5.1 	The health and safety of residents, staff, contractors and visitors to all of our homes is of paramount importance. Norwich has robust systems and processes in place to ensure that assets and components under our control comply with the appropriate statutory, regulatory and corporate standards. There are three main areas where compliance directly relates to the management of assets (i) Asset compliance; (ii), Health and Safety on site and (iii) the Housing Health and Safety Rating System (HHSRS) / Decent Homes Standard.
[bookmark: _Toc213754744]Asset Compliance
5.2 	Asset compliance has become increasingly complex. The key challenges identified in this strategy in managing asset compliance are:
· An increasing requirement of legislative and regulatory duties falling to housing landlords.
· Precision in identifying relevant assets and building components on data systems.
· Some higher risk buildings that require a safety case report.
· Recognising that there is a wide range of management responsibilities in our buildings that must also be aligned with the risks due to some residents’ vulnerabilities.
· There is, apart from specific detailed legislation in each area, a general duty of care required by Norwich to its employees, tenants and the public that flows from the Health and Safety at Work Act 1974 and the Fire Safety Order 2005.
5.3 	There are six main areas of asset compliance currently identified that we monitored through regular reporting. Management plans have been developed and are in place for these main areas of asset compliance.
Our aim is to maintain 100% compliance in all safety areas, this includes:
· Gas safety – Annual gas checks and prompt repairs.
· Electrical safety – Periodic inspections and remedial works.
· Fire safety – Risk assessments, clear actions, and robust monitoring.
· Asbestos management – Surveys, registers, and safe removal or encapsulation.
· Water safety – Legionella testing and monitoring.
· Lifts - Periodic inspections and refurbishment in communal spaces and residents’ homes.
We have clear audit trails, use accredited contractors and report compliance performance regularly. The Management Plans set out our approach to managing each area effectively in detail.
Additionally, we consider compliance with the Building Safety Act 2022 and the production of Building Safety Cases at high-risk buildings a main area of compliance. We have 10 buildings that each require a building safety case. 
5.4 	The priority for this strategy will continue to be the asset compliance of property and the actions from compliance-based surveys. This commitment is reflected throughout the strategy and asset compliance is given priority when establishing annual work programmes and in day-to-day operations. 
[bookmark: _Toc213754745]5.5 	Health and safety
The health and safety of Norwich’s residents, staff and contractors is of the utmost importance and Norwich will maintain as part of this strategy the high level of commitment is established across the organisation.
5.6 	There is a dedicated health and safety resource within the housing property team to manage the volume of work and due to the nature of the business. The role of Health and Safety Lead provides a focus on the development of internal solutions and applications. In doing so, it allows us to better manage our responsibilities around General Health and Safety, whilst applying a focus on Construction (Design and Management) Regulations 2015. Our building safety compliance team works to ensure that individual responsibilities are fine tuned to ensure we are effective at contract management on volume, in turn lifting standards around resident safety. The dedicated Health and Safety resource provides both office and field-based support. 
5.7	There is significant focus on training to ensure all roles obtain the correct level of competencies. Training comes from external training partners, contractors and internally via the Health and Safety Lead, further supported by the council-wide health and safety team. In doing so, we provide a comprehensive training programme that allows us to futureproof our skills across all teams. To help us achieve our goals around training profiles, we work alongside our colleagues in learning and development. Our approach allows for full alignment with the corporate Health and Safety Strategy. Procedures and policies developed align to allow for united messaging around our health and safety responsibilities. The drive to share information and offer transparency will ensure all colleagues benefit. We ensure improvements are made visible to various forums both internally and externally. This transparency allows for improved engagement and open conversations around how we raise standards collectively.
[bookmark: _Toc213754746]5.8	Decent Homes Standard
A decent home is one that is safe, wind and weather tight, warm and has modern facilities. This is a continuing obligation and Norwich will maintain properties to meet any current Decent Homes Standard. We will prioritise the annual planned works programmes based on stock condition to ensure we are maintaining decency.
The definition of what is a decent home reflects the Housing Health and Safety Rating System (HHSRS). A decent home meets the following four criteria: 
a) It meets the current statutory minimum standard for housing.
Dwellings which fail to meet this criterion are those containing one or more hazards assessed as serious (‘Category 1’) under the HHSRS.
b) It is in a reasonable state of repair. 
Dwellings which fail to meet this criterion are those where either: one or more of the key building components are old and, because of their condition, need replacing or major repair; or two or more of the other building components are old and, because of their condition, need replacing or major repair.
c) It has reasonably modern facilities and services. 

Dwellings which fail to meet this criterion are those which lack three or more of the following: 
· a reasonably modern kitchen (20 years old or less)
· a kitchen with adequate space and layout
· a reasonably modern bathroom (30 years old or less)
· an appropriately located bathroom and toilet
· adequate insulation against external noise (where external noise is a problem)
· adequate size and layout of common areas for blocks of flats. 

A home lacking two or fewer of the above is still classed as decent, therefore it is not necessary to modernise kitchens and bathrooms if a home meets the remaining criteria. 

d) It provides a reasonable degree of thermal comfort.

This criterion requires dwellings to have both effective insulation and efficient heating. 
It should be noted that, whilst dwellings meeting criteria b, c and d are likely also to meet criterion a, some Category 1 hazards may remain to be addressed. For example, a dwelling meeting criterion d may still contain a Category 1 damp hazard.
[bookmark: _Toc213754747]5.9	Housing Health and Safety Rating System (HHSRS)
HHSRS is a risk-based evaluation tool used to identify and address hazards in residential properties. It ensures homes meet health and safety standards, preventing tenants from living in unsafe conditions. The system is designed to assess hazards that could pose a risk to the health and safety of occupants, particularly vulnerable groups such as children, older adults, and those with health conditions. HHSRS categorises hazards into 29 types in total:
Damp and mould growth
1.  Exposure to house dust mites, damp, mould or fungal growths.
Excess cold
2.  Exposure to low temperatures.
Excess heat
3.  Exposure to high temperatures.
Asbestos and Manufactured Mineral Fibres
4.  Exposure to asbestos fibres or manufactured mineral fibres.
Biocides
5.  Exposure to chemicals used to treat timber and mould growth.
Carbon monoxide and fuel combustion products
6.  Exposure to—
(a)carbon monoxide.
(b)nitrogen dioxide.
(c)sulphur dioxide and smoke.
Lead
7.  The ingestion of lead.
Radiation
8.  Exposure to radiation.
Uncommuted fuel gas
9.  Exposure to uncombusted fuel gas.
Volatile organic compounds
10.  Exposure to volatile organic compounds.
Crowding and space
11.  A lack of adequate space for living and sleeping.
Entry by intruders
12.  Difficulties in keeping the home or House of Multiple Occupation (HMO) secure against unauthorised entry.
Lighting
13.  A lack of adequate lighting.
Noise
14.  Exposure to noise.
Domestic hygiene, pests and refuse
15.(1) Poor design, layout or construction such that the home or HMO cannot readily be kept clean.
(2) Exposure to pests.
(3) An inadequate provision for the hygienic storage and disposal of household waste.
Food safety
16.  An inadequate provision of facilities for the storage, preparation and cooking of food.
Personal hygiene, sanitation and drainage
17.  An inadequate provision of—
(a)facilities for maintaining good personal hygiene.
(b)sanitation and drainage.
Water supply
18.  An inadequate supply of water free from contamination, for drinking and other domestic purposes.
Falls associated with baths, etc.
19.  Falls associated with toilets, baths, showers or other washing facilities.
Falling on level surfaces, etc.
20.  Falling on any level surface or falling between surfaces where the change in level is less than 300 millimetres.
Falling on stairs, etc.
21.  Falling on stairs, steps or ramps where the change in level is 300 millimetres or more.
Falling between levels
22.  Falling between levels where the difference in levels is 300 millimetres or more.
Electrical hazards
23.  Exposure to electricity.
Fire
24.  Exposure to uncontrolled fire and associated smoke.
Flames, hot surfaces, etc.
25.  Contact with—
(a)controlled fire or flames.
(b)hot objects, liquid or vapours.
Collision and entrapment
26.  Collision with, or entrapment of body parts in, doors, windows or other architectural features.
Explosions
27.  An explosion at the home or HMO.
Position and operability of amenities, etc.
28.  The position, location and operability of amenities, fittings and equipment.
Structural collapse and falling elements.
29.  The collapse of the whole or part of the home or HMO.
5.10	As from October 2025 there are significant changes to how housing providers need to manage hazards under the HHSRS and work with residents. The Hazards in Social Housing (Prescribed Requirements) (England) Regulations 2025, commonly referred to as Awaab’s Law. Norwich has updated it ways of working and systems to ensure compliance with the new requirements around investigations, reports to residents and how we complete work. By 2027 all HHSRS categories of hazards will have the new approach applicable. The approach of the asset management strategy with its focus on maintaining properties and safety will support this important change in legislation.
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6.1 	We have adopted a “whole life” approach to asset management:
· Planned maintenance – Regular lifecycle replacement programmes such as kitchens, bathrooms, roofs, windows and heating systems.
· Statutory Inspections – Servicing and inspections to keep assets safe and in good condition.
· Responsive repairs – A reliable day-to-day service that meets residents’ needs quickly.
· Preventative maintenance – A programme of cyclical repairs and redecoration to the external and internal areas of blocks to reduce future repair requirements.
· Capital investment – Upgrades that improve safety, sustainability, or value of homes.
We use stock condition surveys and asset performance modelling to plan works over a 30-year period, with regular reprofiling.
The Asset Management Team leads the operational assessment management work. When developing annual works programmes, they ensure that asset compliance is the priority and then any backlog of planned maintenance. These are then aligned with the investment that is required to maintain homes to meet our commitments as a landlord and social housing provider.
6.2	Historically there have been periods where funding constraints have meant there was a lack of investment in planned programmes. This strategy takes the pragmatic approach needed and outlines the approach required to put Norwich in the position to invest in its stock in the most efficient way. A more targeted approach will be taken to planned works programmes based on repairs demand analysis and value for money. The aim is to target planned spend in a way where it reduces the demand on responsive work. This includes identifying those properties and estates where there is significant demand for repairs and examining trends such as the same component failing.
6.3	Effective procurement of services provided by contractors will form part of this strategy. This will help drive efficiencies and enhance services contractors can provide. 
6.4	Delivering value for money is a key area for this strategy. And one of the main ways to be more efficient is this greater emphasis on planned work. This can assist achieving value for money in the following ways:
· An intelligent cyclical programme where preventative works are undertaken but not done before the work is necessary.
· Potential warranty and handover claims identified and properly actioned.
· New products identified that minimise maintenance liabilities through durability, easier cleaning and resistance to anti-social behaviour.
· Exploring technology to better capture data and provide information directly about asset condition and maintenance activity.
· The capacity to analyse repair activity to identify trends and identify impactful actions.
· Assessing alternative, new or sustainable solutions that reduce the carbon footprint of the council’s maintenance activities.
6.5 	To assist with the delivery of the Asset Management Strategy, the Asset Management Group provides continuing monitoring of this work. This group assists with the effective management of assets when they move between teams, have a change of use or become void. The group will oversee the ongoing appraisal of existing stock. It will provide extra oversight of the asset compliance work with a particular emphasis on cross team collaboration to ensure full compliance is maintained. The group creates a forum where the effective working between Property and Housing teams can be furthered and where any complex asset management matters can be addressed.
[bookmark: _Toc213754749]6.6	Planned works and cyclical programmes
Based on our asset condition and component data we have put in place stock investment and planned maintenance programmes for the buildings we manage to maintain stock and improve conditions for residents. Programmes are established from the surveys and other data held within asset management systems. Physical inspections are carried out in advance of planned work to ensure work is needed at that time and to check the detailed information needed to specify the work. Adjustments are then made to reflect the extent of works or where properties are included within the programme and to smooth expenditure year on year.
6.7	A key part of the delivery of this asset management strategy is the move to new major works contracts. This is a transition away from delivering capital investment programmes through multiple contractors accessed through frameworks. These frameworks have covered prescribed works where contractor have been evaluated on price and quality. From April 2026 all works will be undertaken by two new long-term partnering contracts. These contracts are expected to increase the customer focus within delivery of works, while also including wider social value commitments. They will also support the long term and targeted asset management approach we have developed and articulated in this strategy, including decarbonisation.
[bookmark: _Toc213754750]6.8	Responsive and voids maintenance
We recognise how important the repairs service is to our residents and that it often plays a significant role in shaping residents’ perception of the service. Our repairs works are delivered through Norwich’s wholly owned contractor Norwich City Services Ltd (NCSL). NCSL is the contractor for responsive repairs, damp remediation, disrepair works and minor voids. The focus is on continuing to develop this partnership, so it supports the aims of this strategy and meets the improvements in service we have identified for residents from various sources of feedback.
6.9	Repairs and voids work also provide an important input to inform our capital programmes via reporting back after attending a property. We use colleagues and NCSL when attending site to report back on any issues. They help identify building elements to homes that require renewal before the expected lifecycle date based on condition, previous refusals or beyond economical repair.
[bookmark: _Toc213754751]7. Asset Performance and Options Appraisal
7.1	Not all homes deliver equal financial value to the Housing Revenue Account (HRA). Some cost more to maintain, have high turnover or are less popular with residents. We will:
· Assess each property’s financial performance.
· Identify homes that may not be up to modern standards or experience lower demand.
· Consider options such as improvement, remodelling, tenure change, disposal or redevelopment.
This approach ensures we spend wisely and provide homes in which people want to live.
[bookmark: _Toc213754752]Stock Condition Data
7.2	The approach to investment and maintenance is centred on the assessment of asset information. This assessment is based on the stock condition database supplemented by local management knowledge and professional assessment.
7.3	We hold information about all our homes in the stock condition database. This information is based on surveys carried out predominantly by professional surveying practises and supported by information from our own surveyors. It also draws information from EPC’s, drone surveys, capital improvements, repairs work and information provided by staff.
7.4	Maintaining and updating the data in a consistent manner across a number of systems remains challenging and improving how data is validated is the focus of the asset management teams current activities. The modernisation of our processes data and technology infrastructure through the Better Homes programme will increase the ease with which information can be maintained and analysed.
7.5	To deliver cost effective future investment plans, this strategy maintains a targets for stock, set out in our approach to Stock Condition Surveys. The approach brings stock condition information up to date and then maintains this by surveying 20% of the majority of properties on an annual basis. The exception to this is our high-risk buildings, that are surveyed every three years. This ensures no property has a survey of more than five years old. There has been an intensive programme to continue and accelerate the work needed to achieve this position.





7.6	It is worth noting that actual stock condition is a result of a number of inputs that impact on the current condition of the housing stock as shown below:

New build construction - The Initial life of components on new build properties built or purchased.
 	Refurbishment - Work undertaken to extend the life cycle of multiple components at the same time.
Planned maintenance - Work to achieve economies by replacing components just before they would otherwise require responsive repair and to anticipate changes in building standards.
Cyclical maintenance – Work to prevent deterioration in the physical condition of components.
Responsive maintenance - work to remedy unplanned deterioration in the components condition.
Voids repair - Work undertaken to prevent or remedy the unplanned deterioration of components triggered by the specific event of the property being vacated at the end of a tenancy.
[bookmark: _Toc213754753]7.7 	Component Life Cycle
	The component life cycles used are summarised below:
	Component
	Life Expectancy

	Roof - Flat
	30-40

	Roof - Pitched
	60-80 

	Rainwater Goods
	50-60 

	Windows
	40

	Doors
	30-40

	Kitchen
	20

	Bathroom - Standard
	30

	Bathroom - Adapted
	20

	Additional toilet
	30

	Electrical wiring
	40

	Boilers, Heat Pumps
	15

	Heating Distribution Systems
	30

	Wall finish
	60



7.8	These life cycles are reviewed regularly using repairs data and the manufacturers and materials supplies information to ensure accurate forecasting and programming. A review of life cycles of our homes has taken place to ensure they are aligned across the organisation. This information is used in various ways, for example depreciation in the corporate accounts.
7.9 	Retaining freeholds
Our policy is to retain freeholds of existing stock and obtain freeholds wherever possible. This is because there is greater oversight of these properties allowing better services to residents and owned sites are generally more cost effective to manage. The ownership of freeholds also fits with the long-term nature of asset management and the approach taken within this strategy. Suitable commercial and other considerations will be given to any site, to ensure this is beneficial.
7.10 Tenure changes
The change of tenure will be considered as an option when appraising properties. This may also be used to retain and maintain older stock that requires significant investment and avoid the loss of a social asset in the long term. Where a property is identified for tenure conversion all requirements to inform or consult.
7.11 Housing Revenue Account business plan
We review our 30-year Housing Revenue Account each year and publish this.  It includes a review of asset spend over the 30-year business plan and established funding for the programme. This business plan facilitates the needs of this strategy. There is significant investment in a decarbonisation programme that has been included in business plan and this is a significant investment in upgrading our homes and runs through to 2045. This planning supports the approach to sustainability and energy efficiency. We have a plan that funds all the inputs needed to achieve decent homes now and in the future. This has been the result of various teams working to input their costs and a result of the work to improve the data we hold on our properties.
7.12 There is significant detail on asset expenditure now in place over the next 30 years. This has allowed the development of detailed and accurate expenditure. The table below shows a view of the high-level detail of the expenditure and funding. The two charts that follow show the profile of the expenditure and then the funding over the entire 30-year period.

The table below shows a Breakdown of asset expenditure and funding. Years 1 to 6 detail with 30-year total:
	 
	1
	2
	3
	4
	5
	6
	30 Year

	Description
	2025.26 
	2026.27 
	2027.28 
	2028.29 
	2029.30 
	2030.31 
	Total

	 
	£000
	£000
	£000
	£000
	£000
	£000
	£000

	Expenditure
	 
	 
	 
	 
	 
	 
	 

	Major Works
	-£24,742
	-£23,684
	-£24,668
	-£24,330
	-£24,689
	-£30,633
	-£903,830

	Decarbonisation
	-£10,536
	-£18,899
	-£20,053
	-£20,773
	-£17,372
	-£17,894
	-£651,573

	Disabled Adaptations
	-£2,750
	-£2,750
	-£2,665
	-£2,718
	-£2,773
	-£2,828
	-£104,241

	Environmental Improvements
	-£250
	-£500
	-£513
	-£523
	-£533
	-£544
	-£19,739

	Compliance Costs
	-£1,667
	-£250
	-£259
	-£267
	-£275
	-£283
	-£3,000

	Other Capital Expenditure
	-£619
	-£375
	-£231
	-£237
	-£242
	-£248
	-£11,025

	New Build & 141 Replacements
	-£8,331
	-£16,878
	-£8,925
	-£1,609
	£0
	£0
	-£35,742

	Total expenditure
	-£48,894
	-£63,336
	-£57,314
	-£50,456
	-£45,884
	-£52,429
	-£1,729,151

	Financing
	 
	 
	 
	 
	 
	 
	 

	Revenue Contribution to Capital Outlay
	£0
	£704
	£0
	£6,507
	£8,793
	£0
	£16,003

	Major Repairs Reserve
	£24,754
	£14,572
	£16,880
	£17,428
	£17,784
	£18,035
	£640,636

	Other Capital receipts
	£14,996
	£25,676
	£388
	£407
	£428
	£449
	£63,320

	Leaseholder Contributions
	£0
	£1,653
	£250
	£350
	£250
	£250
	£8,753

	Decarbonisation Funding
	£0
	£0
	£14,543
	£4,000
	£4,000
	£4,473
	£163,528

	General RTB Receipts
	£5,088
	£2,395
	£1,018
	£1,088
	£1,163
	£1,242
	£81,331

	Retained RTB Receipts
	£4,056
	£8,324
	£4,462
	£804
	£0
	£0
	£17,646

	Borrowing
	£0
	£10,012
	£19,773
	£19,872
	£13,466
	£27,981
	£737,935

	Total financing
	£48,894
	£63,336
	£57,314
	£50,456
	£45,884
	£52,429
	£1,729,151

	 
	1
	2
	3
	4
	5
	6
	30 Year

	
	
	
	
	
	
	
	

	Revenue
	2025.26 
	2026.27 
	2027.28 
	2028.29 
	2029.30 
	2030.31 
	Total

	 
	£000
	£000
	£000
	£000
	£000
	£000
	£000

	Responsive & Cyclical Repairs
	-£23,730
	-£24,991
	-£25,571
	-£25,734
	-£25,884
	-£26,020
	-£997,885

	 
	 
	 
	 
	 
	 
	 
	 



Asset Management Expenditure – 30-year plan








Asset Management Funding – 30-year plan



[bookmark: _Toc213754754]8. Sustainability and Energy Efficiency
8.1 We understand the importance of warm, sustainable and energy efficient homes and will maximise this to benefit both residents and the wider community. We take a leading role in tackling climate change and we are committed to deliver retrofit aligned to the corporate Net Zero targets.
We will:
· Improve the energy efficiency of all homes to meet EPC Band C by 2030.
· Invest in renewable technologies where viable.
· Support residents in reducing fuel bills through advice and technology.
· Reduce carbon emissions from our operations and supply chain.
· Execute our plan for the decarbonisation of the portfolio.
· Engage with communities about energy efficiency and decarbonisation solutions.
8.2	This strategy recognises the potential of new energy saving technology and the environmental benefits this can bring along with the opportunity for lower energy costs in residents homes. We set out our detailed approach to the sustainability in our Climate Responsive Norwich Programme 2025-2035. This has four main areas of action, one of which is Council Housing climate action. This work is underway and has already been successful in attracting significant external funding. The Climate Responsive Norwich Programme has identified the full cost of the decarbonisation work. It establishes the works required in some of our homes and established a plan for optimisation studies with the remaining homes, where more detailed work is needed to identify solutions. An example of this is the 29 communal heat networks. 13 of these have been identified where heat pumps solutions will put in place. The remaining networks have optimisation surveys commencing.
8.3	Norwich has good coverage of EPC data and has identified that the average rating of our homes is EPC C. However, we also have just under a quarter of the portfolio below EPC C. The Climate Responsive Norwich Programme 2025-2035 includes the plan in detail for achieving EPC C across our homes. The table below show the breakdown of current ratings.
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[bookmark: _Toc213754755]9. Data and Systems
9.1	Good decisions rely on good data. We will continue to:
· Maintain up-to-date asset data with condition, compliance and performance information.
· Use digital tools to improve accuracy and reporting.
· Regularly validate data through surveys, inspections, and audits.
The importance of data supporting asset compliance is a key part of our approach. We have worked towards being data led in our decision making. Alongside the work to capture and validate the information about our homes, we have developed and will continue to develop performance dashboards to provide robust monitoring of work and the portfolio. We will use these data sets to target work and achieve the long terms aims of this plan.
[bookmark: _Toc213754756]10. Resident Engagement and Consultation
10.1	Residents’ views are central to our strategy, we will ensure this by actively engaging with residents, listening to their feedback and using their insights to shape priorities and investment decisions. This means improving communication and making sure our services are accessible, fair, and focused on delivering real value for customers. Our goal is not only to maintain safe, high-quality homes but to do so in a way that strengthens trust and satisfaction among the communities we serve.
We will:
· Consult residents on planned works.
· Before major works, residents will be consulted on design choices and disruption minimisation.
· Act on feedback about property condition and safety.
· Communicate clearly about our services to maintain their homes, repairs, improvements and investment plans.
· Resident satisfaction surveys after major works or home improvements have been carried out.
· Use customer feedback to shape service delivery of our services.
[bookmark: _Toc213754757]11. Governance and Reporting
11.1	Cabinet has overall responsibility for this strategy. Performance will be monitored through:
· Regular compliance reports.
· Progress against planned investment programmes.
· Annual asset performance reviews.
We will review this strategy every three years or sooner if required by regulatory or legislative change.
[bookmark: _Toc213754758]12. Conclusion
12.1	This strategy provides a practical plan to manage our homes responsibly. By focusing on safety, compliance, sustainability and value for money, we will protect our assets, meet residents’ needs, and ensure our portfolio remains fit for the future.
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High quality compliant homes


Refurbishment


Planned maintenance


Cyclical maintenance


Responsive maintenance


Void repairs


New build


HRA COUNCIL Stock by Property Type

Total	



House	Bungalow	Flat	Maisonette	5781	866	6927	460	
HRA COUNCIL Stock by Bedroom Number







1 Bed	2 bed	3 bed	4 bed	5 bed	6 bed	3440	4924	5214	398	46	12	
HRA Capital Programme	
Major Works	2025.26	2026.27	2027.28	2028.29	2029.3	2030.31	2031.32	2032.33	2033.34	2034.35	2035.36	2036.37	2037.3799999999999	2038.3899999999999	2039.3999999999999	2040.4099999999999	2041.4199999999998	2042.4299999999998	2043.4399999999998	2044.4499999999998	2045.4599999999998	2046.4699999999998	2047.4799999999998	2048.4899999999998	2049.5	2050.5100000000002	2051.5200000000004	2052.5300000000007	2053.5400000000009	2054.5500000000011	24741.592000000001	23684.23	24667.636274999997	24330.361073399999	24688.975847971502	30633.128140308614	27898.871053121955	28118.060523347373	28267.313817447633	28645.383976363282	29413.056897613613	27174.882695957345	27949.537490118189	28684.083771112138	29435.693337439632	30206.583802352772	27791.605739484312	28519.461189917081	29265.975522210272	30031.613199370138	30816.849759189605	32620.483180237719	33472.170473531827	34345.600569561371	35241.311517926508	36159.854082680948	35351.629782294534	36272.494375337832	37216.794377159669	38185.107134153004	Decarbonisation	2025.26	2026.27	2027.28	2028.29	2029.3	2030.31	2031.32	2032.33	2033.34	2034.35	2035.36	2036.37	2037.3799999999999	2038.3899999999999	2039.3999999999999	2040.4099999999999	2041.4199999999998	2042.4299999999998	2043.4399999999998	2044.4499999999998	2045.4599999999998	2046.4699999999998	2047.4799999999998	2048.4899999999998	2049.5	2050.5100000000002	2051.5200000000004	2052.5300000000007	2053.5400000000009	2054.5500000000011	10535.612999999999	18898.625266666666	20053.361255999997	20772.760618679997	17372.450475674999	17893.623989945248	18731.917247463698	19293.874764887609	19872.691007834237	20468.871738069261	21082.937890211342	21715.426026917681	22366.888807725212	23037.895471956967	23729.032336115681	24440.903306199147	25174.130405385127	25929.35431754668	26707.234947073084	27508.451995485277	28333.705555349836	19455.811148006884	20039.485482447093	20640.670046920506	21259.890148328119	21897.686852777962	22554.617458361303	23231.255982112143	23928.193661575508	24646.039471422773	Disabled Adaptations	2025.26	2026.27	2027.28	2028.29	2029.3	2030.31	2031.32	2032.33	2033.34	2034.35	2035.36	2036.37	2037.3799999999999	2038.3899999999999	2039.3999999999999	2040.4099999999999	2041.4199999999998	2042.4299999999998	2043.4399999999998	2044.4499999999998	2045.4599999999998	2046.4699999999998	2047.4799999999998	2048.4899999999998	2049.5	2050.5100000000002	2051.5200000000004	2052.5300000000007	2053.5400000000009	2054.5500000000011	2750	2750	2665	2718.2999999999997	2772.6659999999997	2828.1193199999993	2884.6817063999997	2942.3753405279995	3001.2228473385594	3061.2473042853308	3122.4722503710373	3184.9216953784576	3248.6201292860264	3313.5925318717477	3379.8643825091826	3447.4616701593659	3516.4109035625534	3586.7391216338037	3658.4739040664804	3731.6433821478095	3806.2762497907661	3882.4017747865814	3960.0498102823126	4039.2508064879594	4120.0358226177186	4202.4365390700732	4286.4852698514751	4372.2149752485047	4459.6592747534751	4548.852460248544	Environmental Improvements	2025.26	2026.27	2027.28	2028.29	2029.3	2030.31	2031.32	2032.33	2033.34	2034.35	2035.36	2036.37	2037.3799999999999	2038.3899999999999	2039.3999999999999	2040.4099999999999	2041.4199999999998	2042.4299999999998	2043.4399999999998	2044.4499999999998	2045.4599999999998	2046.4699999999998	2047.4799999999998	2048.4899999999998	2049.5	2050.5100000000002	2051.5200000000004	2052.5300000000007	2053.5400000000009	2054.5500000000011	250	500	512.49999999999989	522.74999999999989	533.20499999999993	543.86909999999989	554.74648199999979	565.84141163999993	577.15823987279998	588.7014046702559	600.47543276366105	612.48494141893411	624.73464024731288	637.22933305225922	649.97391971330421	662.97339810757035	676.23286606972181	689.75752339111614	703.55267385893853	717.62372733611721	731.97620188283963	746.6157259204964	761.54804043890624	776.7790012476845	792.31458127263818	808.16087289809093	824.32409035605281	840.8105721631739	857.62678360643736	874.77931927856616	Compliance Costs	2025.26	2026.27	2027.28	2028.29	2029.3	2030.31	2031.32	2032.33	2033.34	2034.35	2035.36	2036.37	2037.3799999999999	2038.3899999999999	2039.3999999999999	2040.4099999999999	2041.4199999999998	2042.4299999999998	2043.4399999999998	2044.4499999999998	2045.4599999999998	2046.4699999999998	2047.4799999999998	2048.4899999999998	2049.5	2050.5100000000002	2051.5200000000004	2052.5300000000007	2053.5400000000009	2054.5500000000011	1667	250	258.74999999999994	266.51249999999999	274.50787499999996	282.74311124999997	0	0	0	0	0	0	0	0	0	0	0	0	0	0	0	0	0	0	0	0	0	0	0	0	Other Capital Expenditure	2025.26	2026.27	2027.28	2028.29	2029.3	2030.31	2031.32	2032.33	2033.34	2034.35	2035.36	2036.37	2037.3799999999999	2038.3899999999999	2039.3999999999999	2040.4099999999999	2041.4199999999998	2042.4299999999998	2043.4399999999998	2044.4499999999998	2045.4599999999998	2046.4699999999998	2047.4799999999998	2048.4899999999998	2049.5	2050.5100000000002	2051.5200000000004	2052.5300000000007	2053.5400000000009	2054.5500000000011	618.64	375	231.375	236.77874999999997	242.31386249999997	247.98366337499994	282.91410643499995	289.73729018204995	296.73188465259142	303.9023664725508	311.25333325271652	318.789506952007	326.51573733631045	334.43700553565787	342.55842770257078	350.88525877450797	359.42289634342052	368.176884635514	377.15291860440607	386.35684814096135	395.79468240318192	405.47259426962887	415.39692491995623	425.57418854623825	436.01107719888228	446.71446577103086	457.69141712546752	468.94918736816345	480.4952312727188	492.33720786008109	New Homes	2025.26	2026.27	2027.28	2028.29	2029.3	2030.31	2031.32	2032.33	2033.34	2034.35	2035.36	2036.37	2037.3799999999999	2038.3899999999999	2039.3999999999999	2040.4099999999999	2041.4199999999998	2042.4299999999998	2043.4399999999998	2044.4499999999998	2045.4599999999998	2046.4699999999998	2047.4799999999998	2048.4899999999998	2049.5	2050.5100000000002	2051.5200000000004	2052.5300000000007	2053.5400000000009	2054.5500000000011	8330.7952758320662	16878.153051434088	8924.8854219934092	1608.618920514104	0	0	0	0	0	0	0	0	0	0	0	0	0	0	0	0	0	0	0	0	0	0	0	0	0	0	
£000	



HRA use of Resources	
MRR	2025.26	2026.27	2027.28	2028.29	2029.3	2030.31	2031.32	2032.33	2033.34	2034.35	2035.36	2036.37	2037.3799999999999	2038.3899999999999	2039.3999999999999	2040.4099999999999	2041.4199999999998	2042.4299999999998	2043.4399999999998	2044.4499999999998	2045.4599999999998	2046.4699999999998	2047.4799999999998	2048.4899999999998	2049.5	2050.5100000000002	2051.5200000000004	2052.5300000000007	2053.5400000000009	2054.5500000000011	24754.475036772026	14572.445012552347	16879.882939899562	17427.617104690122	17784.385293354404	18034.664540404239	18325.830384837627	18621.428997232193	18921.521221968607	19226.16856409558	19535.433191418844	19849.377936409408	20168.066297923022	20491.562442722618	20819.931206795027	21153.238096453246	21491.549289215072	21834.931634448792	22183.452653776178	22537.180541222871	22896.184163105925	23260.533057647819	23630.297434306136	24005.548172807736	24386.356821875674	24772.79559763721	25164.937381700453	25562.855718887167	25966.624814608673	26376.319531871486	General RTB Receipts	2025.26	2026.27	2027.28	2028.29	2029.3	2030.31	2031.32	2032.33	2033.34	2034.35	2035.36	2036.37	2037.3799999999999	2038.3899999999999	2039.3999999999999	2040.4099999999999	2041.4199999999998	2042.4299999999998	2043.4399999999998	2044.4499999999998	2045.4599999999998	2046.4699999999998	2047.4799999999998	2048.4899999999998	2049.5	2050.5100000000002	2051.5200000000004	2052.5300000000007	2053.5400000000009	2054.5500000000011	5087.8305113428414	2394.9508450487033	1017.5243278905078	1088.3777083607092	1162.973529495187	1241.5009110435547	1324.1584487200753	1411.1546882016585	1502.7086228277833	1599.0502161873728	1700.420950837128	1807.0744044577702	1919.2768548202291	2037.307915002212	2161.4612003677189	2292.0450288976208	2429.383156539157	2573.8155493247286	2725.6991940991729	2885.4089497854116	3053.3384412157684	3229.9009976570755	3415.5306382642389	3610.683106809005	3815.8369581473321	4031.4946990125477	4258.1839858506028	4496.4588825494347	5393.7898791615216	5663.4793731195923	RCCO	2025.26	2026.27	2027.28	2028.29	2029.3	2030.31	2031.32	2032.33	2033.34	2034.35	2035.36	2036.37	2037.3799999999999	2038.3899999999999	2039.3999999999999	2040.4099999999999	2041.4199999999998	2042.4299999999998	2043.4399999999998	2044.4499999999998	2045.4599999999998	2046.4699999999998	2047.4799999999998	2048.4899999999998	2049.5	2050.5100000000002	2051.5200000000004	2052.5300000000007	2053.5400000000009	2054.5500000000011	0	703.84440516251323	0	6506.6257470369819	8793.0107983784292	0	0	0	0	0	0	0	0	0	0	0	0	0	0	0	0	0	0	0	0	0	0	0	0	0	Leaseholder Contributions	2025.26	2026.27	2027.28	2028.29	2029.3	2030.31	2031.32	2032.33	2033.34	2034.35	2035.36	2036.37	2037.3799999999999	2038.3899999999999	2039.3999999999999	2040.4099999999999	2041.4199999999998	2042.4299999999998	2043.4399999999998	2044.4499999999998	2045.4599999999998	2046.4699999999998	2047.4799999999998	2048.4899999999998	2049.5	2050.5100000000002	2051.5200000000004	2052.5300000000007	2053.5400000000009	2054.5500000000011	0	1652.72	250	350	250	250	250	250	250	250	250	250	250	250	250	250	250	250	250	250	250	250	250	250	250	250	250	250	250	250	Retained RTB Receipts	2025.26	2026.27	2027.28	2028.29	2029.3	2030.31	2031.32	2032.33	2033.34	2034.35	2035.36	2036.37	2037.3799999999999	2038.3899999999999	2039.3999999999999	2040.4099999999999	2041.4199999999998	2042.4299999999998	2043.4399999999998	2044.4499999999998	2045.4599999999998	2046.4699999999998	2047.4799999999998	2048.4899999999998	2049.5	2050.5100000000002	2051.5200000000004	2052.5300000000007	2053.5400000000009	2054.5500000000011	4055.527542916032	8323.9876012045461	4462.4427109967046	804.30946025705202	0	0	0	0	0	0	0	0	0	0	0	0	0	0	0	0	0	0	0	0	0	0	0	0	0	0	Other Capital receipts	2025.26	2026.27	2027.28	2028.29	2029.3	2030.31	2031.32	2032.33	2033.34	2034.35	2035.36	2036.37	2037.3799999999999	2038.3899999999999	2039.3999999999999	2040.4099999999999	2041.4199999999998	2042.4299999999998	2043.4399999999998	2044.4499999999998	2045.4599999999998	2046.4699999999998	2047.4799999999998	2048.4899999999998	2049.5	2050.5100000000002	2051.5200000000004	2052.5300000000007	2053.5400000000009	2054.5500000000011	14995.807184801162	25675.992557840342	387.79088289622644	407.18042704103777	427.53944839308969	448.91642081274426	471.36224185338148	494.93035394605056	519.67687164335302	545.66071522552079	572.94375098679677	601.5909385361366	631.67048546294347	663.25400973609067	696.41671022289529	731.23754573403994	767.7994230207421	806.18939417177921	846.49886388036805	888.82380707438654	933.26499742810574	979.92824729951099	1028.9246596644866	1080.3708926477109	1134.3894372800964	1191.1089091441013	1250.6643546013063	1313.1975723313717	1378.8574509479402	1447.8003234953374	Decarbonisation Funding	2025.26	2026.27	2027.28	2028.29	2029.3	2030.31	2031.32	2032.33	2033.34	2034.35	2035.36	2036.37	2037.3799999999999	2038.3899999999999	2039.3999999999999	2040.4099999999999	2041.4199999999998	2042.4299999999998	2043.4399999999998	2044.4499999999998	2045.4599999999998	2046.4699999999998	2047.4799999999998	2048.4899999999998	2049.5	2050.5100000000002	2051.5200000000004	2052.5300000000007	2053.5400000000009	2054.5500000000011	0	0	14542.657999999999	4000	4000	4473.4059974863121	4682.9793118659245	4823.4686912219022	4968.1727519585593	5117.2179345173154	5270.7344725528355	5428.8565067294203	5591.7222019313031	5759.4738679892416	5932.2580840289202	6110.2258265497867	6293.5326013462818	6482.3385793866701	6676.808736768271	6877.1129988713192	7083.4263888374589	4863.9527870017209	5009.8713706117733	5160.1675117301265	5314.9725370820297	5474.4217131944906	5638.6543645903257	5807.8139955280358	5982.0484153938769	6161.5098678556933	Borrowing	2025.26	2026.27	2027.28	2028.29	2029.3	2030.31	2031.32	2032.33	2033.34	2034.35	2035.36	2036.37	2037.3799999999999	2038.3899999999999	2039.3999999999999	2040.4099999999999	2041.4199999999998	2042.4299999999998	2043.4399999999998	2044.4499999999998	2045.4599999999998	2046.4699999999998	2047.4799999999998	2048.4899999999998	2049.5	2050.5100000000002	2051.5200000000004	2052.5300000000007	2053.5400000000009	2054.5500000000011	0	10012.067896292299	19773.209091310397	19871.971415208191	13466.209991525397	27980.979455132008	25298.800208143635	25608.906599983231	25853.038328747512	26330.009359834879	27200.663438416748	25069.605080491692	25955.560964575558	26805.639878078611	27677.055202065796	28572.060937958657	26285.538340723873	27146.213879792213	28029.930517289191	28937.162855526327	29868.38845802897	24526.469333615183	25314.026628773452	26121.104928769171	26948.00739295876	27795.031894209744	26912.307931246163	27755.398922933819	27971.44876825577	28848.006496620834	Total HRA Capital Programme	2025.26	2026.27	2027.28	2028.29	2029.3	2030.31	2031.32	2032.33	2033.34	2034.35	2035.36	2036.37	2037.3799999999999	2038.3899999999999	2039.3999999999999	2040.4099999999999	2041.4199999999998	2042.4299999999998	2043.4399999999998	2044.4499999999998	2045.4599999999998	2046.4699999999998	2047.4799999999998	2048.4899999999998	2049.5	2050.5100000000002	2051.5200000000004	2052.5300000000007	2053.5400000000009	2054.5500000000011	48893.640275832069	63336.00831810075	57313.507952993401	50456.081862594096	45884.119061146506	52429.46732487886	50353.130595420655	51209.889330585029	52015.117797145816	53068.106789860678	54530.195804212366	53006.504866624426	54516.296804713049	56007.238113528765	57537.122403480367	59108.807435593364	57517.80281084514	59093.489037124193	60712.389965813178	62375.689152480307	64084.602448616228	57110.784423221317	58648.650731620095	60227.874612763764	61849.563147343863	63514.8528131981	63474.74801798883	65185.725092229812	66942.769328367809	68747.11559296296	
£000	



image1.png
seas | INORAICIR
ERE |
wss | Clt7 Coungil

p—//f’
o

&33
\\\1\:11:\

e





image2.svg
  
.MsftOfcThm_Background1_Fill_v2 {
 fill:#FFFFFF; 
}

                                                                            F on t : Gill S a ns N o va


image5.png




image6.png
92+ A 0.07
811091 B 297
69 to 80 C 72.04
55 to 68 D 2434
391to 54 E 0.40
211038 F 018
01to 20 _ 0.01

% A -C 75.08





image7.jpeg
IN 4\
YW TRAN

communication for all




image3.png




image4.svg
       


