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1. Executive Summary
Ross Walk Housing Cooperative owns and manages houses let as social housing. Its principal asset management challenge is the ageing nature of the housing stock and the associated increasing demand for repairs and investment. This strategy establishes a five-year approach to maintaining, improving and investing in the stock, prioritising resident safety, Awaab's Law, Decent Homes, energy efficiency and component lifecycle management.
2. Strategic Context
Ross Walk Housing Cooperative's asset management arrangements must reflect the social housing regulatory environment and the Cooperative's responsibility to provide safe, decent and sustainable homes. Awaab's Law is a key driver. Energy efficiency is also a strategic priority; Ross Walk Housing Cooperative will use improved EPC performance and a long-term MEES-aligned trajectory as an internal investment objective, while recognising that private rented sector MEES requirements should not simply be treated as directly applying to social housing.
3. Vision
Safe, decent, sustainable homes that residents are proud to live in.
4. Strategic Objectives
Ross Walk Housing Cooperative will: keep residents safe; meet Awaab's Law requirements; maintain Decent Homes standards; improve energy efficiency; manage ageing stock through lifecycle planning; reduce avoidable repeat repairs; and develop reliable asset data to support evidence-based investment decisions.
5. Resident Safety and Compliance
Maintain effective programmes covering fire, electrical, gas/heating, asbestos, water safety, structural safety and other relevant hazards. Target: 100% compliance, with any access or exceptional cases actively managed and reported.
6. Awaab's Law
Cases involving damp, mould and other prescribed hazards will be recorded, triaged, investigated, risk assessed, made safe and followed through to completion. Cosmetic treatment alone will not be regarded as adequate where an underlying building defect remains.
7. Decent Homes
Ross Walk Housing Cooperative will identify homes at risk of falling below the applicable Decent Homes requirements before failure occurs. Investment decisions will consider current condition and remaining useful life.
8. Energy Efficiency and MEES Trajectory
Maintain an EPC baseline and prioritise poorer-performing homes. Consider insulation, heating, ventilation, windows, doors and other fabric-first measures. Monitor government requirements affecting social housing energy performance.
9. Ageing Stock and Lifecycle Management
Major components will be monitored by condition, expected lifecycle and actual performance. A 30-year stock investment plan will be developed and updated annually.
10. Repairs Strategy
Repairs will be managed through emergency/safety, responsive and planned categories. Repeat repairs, high-cost properties and recurring defects will be analysed. Where a component has reached the end of its useful life, planned replacement will be considered against repeated repair.
11. Stock Condition and Asset Data
The asset register should include property type, age, EPC, heating, roof, windows, kitchens, bathrooms, electrical information, major component condition, repairs history, damp/mould history, compliance information and planned works.
12. Investment Priorities
Priority 1: resident safety and legal compliance. Priority 2: Decent Homes and property condition. Priority 3: preventative investment. Priority 4: energy efficiency. Priority 5: environmental and community improvements.
13. Financial Strategy
Maintain annual budgets, a five-year investment programme and a 30-year forecast. Major works business cases should consider capital cost, maintenance cost, expected life, resident impact, regulatory implications, funding and value for money.
14. Resident Involvement
Residents will be involved, where appropriate, in major investment programmes, planned works, area  improvements, repairs performance and energy efficiency initiatives. Feedback will inform service improvement.
15. Asset Management Risk
Principal risks include ageing stock, damp and mould, insufficient investment, poor asset data, energy inefficiency and uncontrolled reactive repairs. These will be maintained on a live asset management risk register.
16. Governance and Accountability
The Management Committee retains overall responsibility for the Cooperative's assets. PA Housing, as managing agent, will support through repairs management, compliance information, professional advice and investment recommendations. The Committee will receive regular reporting.
17. Five-Year Delivery Plan
	Year
	Theme
	Key actions
	Expected outcome

	2026/27
	Establish baseline
	Asset register; stock condition; repair-demand review; Awaab's Law, EPC and Decent Homes baselines; 5-year programme; 30-year plan.
	Clear evidence base.

	2027/28
	Address high-risk stock
	Safety, Awaab's Law hazards, damp/mould, roofs, heating, electrical and structural issues.
	High-risk properties controlled.

	2028/29
	Increase planned investment
	Lifecycle replacement; preventative maintenance; target repeat repairs.
	Reduced repeat repairs and better cost control.

	2029/30
	Energy and sustainability
	Poor EPC homes; insulation, heating, ventilation, windows/doors and appropriate renewable measures.
	Improved energy performance.

	2030/31
	Review and renew
	Evaluate outcomes, expenditure, compliance, repairs, EPCs and resident satisfaction.
	Updated 5-year and 30-year plans.


18. RAG Action Plan
	Action
	Lead
	Timescale
	RAG
	Success measure

	Complete whole-stock asset register
	PA Housing / Ross Walk
	Q1 2027/28
	RED
	100% properties recorded and validated

	Establish stock condition baseline
	PA Housing
	Q3 2027/28
	RED
	Condition data available

	Awaab's Law readiness review
	PA Housing / Ross Walk
	Q2 2026/27
	RED
	Process tested and monitored

	Identify high-risk damp/mould cases
	Repairs / Housing
	Q2 2026/27
	RED
	All cases risk assessed and tracked

	EPC baseline and improvement plan
	Asset Management
	Q3 2026/27
	AMBER
	100% EPC data; priorities identified

	Review Decent Homes position
	Asset Management
	Q3 2026/27
	AMBER
	Exceptions identified and actioned

	Approve 5-year planned works programme
	Asset Management / Committee
	Q4 2026/27
	AMBER
	Programme and budget approved

	Develop 30-year lifecycle plan
	Asset Management / Finance
	Q4 2026/27
	AMBER
	Long-term forecast approved

	Analyse repeat/high-cost repairs
	Repairs
	Quarterly
	AMBER
	Repeat repairs reducing

	Introduce quarterly asset dashboard
	PA Housing / Ross Walk
	Q4 2026/27
	GREEN
	Dashboard received quarterly

	Resident engagement on major investment
	Ross Walk / PA Housing
	Ongoing
	GREEN
	Feedback captured and acted upon

	Annual strategy review
	Management Committee
	Annual
	GREEN
	Strategy updated and approved


19. Asset Management KPI Dashboard
	KPI
	Target
	Frequency
	RAG trigger

	Statutory compliance
	100%
	Monthly
	Red if overdue high-risk item

	Awaab's Law cases within requirements
	100%
	Monthly
	Red if any breach

	Homes meeting Decent Homes requirements
	100%
	Quarterly
	Red if known failure without action

	Homes with valid EPC
	100%
	Quarterly
	Amber <98%; Red <95%

	Properties below EPC trajectory
	Reducing annually
	Quarterly
	Red if unexplained deterioration

	Repeat repairs
	Reducing annually
	Monthly
	Red if >10% year-on-year increase

	Emergency repairs
	Reducing where preventable
	Monthly
	Amber if sustained increase

	Planned works delivery
	≥95%
	Quarterly
	Red below 90%

	Outstanding high-risk actions
	0
	Monthly
	Red if overdue

	Resident repairs satisfaction
	Improve annually
	Quarterly
	Red if material decline

	Reactive repairs spend vs budget
	Within budget
	Monthly
	Red if forecast overspend >10%

	Planned investment spend vs budget
	Within programme
	Quarterly
	Amber if variance >10%


20. Five-Year Investment Programme
The following is a planning framework, not committed expenditure. Values should be added following the stock condition survey, lifecycle review, approved budgets and available reserves.
	Investment area
	2026/27
	2027/28
	2028/29
	2029/30
	2030/31
	Priority

	Safety / compliance
	Baseline & urgent
	High-risk works
	Planned compliance
	Planned compliance
	Planned compliance
	1

	Damp, mould & defects
	Survey/remedial
	Major targeted works
	Preventative
	Preventative
	Review/renew
	1

	Roofs / external fabric
	Survey/prioritise
	Priority replacements
	Lifecycle
	Lifecycle
	Lifecycle
	2/3

	Heating & hot water
	Condition baseline
	Priority replacements
	Planned replacements
	Energy upgrades
	Planned replacements
	2/4

	Electrical installations
	Data validation
	Priority works
	Planned works
	Planned works
	Planned works
	1/3

	Kitchens / bathrooms
	Condition survey
	Priority renewals
	Planned renewals
	Planned renewals
	Planned renewals
	2/3

	Windows / doors
	Condition survey
	Priority replacements
	Planned replacements
	Energy programme
	Planned replacements
	3/4

	Energy efficiency / EPC
	Baseline
	Priority low EPC
	Fabric-first programme
	Expanded programme
	Next phase
	4

	Communal / estate works
	Risk assessment
	Priority works
	Planned works
	Planned works
	Planned works
	2/5

	Professional / survey costs
	Stock condition
	Lifecycle updates
	Targeted surveys
	Targeted surveys
	Strategy review
	Enabler


Investment priorities should be reviewed annually against stock condition, statutory requirements, repairs data, funding availability and resident needs. A detailed costed programme should be appended once the baseline survey is complete.
21. Annual Review
The strategy will be reviewed at least annually, considering legislative and regulatory changes, stock condition, financial resources, repairs performance, Awaab's Law performance, energy efficiency, Decent Homes compliance, resident feedback and progress against the delivery plan.
22. Conclusion
Ross Walk Housing Cooperative's housing stock is a long-term community asset. Its ageing nature means reactive repairs alone are unlikely to provide the most sustainable or cost-effective approach. This strategy establishes a transition towards planned, preventative and risk-based asset management, with safe and decent homes, Awaab's Law readiness, energy efficiency and lifecycle investment at its core.
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