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ASSET MANAGEMENT STRATEGY 
EXECUTIVE SUMMARY 

 
 
The Asset Management Strategy sets a framework by which current and 
future capital investment decisions will be made. 
 
The Asset Management Strategy supports the Stockport Homes mission to 
“Transform/Change Lives” (TBC). (Section 2) 
 
The Strategy identifies four key aims which taken as a whole will ensure that 
effective stock investment takes place including the maintenance of the 
Stockport Plus Standard, improve or replace stock which may no longer meet 
need and support wider strategic objectives of the Community,  Stockport 
Homes and the Council. (Section 3) 
 
Background information relating to the profile of the Borough of Stockport, the 
strategic context relating to this strategy the profile of all assets managed by 
Stockport Homes and a profile of the current service including Decent Homes 
investment, responsive repairs service, void management and planned 
maintenance. (Section 4) 
 
The methodology for developing a 30 year investment plan is outlined 
including the collection of stock condition data, current demand for housing, 
future demand and demographic projections. The involvement of customers, 
staff and neighbourhood sustainability indicators are also discussed. The 
growing need to address climate change issues, work to reduce carbon 
emissions and achieve value for money are included in this section     
(Section 5)   
 
Details of how the Asset Management‟s strategic aims will be achieved are 
discussed including an explanation of the Net Present Valuation (NPV) 
calculation for neighbourhoods and property archetypes. (Section 6) 
 
An outline of the option appraisal model and traffic light methodology for 
addressing the future sustainability of stock is included. (Section 7) 
 
An action plan for the Asset Management Strategy will be developed and 
reviewed on a regular basis to ensure the strategic aims are achieved. 
(Section 8) 
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1.0  INTRODUCTION 
 

The introduction of the new self-financing regime for Local Authorities and Arms 
Length Management Organisations (ALMO‟s), and with the advent of the 
localism agenda, represents a significant change in the way Stockport Homes 
and the Council will strategically plan and operate the business into the future.  

 
The self-financing regime offers Stockport Homes and Stockport Council a 
great opportunity for greater customer involvement and local decision making in 
the allocation of rental income for long term strategic business planning for the 
benefit of current and future customers and the business as a whole. 

 
This strategy aims to take full advantage of the self-financing arrangements in 
order to carry out more effective asset management by setting a workable and 
realistic framework for taking long-term decisions about the utilisation of assets 
including the reuse and development of land and dwellings. 
 
The long-term nature of the self-financing regime and the blurring of the 
distinction between capital and revenue budgets allows for the delivery of 
greater efficiencies in procurement with the predictability of resources allowing 
long-term planning of the supply chain and labour. 
 
This Asset Management Strategy provides a framework to build on past 
achievements such as the success of the Decent Homes programme but is 
also key in taking forward the organisations overall business strategy over the 
next 30 years. 
 
It is not possible to accurately forecasting HRA business planning and Asset 
Management for the whole 30 year life of this strategy therefore an annual 
scrutiny of the goals and achievements will be made and every five year a 
thorough review of the strategy will be carried out. 

  
2.0   STOCKPORT HOMES VISION, MISSION AND AIMS 
 

The Asset Management Strategy supports and contributes to achieving the 
Stockport Homes Vision, Mission and Aims.  

 
Mission 

 
Transforming/Changing lives (TBC) 

 
Aims 

 

 Support customers in all aspects of their lives through effective 
partnership working 

 Exceed customer expectations and always do the right thing 

 Create greener places to live and work and continually minimise our 
impact on the environment 

 Expand our thriving, safe and sustainable neighbourhoods, maximising 
our contribution to meeting housing need 
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 Involve customers and staff in decision making and create 
opportunities for them to fulfil their potential 

 Grow by making the best use of our resources and diversifying into 
new businesses that compliment what we already do 

 
 
 
 
3.0     ASSET MANAGEMENT STRATEGY AIMS  
 

As well as supporting the organisations wider aims the strategy seeks to 
achieve the following asset management aims:  

 
 
 

Aim 1  
 

To create “Effective stock investment and work 
programmes that designed to keep all properties at 
least to the Stockport Plus standard and deliver 
significant carbon reductions” 

Aim 2 
 

To ensure and active asset management regime, 
identifying properties which have poor social, 
economic or environmental performance and either 
improving them or replacing them with properties 
which are fit for purpose” 
 

Aim 3 
 

           To support wider objectives; being clear where and 
how the asset management strategy is supporting 
wider objectives such as new development, 
environmental investment or supporting community 
activities such as the production of estate master 
plans” 

 
Aim 4 

To respond to Customer’s Needs positively by taking 
into account their aspirations and striving to exceed 
their expectations” 
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4.0    BACKGROUND 
  
         4.1 Profile of Stockport Borough 

Stockport‟s population is 282,975 (2009) and projected to reach 284,003 by 
2029 which is an increase of 0.4%.   

  
Stockport has a skilled and well-qualified workforce (22.1% of the population 
are qualified to degree level or equivalent compared to the national average of 
19.8%) and there is a low level of unemployment compared to the national 
average and a better than average level of general health. The level of petty 
crime (car crime and burglary) is slightly higher than the national average but 
violent crime is lower. 
 
There are around 120,450 dwellings (owned and rented) in the Borough, 44% 
are semi–detached with around the same number of terraced and detached 
combined, flats make up the remainder of the stock. Stockport Homes manage 
11,469 of these dwellings on behalf of Stockport Council as at 1/10/11. 
 
Stockport is a Borough of contrasts with some of the most affluent areas in the 
country and areas which experience huge disadvantages and social problems. 
There are 22 small areas within the Borough that, taking into account income 
levels, education attainment and crime rates have been described as deprived. 
One ward, Brinnington, falls within the 2% most deprived in England, and 
contains within it the largest estate with over 2,000 properties.   

 

 
4.2 Strategic Context 
The Asset Management Strategy reflects and supports the objectives contained 
within Stockport Council‟s strategies, not only meeting housing objectives but 
wider strategic objectives. The Stockport Council Strategies which influence 
this strategy include: 

 
 

 The Stockport Strategy 2020  

 The Stockport Housing Strategy  

 Better Life Chances Strategy 

 Stockport Councils Estate Strategy  

 Stockport Local Development Framework (Core Strategy)  

 Valuing Greenspace 2002  

 District and Local Centres Strategy 2007-2012  

 Stockport Strategy for Crime, Drugs and Disorder Reduction   

 Stockport Play and Freetime Strategy   

 Affordable Warmth Strategy 

 Child Poverty Strategy 

 
The Asset Management Strategy is also reflected in other Stockport Homes 
strategies, plans and related documents (see Appendix 1) such as:  
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 The Delivery Plan 

 Development Strategy 

 Climate Change Strategy 

 Sheltered Housing Review 

 Garage review 

 Commercial property review 

 Value for Money Strategy 

 Customer Involvement Strategy 

 Equality and Diversity Strategy 

 Customer Profiling Reports 

 Neighbourhood Action Plans 

 Older Persons Strategy  

 Stockport 30 year HRA Business Plan 
 

The key document for which this strategy supports directly is the Stockport 
HRA 30 year business plan.  
 
The Strategy is therefore a vital strategic tool for the delivery of Stockport‟s  
overall HRA business plan and is designed to both reflect and assist in 
delivering the objectives of the business strategy. 
 
The Asset Management Strategy is therefore closely linked to the business 
plan, cash flow projections and the planning of the risk management strategy.  
 
4.3 Profile of the Assets Managed by Stockport Homes 
Stockport Homes manages a wide portfolio of properties managed on behalf of  

 the council including the following: 
 
 

 11,469 Domestic Dwellings (October 2011) 

 43 Commercial Shops 

 43 Garages Plots  

 1,233 Garages 

 60 Hectares of Green Space (148 acres) 

 13 Play Areas. 
 

 
 
 

Domestic Dwellings 
 
The total council owned residential stock stood at 11,469 properties as at 
October 2011 (see Table 1 below).  There are a further 328 leasehold 
properties managed by Stockport Homes.  
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Table 1: Numbers, Archetype, Geographical Spread and 
Year of Construction – Domestic Dwellings (excludes 
Hostels) 

Archetype 
Total Number of Properties 

(October 2011) 

House PRE 1920 166 

House 1920-1930 35 

House 1931-1944 896 

House 1945-1963 2259 

House 1964-1971 517 

House 1972-1984 248 

House POST 1984 433 

Flat/Maisonette PRE 1920 40 

Flat/Maisonette 1931-1944 223 

Flat/Maisonette 1945-1963 1445 

Flat/Maisonette 1964-1971 1304 

Flat/Maisonette 1972-1984 832 

Flat/Maisonette POST 1984 62 

Bungalow 499 

High Rise 1696 

House Non Trad 416 

Flat/Maisonette Non Trad 384 

Bungalow Non Trad 14 

Grand Total 11469 

 
 

The stock comprises a high proportion of high-rise properties and 814 dwellings 
are classed as non-traditional.  
 
A small proportion of the current stock was built in the 1920‟s and 30‟s, 
however, the real growth in stock took place post-war, from 1945 tailing off in 
the 1980‟s and 1990‟s. 
 
Housing stock managed by Stockport Homes is spread throughout the Borough 
but predominantly concentrated on the Brinnington, Adswood, Bridgehall, 
Offerton and Lancashire Hill estates.  

 
 

Commercial Stock 
 
Stockport Homes manages 43 shops at eight locations. A number of common 
issues relating to the commercial stock have been identified including:  

 

 reduction in the number of properties let resulting in a depreciation in 
revenue income;  

 decrease in the quality and quantity of services;  

 increase in the number of community and local authority services 
occupying assets with nominal or no rental income;  

 on-going maintenance and investment requirements. 
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A report was commissioned in early 2009 with Manchester University and a 
sample stock condition survey of the premises was carried out by FPD Savills 
in October 2009.  
 
The sustainability study and the stock condition information will be combined 
with the rental and lease information, relevant master plans and regeneration 
projects in order to develop a strategy that examines in detail the future of the 
commercial premises including option appraisals for their future use together 
with a planned investment programme.  

 
Garages 
 
Stockport Homes manages 123 garage sites providing approximately 1,227 
spaces, including 43 garages plots across the Borough. The garages range 
from the traditional sites maintained by Stockport Homes and a number of sites 
where customers are responsible for building their own garages and only rent 
the plot. Resident car parking is provided across the 22 multi-storey blocks and 
11 medium-rise blocks, in addition to many pieces of land used by customers 
informally for parking purposes. 
 
Since 2007 Stockport Homes has carried out an annual review of garage sites, 
to assess the investment required, sites which are no longer sustainable and 
those which could be used for alternative purposes, for example for car parking 
or use as new build sites. During 2010/11 three garage sites were demolished, 
one site has been used to provide eight new homes and for those sites which 
are sustainable investment works have taken place. Historically income 
received from the garages has been significantly out of balance with the 
amount of investment required. However, a large number of garages which 
were in poor condition, with no demand have been demolished; this has helped 
to reduce this overall deficit. All garage sites will continue to be monitored to 
assess demand and investment requirements and will form part of asset 
reviews over the next 30 years.  

 
 

Green Space  
 
Stockport Homes manages approximately 60 hectares of green space across 
the borough. The majority of the green spaces are invaluable assets to 
Stockport Homes' customers, in addition to the aesthetic, visual and ecological 
benefits in sustaining neighbourhoods.  
 
There are areas across the Borough which could be considered opportunities 
for alternative uses, both for new build opportunities and environmental 
projects. In 2009 a study of all potential development sites was undertaken and 
the Asset Management and Development Team and the Sustainability Manager 
worked in together closely to codify these opportunities. Many of the identified 
sites now form part of Stockport‟s new build development pipeline plans.   
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As part of Stockport‟s commitment to improving and maintaining sustainable 
neighbourhoods, funding is set aside to work with customers and partners 
including Greater Manchester Police, The Council, Groundwork Trust, Keep 
Britain Tidy and NW Liveability Foundation to deliver a range of 
projects/initiatives that support the wider social, economic and environmental 
issues across neighbourhoods. 
 
 
This includes the Estate Improvement Budget (EIB) which is an annual 
programme with a set criteria, as agreed with customers to invest in projects 
which:-  
 

 demonstrate that; will improve or enhance the appearance? 

 improve or enhance the safety and / or security of an area such as 
improving lighting, or gate off an alley way  

 or, contribute to the long term sustainability of an area? 

 or, address a local problem or issue that will improve the quality of life 
for customers in that area.    

 
In addition community safety initiatives which tackle and prevent anti-social 
behaviour and complement to the wider objectives of the Safer Stockport 
Partnership are being delivered. Projects include individual cases identified 
through the Anti-Social Behaviour (ASB) Team where witness support is 
required, such as hardening of homes and neighbourhood projects including 
fencing, lighting where incidents or hot spot areas relating to ASB and 
partnership projects are identified through neighbourhood policing teams.  
 
A range of projects are also being delivered to improve and maintain a high 
quality of outdoor environment within neighbourhoods. This includes community 
clean-up activities, annual skip programme, projects that support Stockport 
Homes‟ Eyes Wide Open Policy, pest control treatments, graffiti removal and 
green space management improvements.   

 
Play Areas 
 
The provision of safe and accessible areas for children and young people to 
play is important to many customers and their families. Prior to the ALMO being 
formed, a variety of land assets were identified as part of the Housing Revenue 
Account (HRA) portfolio, including 13 sites which currently provide areas for 
children to play or have historically been sites used for play purposes. 
 
Upon the formation of Stockport Homes, the responsibility for management of 
land assets within the HRA transferred to the company, since this time the land 
has been maintained by Stockport Homes as part of the existing grounds 
maintenance contract. The play equipment within each of the sites has been 
maintained by Stockport Council Leisure Services, at no additional cost to 
Stockport Homes‟ customers.  
 
In consultation with customers, children and young people and Stockport`s Play 
Partnership five of the above children‟s play areas have been improved, 
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utilising resources secured through successful funding bids and Stockport‟s 
investment programme.  

 
 

Miscellaneous Assets 
 
Stockport Homes manages on behalf of the Council a range of miscellaneous 
assets, including:  telecom aerials; garden tenancies; housing ground rents; 
commercial ground rents; grazing land; service easements and sub stations. A 
review of these assets has identified a number of proposed new build 
developments sites which have been taken forward as part of the development 
programme. A detailed action plan is currently being developed to review the 
remaining miscellaneous assets. 

 
 
 

4.4 Profile of Current Service Provision 
 

The Decent Homes Standard in Stockport 
 
In 2003 a stock condition survey was carried out by FPD Savills and their 
subsequent report concluded that: “significant investment in the stock is 
required in the short to medium term to improve the stock to a modern and 
Decent Homes plus Standard”. In April 2006 an updated version of the stock 
condition survey identified 4,437 properties (37.4% of the stock) as Non-
Decent. 
 
From April 2006 to July 2010 a mixture of Decent Homes funding and Major 
Repairs Allowances (MRA) which totalled in excess of £150 million was 
invested into the stock to achieve 100% of properties meeting the Decent 
Homes Standard (known at the Stockport Plus Standard) as at the end of July 
2010 as illustrated in Table 2 below.  
 

Table 2 Decent Homes Progression 

Date No Props No of decent No of non-
decent 

1 April 05 11933 6935 4998 

1 April 06 11798 7433 4365 

1 April 07 11691 7962 3729 

1 April 08 11561 8648 2913 

1 April 09 11498 9497 2001 

1 Apr 10 11501 10960 541 

31 July 10  11463 11463 0 

 
In September 2009 FPD Savills were once again commissioned to carry out a 
stock condition survey, their findings validated Stockport‟s approach to 
delivering the decency programme.  
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One of the key aims of this Asset Management Strategy is to build on the 
legacy left by the decent homes programme and maintain customer‟s homes to 
at least to the current Stockport‟s plus Standard. 
 
Responsive (day-to-day) Repairs  
 
For the majority of customers responsive repairs represents the most important 
service provided by any social landlord. 
 
Day-to-day maintenance and upkeep of the stock is delivered through a 
responsive repairs service and great strides have been made since 2005 to 
reduce costs and to increase performance and customer satisfaction.  
 
Appropriate costs and planned service efficiencies have been incorporated 
within the financial plans for the future in order to maintain the stock to the 
service standards already experienced by customers. 

 
 

Void Properties  
 
Customers have been involved with formulating a void standard which aims to: 

 Manage customer expectations  

 Provide customers with a good quality home  

 Provide consistent standards  

 Offer post let work to suit the customer  

 Reduce duplication of inspections  
 

To minimise the time a property is void and therefore accruing rent loss, a 
robust voids procedure is in place which aims to turn around properties in the 
shortest possible time helping relieving demand on housing waiting lists and 
contributes to sustainable neighbourhoods. 
 
Stockport operates with a relatively stable and consistent level of void 
properties each year. Table 3 below illustrates the number of voids between 
2006 and 2011 together with average repair costs and average turnaround 
times. 

   
 

Table 3 – Number and average cost of voids – 2006 – 2011 

Year  No. of new 
voids  

No of 
properties 

let 

Average 
Repairs 

Cost per 
void  

Average 
Turn 

Around 
(Days) 

2006/7 892 1,008 2,210 35 

2007/8  823 917 1,680 27 

2008/9  987 1,137 1,622 24 

2009/10 1058 1,249 1,719 21 

2010/11 880 1,061 1,772 13 
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While it is important for planning and value for money purposes to programme 
as much investment works as possible it is clear that responsive and void 
property repairs will always form a key element of effective asset management. 
The figures above demonstrate a continued commitment to improve these two 
elements of the service. 

 
Cyclical and Planned Maintenance 
 
Stockport has a legal and ethical responsibility to ensure all customers live in a 
safe environment. 
 
To ensure compliance with these responsibilities Stockport Homes on behalf of 
the Council has engaged contractors to carry out the following works: 

 Check on an annual basis the safety of all gas appliances, pipework 
and associated fittings at customer‟s homes 

 Carry out periodical electrical checks to all properties and upgrade 
installations where required 

 Check and sample water to all water storage systems that could be 
susceptible to contamination by legionella bacteria, within the 
timescales laid down by the Health and Safety Executive 

 Check, clean and service all smoke alarms on an annual basis 

 Check and service all fire alarms as required by current legislation 

 Check all firefighting equipment and signage, replacing any damaged 
or faulty equipment 

 Carry out annual servicing and maintenance of passenger lifts  

 Check and service communal door entry systems 

 Half-yearly inspection and servicing of dry risers in high rise blocks  

 CCTV maintenance inspections 

 Barrier inspection and maintenance 

 Structural Surveys 

 Asbestos surveys in compliance The Control of Asbestos Regulations 
2006 

 Surveys in relation to Fire Safety Assessments 
 

An electronic central repository of information has been developed which 
captures all the data relating to the cyclical service contracts. These contracts 
are monitored centrally to ensure performance and value for money are 
maintained and efficiencies achieved. 
 
In addition to cyclical maintenance programmes relating to health and safety 
matters, other planned works take place including regular pre paint repairs and 
painting programmes. 
 
The continuation of the cyclical planned maintenance will form part of the 30 
year asset planning regime.  
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Fire Risk Assessments 
 
In September 2007 Stockport Homes and Greater Manchester Fire and Rescue 
Service (GMFRS) entered into a joint protocol to assist in the assessment of 
fire risks to customers and focusing initially on the most vulnerable customers 
to ensure appropriate standards of fire safety are identified, planned for and 
implemented and maintained in the long term for multiple occupied properties 
such as high rise blocks. 
 
In addition to the joint protocol with GMFRS, Stockport Homes have developed 
a strategy for the carrying out Fire Risk Assessment reports incorporating 
additional investment and ongoing training for operational and management 
staff. 
 
An independent consultancy called Fire Risk Assessment Services (FRAS) 
have carried out surveys and issued reports to date on the following: 

 10 sheltered housing schemes  

 2 Decommissioned sheltered schemes (now general let) 

 22 high rise blocks 

 150 medium rise blocks 

 439 low rise blocks 

 14 supported housing units  
 

In 2009 all the Fire Risk Assessment works to the sheltered and supported 
housing schemes were completed together with work to three high rise blocks. 
A programme to carryout Fire Risk Assessment works to the remaining 
properties has been instigated and it is envisaged that this work will be 
completed by 2015. 
 
Stockport Homes is committed to review all fire risk assessment reports on a 
five yearly basis.   

 
Disability Discrimination Act (DDA) 
 
By March 2010 all sheltered scheme communal areas together with communal 
areas of multi-storey blocks of flats have had enhanced DDA works completed 
and remain fully compliant with the Act.  

 
Asbestos Management 
 
Stockport Homes and Stockport Council recognise their responsibilities to 
ensure that effective safe management of asbestos containing materials under 
regulation 4 of The Control of Asbestos Regulations 2006 
 
An assessment of risk is used to determine the relevant action. These actions 
are as follows: Record details and manage, Seal, Encapsulate or Remove. 
 
Stockport Homes has an in-house Asbestos Surveying function which is 
responsible for the day to day asbestos management activities of the company 
including the maintenance of a central and integrated Asbestos Register.  
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From 2005 until 2010, asbestos removal has been carried out in conjunction 
with planned works associated with the Decent Homes programme. Following 
the cessation of funding relating to the Decent Homes programme, Stockport 
will, as part of the 30 year strategy, be embarking upon a proactive programme 
of identified asbestos encapsulation and removal. 

 
New Build and Stock Acquisition  
 
Stockport Homes became a partner of the Homes and Communities Agency 
(HCA) in 2008 enabling the organisation to access social housing grant for the 
development of new homes. As a result of the partnership with the HCA 
Stockport Homes to date have realised £7,286,783 of grant funding to develop 
46 flats, 33 new build houses for rent 6 new build bungalows for rent, 8 new 
build houses for shared ownership and 25 houses through the Mortgage 
Rescue scheme. 
 
In February 2011 the HCA issued guidance in respect of a new framework for 
affordable housing funding for 2011-15.  The framework represents a major 
shift in government thinking regarding the funding of new affordable homes.  
One of the major changes is that a substantial reduction in grant rates has been 
made available for new developments.  The HCA expect the funding gap which 
will be created by this reduction in grant to be bridged by a mixture of: 

 

 an increase in rents to be charged for new affordable housing – it is 
proposed that all new affordable housing will be let at a rent of up to 
80% of market rent rather than the previous „social‟ rent, 

 conversions of existing stock – it is proposed when existing stock 
becomes vacant some or all stock will be re-let at a higher rent of up to 
80% market rent 

 the use of other subsidies or funding streams such as free/reduced 
value land, and income from energy initiatives such as the Feed In 
Tariff (FiT) surplus income on the installation of solar photovoltaic 
panels. 

 
In September 2011 Stockport Council agreed to enter into an Affordable Homes 
Framework agreement with the HCA. The Council‟s monitoring arrangements 
for new affordable housing provision identifies the following: 
56 new affordable homes are expected to be completed during 2012-14 (these 
have been factored into the financial plan) 
 
A policy has been drawn up in conjunction with the Council to ensure that any 
relets at an affordable rent are made in an effective manner. New Build 
schemes approved under the affordable homes framework are subject to 
individual assessments for affordability. 
 
It is envisaged that Stockport Homes will continue to develop non-grant 
properties for rent and shared ownership where financial appraisals deem it 
suitable to do so. 
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In addition to New Build properties Stockport Homes are actively engaged in 
acquiring properties through the Mortgage Rescue scheme and are also 
working closely with the council to bring empty properties back into use.  
 
The HRA self-financing model allows £6.6 million in headroom to help support 
property acquisition and the building of new homes.  

 
  
5. DEVELOPMENT OF A 30 YEAR INVESTMENT PLAN 
 

5.1 Methodology   
When planning the Asset Management Strategy and subsequent investment 
programmes information such as stock condition and repairs information, HRA 
business plan assumptions, legislation and various pieces of regulation all 
remain key drivers for its compilation however it is recognised that these 
information sources cannot be the only areas for consideration.  
 
Customers and neighbourhoods needs and aspirations, views of frontline staff, 
long term housing demand and sustainability indicators and the growing 
importance of addressing climate change effects have all been considered in 
the development of the strategy. 
 
The above information has also been used, along with other financial elements, 
to establish the Net Present Values of property archetype and neighbourhoods 
as outlined in section 6 Meeting the 30 Year Strategic Aims. 
 
Relevant information in relation to stock condition, housing demand, 
demographic projections, customer / staff consultation and climate change 
effects are outlined below: 

  
5.2 Stock Condition Information 
It is vital that Stockport‟s achievement in reaching 100% Decent Homes 
standard in July 2010 is built upon and the legacy of this investment is not lost 
therefore the detailed knowledge and upkeep of the condition of the stock is 
crucial when developing investment plans. 

 
The 30 year investment plan takes stock condition information from a number 
of sources.  
 
In addition to the Savills Stock Condition Survey, discussed earlier, Stockport 
Homes have built up a comprehensive database of stock condition information 
held in a system called Codeman. This data has been collected via surveys 
from the capital investment programmes, void surveys, cyclical maintenance 
reports and estate inspections. In the summer of 2011 as part of an 
assessment of insulation needs an external stock condition survey of all 
properties took place.  

 
The number, type and geographical location of most frequent responsive 
repairs are also captured. This enables repeat reports of jobs to be packaged 
into a planned investment programme rather than be carried out as an 
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individual responsive repair. This methodology ensures better targeting of 
resources and achieves improved value for money. 

 
Information from Energy Performance Certificates (EPC‟s) is also captured to 
establish types and locations of stock with A (excellent) to G (Very poor) 
ratings. The ratings mechanism is used to target and plan future energy 
efficiency works including insulation and heating programmes. 
 
All the collected stock condition data is used to predict the life cycle of 
components and structures which enables accurate asset management and 
financial business planning assumptions. 
 
As part of the formation of the HRA Business Plan and Asset Management 
strategy an analysis of future capital investment needs associated with 
individual archetypes has also been projected. This projection enables Net 
Present Values (NPV‟s) of property archetypes to be established, the NPV data 
is outlined in section 6 Meeting the 30 year Strategic Aims.   

          
 

5.3 Project Demand and Future Housing Stock 

The social housing sector in Stockport continues to exhibit high levels of 
demand with 8,454 households on the housing register (1st April 2011) with an 
average waiting time of 17.5 months to obtain a tenancy. 
 
Over the recent years there has been a slowdown in Right To Buy‟s (RTB‟s) 
and the development of new stock will increase the supply of housing. However 
these numbers will be small in comparison with the number of households 
demonstrating recognised housing need on the housing register. It must be 
acknowledged that households on the housing register will continue to remain 
high for the foreseeable future.  

 
 

Table 4 Number of households on Stockport Housing Register 
between 2006 - 2011 

Year 
Number of households on Stockport’s Housing 

Register on the 1 April 

2006 8,376 

2007 8,740 

2008 9,235 

2009 8,559 

2010 7,625 

2011 8,454 

 
 
 

Although the tables above illustrate that in general demand is high it should be 
noted that some property types have less demand and a high turnover (churn) 
of tenancies.  
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Table 5- Number of Void events between 1 April 2006 – 1 April 
2011 

Archetypes Number of 
stock 

Number of 
voids raised 

Percentage 
of voids 

Bungalows 513 206 40.2% 

Flats & Maisonettes 3,890 1,759 45.2% 

Houses 4,970 947 19.1% 

High Rise Flats 1,682 1,339 79.6% 

Studio Flats 400 335 83.8% 

Total 11,455 4,716 41.2% 

 
It is clear from the figures above that the turnover of tenancies between 2006 
and 2011 was high in flats, maisonettes, multi-storey flats and particularly high 
in studio flats (figures do not include Lancashire Hill decant voids). 

 
Demand for housing in Stockport will further be affected by the fact that the UK 
population is now more transient than at any time since the industrial revolution. 
People are moving around for jobs, education and lifestyle opportunities. The 
Stockport area is no exception to the national trend, with an outward migration 
of younger and economically active households leaving for employment 
reasons. 
 
In line with this trend it is inevitable that there will be a high turnover of 
tenancies in property types where younger people tend to live. This will be a 
growing phenomenon and will adversely affect the NPV of these properties 
therefore needs to be planned and budgeted for. 
 
Even taking into account the increasingly transient population the evidence in 
table five above would suggest that the turnover of tenancies in studio flats, 
multi-storey flats and maisonettes is particularly high putting a strain on the 
organisations budgetary and staffing resources. The costs of maintaining these 
properties and the churn in tenancies are reflected in a negative NPV see 
section 6 below. 
 
It will be necessary over the life of this strategy to monitor the tenancy turnover 
trends, projected costs and examine options for the long term future of these 
property types.  
 
In addition to void turn around the number of refusals are crucial to assessing 
the sustainability of stock in the long term. The local area teams carry out 
demand trend studies which analyse the number of refusals in relation to the 
number of offers. Analysis of these trends may indicate that stock has long term 
sustainability concerns which when considered with other indicators which may 
result in an option appraisal study. 
 
As well as the known trends outlined above the introduction of the Localism Act 
in November 2011 and Welfare Reform which is likely to be introduced in 
August 2012 could also influence demand. 
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The Localism Act allows Landlords to use fixed term tenancies to ensure that 
best use of stock by periodically reviewing the circumstances of the tenant to 
ensure the housing is still suited to their need. Stockport Homes and Stockport 
Council are reviewing the impact on demand of introducing periodic tenancies. 
 
Welfare Reform will introduce reduced Housing Benefit rates for tenants who 
are under occupying and/or are not actively seeking work. The impact of the 
reforms are not yet known however the proposals could impact on the on-going 
affordability and popularity of some of the stock, most specifically two 
bedroomed flats in the multi storey blocks where under occupation rates are 
currently high. 
 
Proactive measures have been introduced to address the churn in the turnover 
of tenancies in flatted accommodation including the introduction of block 
management and the review on the number and location of age restricted 
properties. The progress of these initiatives along with investment needs the 
impact of welfare reforms and the Localism Act will be monitored to ascertain 
the effect on the long term sustainability of these properties.    

             
 

5.4 Demographic Projections 
Future demand for stock needs to be determined by examining current 
customer profiles and demographic projections. 
 
The demographic data shows that the overall Borough population is projected 
to increase by 1,028 between 2009 and 2030 (from 282,975 to 284,003). The 
projections demonstrate a clear trend towards an increasingly elderly 
population with the 65+ year olds set to increase by 12,018 (from 50,823 to 
62,841). This is consistent with national projections showing an increasingly 
elderly population. 
 
Although there is an increasing trend towards a growing elderly population and 
a decline in the younger age group it should also be recognised that the largest 
section of the population will remain, for the foreseeable future, the 15–64 year 
olds, therefore the demand for family housing will remain high.  See table 6 
below.  
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Table 6 

Locally Agreed 
Population 

Projections – 
2009-based Year  

Total 
Population  

Aged  Aged  Aged  

0-14  15-64  65+  

2009 282,975 48,604 183,548 50,823 

2014 285,975 48,842 179,795 57,338 

2019 287,216 49,937 178,057 59,222 

2024 285,926 50,423 174,715 60,788 

2029 284,003 51,145 170,017 62,841 

% Change 
between 2009 

and 2029 
0.4% 5.2% -7.4% 23.6% 

 
 

In asset management and sustainability terms the data is of particular 
relevance to future plans for providing services for older people. As people live 
longer into old age their housing requirements and associated support services 
will differ, this is something which needs continued and further consideration 
and careful planning with customers, Stockport Council and other key 
stakeholders. 
 
In line with the demographic projections the Stockport Homes customer profile 
confirms that over a quarter of existing customers are over 65 years. 

 
 

Table 7 Stockport Homes Customer Profile by Age 

Age Group No of tenants % of tenants  

16-24 718 6.29 % 

25-39 2,312 20.25 % 

40-54 2,786 24.40 % 

55-64 1,460 12.79 % 

65+ 2,962 25.94 % 

Not recorded 1,179 10.33 % 

Total 11,417 100.00% 

 
In addition to the large number of elderly customers around 22% of customers 
consider themselves to have a disability. 
 
The customer profile statistics together with the demographic projections has a 
major impact on older people‟s services and future provision of equipment and 
adaptations. 
 
5.4.1 Older Persons Services    
 
As can be seen from the demographic trends above the Borough of Stockport 
has an increasingly elderly population and this will have future implications for 
the type of services provided and the suitability of the housing stock to support 
those services. The emphasis on preventative measures will continue in the 



 

 18 

future, to enable people to either stay in their own homes or move into 
specialist accommodation such as sheltered housing. 
 
Stockport Homes currently manages nine sheltered housing schemes and one 
extra care property on behalf of Stockport Council however in spite of the 
growing elderly population not all sheltered schemes have been popular and 
have suffered from falling demand. In 2007 Stockport Council, through the 
Sheltered Housing Partnership, led a review of all sheltered housing in the 
Borough including stock managed by local RSL‟s and Stockport Homes. 
 
Stockport Homes completed a review of all sheltered schemes it manages on 
behalf of the Council. The review considered; accommodation type, design, 
stock condition, capital and revenue investment requirements, demand and 
supply and neighbourhood issues, including access to shops, public transport, 
and health facilities. 
 
The outcomes of the review identified two unsustainable schemes Mendip 
Court and Marlhill Court, these schemes were demolished in January 2009 and 
have been replaced with new build housing in 2011. 
 
Following a detailed conditional survey, further work is required to review the 
remaining sheltered housing schemes in particular schemes which have 
caused recent concern over demand and investment needs. 
 
In 2008 the first extra care housing scheme (Birch Court) managed by 
Stockport Homes was opened, this was a former sheltered scheme which was 
converted to provide extra care. 
 
The progress and demand for the services at Birch Court needs to be carefully 
monitored to ascertain the feasibility of providing further extra care schemes 
either by converting existing sheltered schemes or providing new provision. The 
successful conversion, in other local authority areas, of high rise properties into 
extra-care sheltered schemes is being studied and will be considered as part of 
the Brinnington multi-storey study which will report in early 2012.  
 
The HAPPI (Housing Our Ageing Population: Panel for Innovation) Report, 
commissioned by Communities and Local Government in 2010, concluded that 
as people are living longer, all housing providers need to enhance housing 
choice for an increasingly diverse older population.   
 
The SHL design guide seeks to address these issues by ensuring that the 
development of new housing delivered by SHL using social housing grant will 
meet a range of design criteria including lifetime homes requirements.  
 
In a further effort to meet the growing needs of the elderly SHL in 2011 
developed an Older Person Strategy with the following four key objectives: 

 

 Continue to form a key part of the overall vision for Stockport, in 
relation to housing services for older people 

 Target services effectively to the needs of this key user group 
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 Consistently engage with partners to source the most appropriate 
methods for joint service delivery, meeting needs and managing 
resources efficiently 

 Enable schemes managed by Stockport Homes to meet competition in 
the housing market from the private rented sector and other Registered 
Social Landlords (RSLs) 

 
 

It is anticipated that throughout 2012 the customers who attend the sheltered 
housing forum will engage in the review of existing sheltered housing to 
examine current investment need and adaptation and remodelling to enable the 
sheltered schemes to meet future needs.  
 
5.4.2 Equipment and Adaptations  
 
It is clear that much of the housing stock in Stockport does not meet the 
changing needs of many customers. Significant adaptation works, including 
level access showers, stair-lifts, kitchen replacements and extensions are often 
required to enable customers to continue to live in their homes independently. 
This also has a major impact on levels of under occupation of homes within 
estates that predominantly consist of family housing. 
 
The Decent Homes programme pro-actively encouraged customers to have 
adaptation work carried out as part of the improvements works; £400,000 per 
annum was spent on adaptations during the programme and this was in 
addition to an annual budget of £900,000 for responsive adaptations.  
 
An increase in the supply of adapted properties is also a key objective for 
Stockport Homes and the Council who aim to ensure that all new developments 
are built to lifetime home standards and that wherever possible a proportion of 
wheelchair accessible properties are developed.  
 
Given the Stockport Homes customer profile and the demographic evidence of 
a growing elderly population it is clear that pressure on this service will increase 
in the medium to longer term, therefore strategic resource planning that 
matches anticipated demand is required.  
 
5.4.3 Future Housing Stock Projections  
 
As with other public sector housing bodies, Stockport has seen a significant 
reduction in the size of managed housing stock mainly as a result of the Right 
to Buy sales (RTB). 
 
It should be noted, however, that the RTB trend has slowed down considerably 
from 133 properties sold in 2005/6 to 14 in 2010/11 (See Table 8 below). 
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Table 8 - Number of Right To Buys between 01/04/05 and 
01/04/11 

  Flats Houses TOTAL 

2005/06 15 118 133 

2006/07 17 90 107 

2007/08 18 42 60 

2008/09 3 4 7 

2009/10 1 8 9 

2010/11 11 3 14 

Total 65 265 330 

 
The 2009 economic recession and the current restrictions on easily available 
mortgages is likely, in the short to medium term, to keep the number of RTB‟s 
low however the 2011 announcement by the Government to increase the 
amount of discount available to potential buyers may have an effect of slightly 
increasing the numbers exercising the RTB facility. The Stockport HRA 
Business Plan assumes 20 number of RTB per annum over the next 30 years.  
  
In addition to the loss of stock through RTB sales selective demolition has 
taken place including Mendip and Marlhill Courts, discussed earlier, and two 
structurally defective void properties at Woodstock Road.  
 
Over the next 30 years option appraisals of “marginal” stock will continue and 
as a result some demolition or disposal of unsustainable stock is anticipated 
this, together with any replacement stock through development opportunities, 
will need to be factored into the business plan and asset management strategy. 

          
5.5 Customer Involvement  
 
Involving customers in influencing service delivery is vital for Stockport Homes 
and the Council to obtain an understanding of their needs and aspirations, and 
also to constantly enhance and improve services.  
 
There are wider benefits to customer involvement including improving the 
health and wellbeing of neighbourhoods and creating sustainable places for 
people to live.  Therefore, it is essential that existing and potentially new 
customers are afforded every opportunity to influence the decision on future 
investment plans 
 
There are a variety of ways for customers to influence services, both at a local 
and strategic level, through a robust customer involvement structure.  
Customers are provided with ongoing opportunities for consultation and 
involvement to determine their priorities such as estate walkabouts, focus 
groups, resident groups and customer inspectors.   
 
In 2008 Stockport Homes carried out a customer STATUS survey. The survey 
was based on a representative sample of the customer population and tested 
their views on a range of topics, a number of which help in assessing 
sustainability and future investment plans.  
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The survey showed that 79% of customers were satisfied with the condition of 
their property, compared to only 73% in the 2006 survey, whilst only 13% felt it 
was poor or very poor, with 10% in the Black and Minority Ethnic (BME) sample 
(see graph below). From the BME sample, 6% did not answer the question. Of 
those who did, 74% were satisfied with the condition of their property.  

 

 
 

The survey showed that 75% were satisfied with their neighbourhood as a 
place to live, with only 14% stating they were 'dissatisfied' or 'very dissatisfied' 
(see graph below). From the BME sample 6% did not answer the question. 
Amongst those who responded, the sample gave similar findings, although 
levels of dissatisfaction were slightly higher at 18%. These figures were the 
same in 2006. 

 

 
 

The majority of respondents to both surveys felt their local areas suffered most 
from litter/rubbish and a lack of car parking. 'Issues with car parking' was not an 
option in the 2006 survey. In the BME sample a significant minority (9%, 
eighteen responses) of BME tenants felt racial harassment was a fairly serious 
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or very serious problem on their estate. Action and support has been offered to 
those who indicated this.  
 
Stockport Homes are seeking to address these concerns by working with key 
neighbourhood stakeholders, including Stockport Council, and, as far as 
possible, through the targeting of future investment programmes. Expressions 
of dissatisfaction will be also addressed via the Neighbourhood Action Plans. 

 
In December 2011 a similar exercise to the STATUS survey will be carried out 
this will be known as a STAR survey and will update much of the information 
captured in 2008. The up-to-date STAR survey findings will be used to inform 
future investment programmes. It is proposed to regularly update the STAR 
survey therefore the strategy and investment programme will be updated in-line 
with the survey results.  
 
To ensure that customers influenced the direction of this strategy a consultation 
and communication plan was implemented in early 2011. This included 
establishing a Housing Revenue Account (HRA) Customer Panel made up from 
a range of customers, including representatives for young people and sheltered 
housing.  
 
The role of the panel is to ensure that wider customers are consulted on the 
Strategy and can champion their priorities through the development of the HRA 
Business Plan.   
 
In addition to the HRA panel customer priorities were also established via 
consultation with the following: 

 

 East and West Area Forums 

 Local community groups 

 Stock Investment and Repairs Customer Action Group Sheltered 
Housing Forum  

 Brinnington Youth Forum and Adswood Youth Forum 

 Website and reception area survey 
 

A specific HRA customer roadshow „Views on the Move‟ visited a number of 
locations around the borough and asked customers both in the street and in 
their homes and asked them to prioritise their investment needs. Table 9 below 
illustrates their responses. 

 
 
 
 
 
 
 
 
 
 
 



 

 23 

 

0

20

40

60

80

100

120

140

160

180

200

G
re

en
 E

n
e

rgy e
.g

 so
lar p

a
n

els

M
a

in
ta

in
 im

p
ro

ve
m

e
n

t
stan

d
ard

s &
 im

p
ro

ve
m

e
n

ts…

N
eig

h
b

o
u

rh
o

o
d

 secu
rity

Im
p

ro
ved

 lo
cal am

en
ities

O
ff stre

e
t p

arkin
g

Im
p

ro
ved

 g
re

e
n

 sp
aces

B
u

ild
 n

e
w

 sh
ared

 o
w

n
e

rsh
ip

p
ro

p
erties

B
u

ild
 n

e
w

 h
o

m
e

s fo
r co

u
n

cil
te

n
an

ts

Im
p

ro
ved

 C
o

m
m

u
n

ity fa
cilitie

s

H
o

u
seh

o
ld

 secu
rity

Essential

Very Important

No Opinion

Not Important

Totally

Unimportant

 
 

A section of the Youth Forum has also met to consider the Views on the Move 
questions and were asked to think about what they wanted where they live to 
be like in the future as well as what they felt was important to young people 
now. 
 
Security and safety was paramount to all the young people and there were no 
disagreements about this being at the top of the list with improved street 
lighting and security on entrances to flat being seen as an investment need.  
 
Many of the young people also voiced opinions about having more police on 
the streets to make them feel safer. 
 
Keeping homes to a good standard was discussed and issues were raised 
about the standard and perceptions of these areas and this seemed important 
to the young people especially amongst their peers at school. 
 
Some of the young people also live in flats where they had to share rooms with 
siblings and would like to live in bigger properties. 
 
Given the long-term nature of this strategy the involvement of the Youth Forum 
is crucial in making sure that future investment is targeted to meet future needs. 
 
 
Customer feedback from views on the move together with information from the 
last STATUS survey and future STAR surveys will continue to inform the 

              Table 9 Customer Feedback Results of “Views on the Move” 
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development of investment plans in the short medium and long term. Customer 
involvement in the progress of this strategy will be an on-going process. 

 
5.6 Staff Involvement 
 
Frontline staff from the Housing Management and Technical Services 
Directorate, who have daily contact with customers together with senior 
managers have been actively engaged in the development of the Asset 
Management Strategy. 
 
Staff have been involved in feedback sessions directly related to investment 
needs in individual neighbourhood areas relating to stock, environmental and 
management issues such as identification of ASB hot spots. 
 
Similar sessions will be run throughout the period of this strategy and as a 
result staff feedback together with information from customers will inform long 
term investment needs. 

 
5.7 Neighbourhood Sustainability 
 
Neighbourhood Action Plans (NAP`s) are used by Stockport Homes to bring 
together holistically, a range of housing issues, and wider sustainability issues 
that impact on the quality of life for residents living in neighbourhood‟s, such as 
the quality of the local environment, anti-social behaviour, community safety, 
investment and planned maintenance, choice and supply of accommodation 
and facilities for children and young people and worklessness.  Each plan will 
help to identify future investment and make managerial decisions.  

 
Each plan is specific to a neighbourhood, but reflects the Councils wider 
strategic objectives, including Stockport‟s Community Strategy and Better Life 
Chances Strategy and priority Area Action plans. The plans are living 
documents which are updated as conditions change or new issues emerge 
within a neighbourhood. Consultation with customers, partners and staff has 
taken place to identify key issues and agree actions. This has included estate 
walkabouts, tenants and residents groups, ward members, customer action 
groups and partner working groups. Continual involvement of customers and 
partners has added benefits of identifying shared issues and solutions pooling 
resources where possible. 
 
Each plan is sub divided into four parts.   
(i) A strategic context which sets out local strategies and action plans that will 
impact on the local neighbourhood 
 
(ii) Neighbourhood profile with a general description of the area its location, 
setting and the facilities and a profile of key statistical data, covering population, 
household, ethnicity, health, economic activity, education and community safety 
and customer information. 
 
(iii) Action set within the context of Stockport Homes overarching aims and a 
sub set of 10 objectives. For each objective, the issue, action, internal and 
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external partners assisting in the delivery of the action and an outcome are 
identified.  
 
(iv) The process for monitoring and reviewing each plan. 
 
One of the key elements of the HRA Business Plan and Asset Management 
Strategy has been to work with the existing Neighbourhood Action Plans 
together with the examination of revenue and capital cost associated within 
individual neighbourhoods.  
 
Sixteen Neighbourhood Development Areas (illustrated below) have been 
identified and analysis of costs associated with staff time and resources 
together with a projection of future capital costs and stock valuation have been 
identified to examine each individual neighbourhood‟s Net Present Value 
(NPV).  
 
The findings of this analysis are illustrated in section 6 below. 

 
 

 
 
 
 
 
 
 
 
 



 

 26 

5.8 Climate Change and Carbon Reduction 
  

The Decent Homes Plus Standard has resulted in the investment of substantial 
sums to directly address fuel poverty and reduce carbon emissions.   

  
Table 10 below shows information on measures carried out under the Decent 
Homes programme and the number of properties affected with relevant savings 
on fuel bill and the subsequent reduction on Co2 emissions. 

 
 
 
 
 

These measures, together with the reduction in Co2 emissions has been 
reflected in the year on year improvements in the Standard Assessment 
Procedure (SAP) for Stockport stock see table 11 below. 

  

Table 11 SAP year on year improvements 

Year SAP Score 

2006/7 70 

2007/8 76 

2008/9 78 

2009/10 80  

2010/11 81 

 
To take the environmental and energy agenda further Stockport Homes in 
January 2010 developed a five year Climate Change Strategy. The strategy 
outlined environmental improvement and actions which Stockport plans to 
implement, these include: 

 

 The potential use of renewable energy technologies in customer‟s 
homes and Stockport Homes offices. 

 Energy monitoring, audits and reporting. 

 Energy procurement. 

 Waste management. 

 Water conservation. 

 Awareness raising for staff & customers. 

Table 10- Co2 reduction and customer’s fuel bill savings as a result 
of the Stockport investment programme (averages and estimates.) 

Measure No of 
Properties 

Customer 
annual 

saving £ 

Collective Co2 
reduction pa 

Over-cladding 934 £216 934 tonnes 

Boiler replacement  4453 £235 5,600 tonnes 

Loft Insulation 1500 £80 330 tonnes 

Latest CWI 90 £115 55 tonnes  

Windows 11,500 £80 4,900 tonnes 
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 Input into the green office action plan. 
 

Since the implementation of the Climate Change Strategy, Stockport Homes 
have engaged in the installation of solar photovoltaic panels to over 1,700 
roofs. These installations will reduce customers annual electricity bills by on 
average £130 and realise a 25 year income, via the Feed in Tariff (FiT), for the 
reinvestment in renewable and energy saving technologies.  
 
In 2011 Stockport Homes were awarded the International Standards 
Organisation (ISO) 14001 which is an accreditation and recognition of the way 
waste is managed through the introduction of a comprehensive Environmental 
Management System (EMS).  
 
Stockport currently has six gas-fired district heating systems in place at: 
Lancashire Hill, York St Flats, Mottram St Flats, Hollywood Towers, Lumb 
House and Covent Gardens.  
 
In November 2011 the Lancashire Hill boiler became the first of the district 
heating systems to be converted to biomass fuel being 65% funded by the 
Community Energy Saving Programme (CESP) and European Regional 
Development Fund (ERDF).  
 
In December 2011, an agreement was signed with British Gas Utility Company 
whereby a partnership agreement to fund 75% of the cost of providing biomass 
fuelled boilers to the remainder of the district heating systems and the over 
cladding of the tower blocks served by these boilers. In addition the agreement 
allowed for the installation of new biomass fuelled boilers at Heaton and Norris 
Towers replacing the existing electric storage heaters. The installation of these 
new systems will realise an income via the Renewable Heat Incentive (RHI) 
which will be used to address fuel poverty and reduce customer‟s energy bills.  
 
Stockport Homes has worked closely with investment delivery partners Procure 
Plus and other landlords to establish a catalogue of products which will help 
protect the environment and benefit customers; this is known as the Green 
Catalogue.   

 
The Government has set a target to reduce carbon emissions by 80% 
compared with 1990 baseline by 2050. This is statutory target, but the 
Department of Energy and Climate Change (DECC) has suggested that the 
reduction in emissions from housing stock should be as close to 100%.  
 
In addition to national targets ambitious aspirational targets are being set at a 
regional level through the Association of Greater Manchester Authorities 
(AGMA). The AGMA targets include a Greater Manchester carbon reduction of 
55% by 2022 and for 90% of housing stock to be at Energy Performance 
Certificate (EPC) rating B by 2035 with the remaining 10% of homes achieving 
a minimum C rating.  
 
To contribute to these national and regional targets Stockport will need to invest 
in energy saving measures in customer‟s homes through the capital investment 
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programme and also seek to maximise funding through “grants” from 
Government bodies and utility companies and the recycling of FiT and RHI. At 
this point the calculation and costing of works directly associated with the 
attainment of these regionally agreed targets has not been completed and 
therefore a study is required to quantify the exact financial resources needed to 
enact this strategy. 

 
5.8 Value for Money  
  
As a publicly funded organisation it is the duty of Stockport Homes and the 
Council to demand the very best in value service delivery for customers, 
ensuring that during times of economic pressure the organisation continues to 
strive to do more with less and ensure that customers feel the benefit of these 
efforts. 
 
By focussing on delivering the best possible Value for Money (VfM), Stockport 
Homes ensures that the rent its customers pay, and other public money, is 
spent in the best way to improve the neighbourhoods where it works.  It also 
means that, in times of economic pressure, the organisation will continue to do 
more with less and will deliver the best possible outcomes for customers. 
 
The Value for Money Strategy 2012-15 contains the following strategic 
procurement aim: 
“To ensure that Stockport Homes continues to drive Value for Money by using 
best practice procurement processes, collaboration and partnership working to 
drive sustainability within the local economy” 
 
In line with this VfM strategic procurement aim, Stockport Homes procure 
around 70% of investment works using collaborative procurement methods 
known as framework agreements. These framework agreements are managed 
by a consortia of social housing providers known as Procure Plus. 
 
The members of Procure Plus are working together to influence, amongst other 
areas, the terms of supply for their capital investment programmes. Stockport 
Homes are a founder member of Procure Plus and play a leading and on-going 
strategic role in its development. 
 
The remaining 30% of investment work is procured in a traditional manner, 
ensuring VfM by using competitive tendering and best practice procurement 
process.  
 
The long-term nature of the self-financing regime will allows for the delivery of 
greater efficiencies in procurement with the predictability of resources allowing 
long-term planning of the supply chain and labour and given the real VFM 
benefits of using the Procure Plus framework. 
 
Having the ability to plan investment works over a long period and with the 
blurring of the distinction between revenue and capital budgets will enable 
greater co-ordination of budgets both within SHL and with other key agents 
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such as the council. This co-ordination will enable investment works to have a 
greater impact for the customer. 
  
In addition to smart procurement external funding has been successfully 
secured, most noticeably from utilities through the Community Energy Saving 
Programme (CESP) and the Carbone Emissions Reduction Target (CERT) 
programmes, Social Housing Grant (SHG) for new build housing and European 
Regional Development Funding (ERDF). 

 
From 2006 – 2011 the following external funding has been secured: 

 
£1.4 million from the CERT programme   
£617,000 from ERDF 
£12 million from CESP 
£7,286,783 from SHG 

 
Throughout the life of this strategy the Council through Stockport Homes will 
continue to maximise funding via grants and match funding from external 
agencies.  

 
6.0 Meeting the 30 Year Strategic Aims – Including NPV calculation 
 

The background information outlined above demonstrate that Stockport has a 
stable platform to take forward the opportunities afforded by the self-financing 
model and to meet the 30 year strategic aims of the Asset Management 
Strategy listed in section 3 above. 
 
To ensure the aims of the strategy are achieved stock condition, life cycle 
component replacements, neighbourhood sustainability needs, carbon 
reduction and staff and customer feedback has been calculated and fed into 
the “Codeman” asset management database resulting in an identified capital 
investment need of £412,146,138, at today‟s prices, over the next 30 years.  
Appendix 2 details the 30 spend profile. 

 
Taking into account inflation and fees the 30 years spend will actually be  
£616 million. The chart, table 12 below illustrates the year on year cash flow 
forecast.  
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Table 12 

 
 
The green line running through the chart identifies the amount of money which 
would be available if Stockport remained under the previous subsidy system. It 
is apparent that there is substantially more funds available with the self-
financing model to address the core aims of this strategy.  
 
It should be noted however that the aims of this strategy are clearly ambitious 
and that a comprehensive value for money approach is still paramount 
including the use of external match funding, the recycling of revenue savings 
and savings from smart procurement will all be considered to ensure that 
customer‟s needs and aspirations are met. 
 
The investment of the funds created by the self-financing model needs to be 
carefully planned to ensure that the four aims of this strategy are achieved. 

 
Aim 1 
 
To create “Effective stock investment and work programmes that 
designed to keep all properties at least to the Stockport Plus standard 
and deliver significant carbon reductions” 
 
Customers have indicated in the “Views on The Move” survey that maintaining 
the Stockport Plus Standard in their homes is the most important question for 
this strategy to address. It is therefore vital that future investment programmes 
build on the legacy of the Decent Homes programme and the standards that 
have now been set are not allowed to drop.  
 
It is also vital to address the growing emphasise on carbon reduction and 
tackling fuel poverty therefore future investment programmes will consolidate 
works already undertaken to continue to provide enhanced insulation 
measures, use renewable technologies and provide more efficient heating 
systems. 
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Through the Codeman Asset Management Database, Stockport Homes 
monitor the fluctuation of properties falling in and out of the required Stockport 
Plus Standard. Codeman is therefore a crucial tool to target investment 
programmes to ensure properties which are scheduled to fall below the 
standard receive a sufficient level of investment works to address potential 
decline. 

 
Codeman also identifies property archetypes which can be cross-referenced 
with the data gathered from the Energy Performance Certificates (EPC‟s) this 
enable the targeting of investment at stock with poor energy performance.    
 
The key areas of maintaining the Stockport Plus Standard and reducing carbon 
emission have been factored into the 30 year investment projections and will 
form a key element of annual investment programmes. 
 
 
Aim 2 
 
To ensure and active asset management regime, identifying properties 
which have poor social, economic or environmental performance and 
either improving them or replacing them with properties which are fit for 
purpose” 
 
It is incumbent on Stockport Homes and the Council to ensure that investment 
is targeted at stock and neighbourhoods which are sustainable in the long-term 
and address the needs of current and future customers therefore the Net 
Present Value (NPV) of Neighbourhood Development Areas (NDA‟s) and 
property archetypes has been calculated. 
 
The projected 30 year capital spend of just over £412m along with revenue 
costs associated with staff salaries and overheads and income from rents have 
been apportioned to each of the 16 NDA‟s and property archetypes. This 
exercise has enabled a NPV calculation to be made of each of the areas and 
each archetype. 
 
NPV is a common method to determine the economic value of a property it is a 
standard method for using the time value of money to appraise long term 
projects. This is the value of an asset calculated as the sum of its expected 
future cash flow discounted back to present values. 
 
The NPV methodology is used: 
 

 To analyse the financial performance of stock and assets and 
neighbourhoods in order to determine short and longer term investment 
requirements 

 

 To determine where to prioritise medium and long investment on the 
basis of financial performance and long term viability of stock and 
neighbourhoods 
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 To identify opportunities to increase business plan capacity under any 
future option 

 

 As a tool to enhance data integrity by ensuring that the income, 
expenditure and capital needs of all properties are incorporated 

 
The main components (detailed below) of the analysis have been reconciled to 
the 2011/12 budget and where appropriate longer term assumptions are the 
same as in the main 30 year HRA business plan model  

 

  A detailed property by property rent forecast with convergence aimed 
at 2016 has been made. 
 

  Non rent income based on an NDA  approach have been included 
 

 Management and maintenance costs analysed into NDA‟s based on an 
estimate of time and cost allocated to tasks within Stockport Homes 

 

 Updated stock condition survey and asset improvement data has been 
used with Codeman data underpinning the information but with some 
desk top analysis also included. 

 
 

Table 13 below illustrates the 30 year NPV of the 16 Neighbourhood 
Development Areas.  
 
It is clear from the table that of the 16 NDA‟s, nine areas have strong and 
positive NPV levels with five areas at or below the average level and two areas, 
Lancashire Hill and Town Centre have a negative result from a purely financial 
perspective. 

 
 

Table 13 

 
 



 

 33 

 
 

Appendix 3 attached demonstrates the year on year NPV for Neighbourhoods 
over a 30 years period which shows that neigbourhoods which are in negative 
NPV in the early years recover following planned investment works and remain 
at a positive NPV throughout the 30 year life of the HRA self-financing model.  
Lancashire Hill recovers in the short term however it continues to stay around 
zero and dips below NPV throughout this period.  
 
 
Table 14 demonstrates that of the nineteen archetypes five are above the 
average NPV level with houses built between 1945 and 1963 performing best. 
Five of the archetypes are below the average and seven have a negative NPV 
with flats and maisonettes build before 1920 performing worst. 

 

Table14 

 
 
 
 

Table 15 below examines the NPV of property by bed size. There are 400 
bedsits in the stock managed by Stockport Homes and as can be seen they are 
deemed to be in negative NPV and the 3,769 one bed properties have low 
value falling significantly below the average. Three and four bed and above 
properties have a healthy NPV with 2 bed properties at the NPV average.  
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Table 15  

 
 

 
When looking at the NPV for all property types it is clear that from table 16 
below that houses perform well with high rise flats having a negative NPV with 
low and medium flats falling well below the average. 

 

Table 16 

 
 

Analysis of the NPV data highlights some recurring themes with traditional 
houses performing well and flats and Neighbourhoods which have a large 
number of flats performing badly. 

 
The two maps of the Borough indicate that the spread of properties with a 
positive 30 year NPV and a 30 year negative NPV. It should be noted that the 
positive NPV properties outweigh the negative and are spread throughout the 
Borough, while the negative NPV properties are generally clustered in pockets 
around Brinnington and Lancashire Hill. 
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The next step is to engage in a more detailed analysis of data for poorly 
performing NDA‟s most noticeably Lancashire Hill, Town Centre and Offerton 
North and poorly performing stock most noticeably bedsits and one bedroom 
flats.  
 
The detailed analysis will involve an in-depth examination of the assumptions 
on short medium and long-term investment needs, management and 
maintenance costs and income. This analysis will validate or adjust the current 
NPV data outlined in the tables above. 
 
In order to get a more accurate assessment of stock and neighbourhoods will 
be to incorporate property valuation into the analysis.  
 
In 2011 all stock was surveyed and given an open market valuation (OMV) 
resulting in a full stock valuation of £851,343,300. However there are variations 
in the value of stock archetypes in different Neighbourhood Development 
Areas. 

 
The graph below provides an illustration of the range of values for the same 
property archetype in different locations. 
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Should the in-depth review of the data and the incorporation of property values 
validate the current NPV then a detailed option appraisal shall be undertaken 
(See Option Appraisal Model section below) which will make recommendations 
on the future investment of the stock and neighbourhoods.  

 
 

 
It should be noted that the above NPV models looks at the financial 
performance of a neighbourhood and archetype and does not take account 
Stockport Homes and Stockport Council‟s ethical objectives of providing social 
housing. To address this issue the option appraisal model includes a scoring 
and weighting mechanism to allow for the inclusion of qualitative measures to 
be judged in conjunction with the financial consideration.   
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Aim 3 
 
To support wider objectives; being clear where and how the asset 
management strategy is supporting wider objectives such as new 
development or supporting community activities such as the production 
of estate master plans” 
 
Stockport Council, Stockport Homes and other key stakeholders have engaged 
in a number of initiatives aimed at regeneration of areas including 
Neighbourhood Management at Brinnington, Lancashire Hill and Offerton, 
master plans at Brinnington (including a review of the high rise and bedsits) and 
Hopes Carr/Covent Gardens. 
 
Stockport Homes in consultation with the Council have also implemented 
changes to management policies including the introduction of block 
management which involves the intensive management of high rise blocks, 
lifting age restriction on properties which has led to a distortion in the 
distribution of age groups within the Borough and the sheltered housing review. 
 
NPV‟s for Neighbourhood Development Areas could be positively affected by 
intervention stimulated by the outcomes of master plans for example the 
planned introduction of private sector housing in Brinnington and Hopes 
Carr/Covent Gardens or by a change in management practices therefore 
capital investment needs to reflect these changes and opportunities. 
 
To support the wider management or regeneration initiatives Stockport would 
seek to target the investment programmes and or new build schemes to 
contribute to the success of these endeavours. 
 
Aim 4 
 
To respond to Customer’s Needs positively by taking into account their 
aspirations and striving to exceed their expectations” 
 
Customer input into the development of the strategy and future investment 
programmes are vitally important for the long-term sustainability of stock and 
neighbourhoods. 
 
Customers are engaged throughout the development of investment 
programmes via face to face meetings at customer forums, the stock 
investment and repairs Customer Action Group (CAG), Youth Forums and the 
Sheltered Housing Forum. 
 
In addition to the face to face consultation, annually postal questionnaires are 
sent to a selection of customers again to ask for their future investment 
preference.   
 
The long-term nature of the HRA business plan and Asset Management affords 
the opportunity for even greater customer involvement with groups and 
individuals having a real say in the development of plans and investment 
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programmes and an influence on how they are delivered. Stockport is therefore 
committed to seek the views from as many customers as possible.  

 
7.0   Option Appraisal Model 
  

It is vital that Stockport invest in stock that has a viable future therefore where 
concern has been raised about the viability of stock and before investment is 
planned a detailed optional appraisal model needs to be carried out to 
ascertain if an NDA individual property or group of properties or a particular 
property type has a long term future. 
 
The process for identifying stock which could be eligible for option appraisal 
could examine the following characteristics: 
 

 High Turnover 

 Negative or Weak current 30 year NPV‟s 

 Declining NPV over time 

 Significant short to medium investment requirements 

 

The use of an option appraisal model enables informed, transparent and 
consistent approach to investment decision making it also helps demonstrate 
value for money and provides a clear basis for stock review. 
 
Used properly, the appraisal model will lead to improved decision making and 
will also help to judge whether the decisions taken are the right ones, by 
providing a clear basis for later evaluation. 

 
Scoring and weighting 
  
It is however important to recognise that cost and benefits have to be 
considered in a wider context and not solely according to financial criteria. 
 
The Council and Stockport Homes needs to be clear about how to balance 
financial and property performance against wider neighbourhood 
considerations. It is possible to sustain poorly performing assets if they have a 
high social value but only if the business plan can accommodate it. 
 
In practice capital and revenue costs to develop an NPV for a property can 
easily be evaluated however information that is not easily calculated and is 
essentially qualitative still needs to be factored into the appraisal model and 
therefore needs to be scored. 
 
The scale that is used to score options should be wide enough to reflect the 
differences between the different options, even if they are quite small. 
 
A 0-10 scale has been adopted where a rating of “0” is a complete failure to 
deliver an objective, whilst 10 would indicate that an option delivers an 
objective in full. 
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It is unlikely that all the objectives that are set will be equally important to  
Stockport Homes and the Council who will regard achievements of some of the 
objectives as being absolutely essential, whilst some of the others might be 
less important and be seen as a “nice to have” result. 
 
These weightings help to ensure that the most important factors have the 
greatest influence on the outcome of the appraisal. Using a weighting of 1-5 for 
each objective has been adopted to ensure that the appropriate result is 
achieved. 
 
When an option appraisal is completed using the NPV and the qualitative 
scores the property will be given a traffic light risk rating as illustrated below.  
 

 

Table 17 Traffic Light Risk Rating 

Red Rating  Future investment not recommended, options for 
disposal, re-development change of tenure e.g. 
affordable or market rent or shared ownership 
options to be progressed. A recommendation to 
put a property into this status will be discussed 
with Stockport Council. 

Amber Rating  Assets on the borderline of not being 
sustainable, further work to be done to identify 
improvement potential or other development 
opportunities. No major investment to take place 
except that which will be needed to continue its 
operational life. 

Green Rating  Assets regarded as sustainable, investment 
authorised. 

 
 
8. Action Plan 
 

Following the consultation phase which this draft strategy is currently engaged 
in which includes discussions with members, senior officers from the Council, 
Stockport Homes management team, the Asset Management and Sustainability 
Sub-Group of the SHL Board, HRA steering group and the HRA customer 
group an action plan will be developed.  
 
The action plan will set short, medium and long-term objectives which will meet 
the aims of the Asset Management Strategy. 
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HRA Business Plan & Assets Management Strategy 

Assets Management Action Plan 

Asset Option Appraisal Toolkit 

Neighbourhood Action Plans 
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Development Strategy 
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