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1.

Executive Summary

Blackwood is a Registered Social Landlord providing over 1,600 properties, including 4
care homes across 29 local authorities in Scotland. In addition to this, Blackwood also
provides Housing Support and Care At Home services to customers in 12 local
authorities.
Blackwood has a regional management structure within three areas, North, East and
West of Scotland.
Blackwood’s Asset Management Strategy sets out a strategic framework within which
we will manage, maintain and invest in our housing assets.
Blackwood defines good asset management as;
The process of operating, maintaining, upgrading, developing, and disposing of our
properties in a sustainable, cost effective manner which meets our customers’ priorities,
our long term business plans, and wider housing need, while sustaining value in our
portfolio.
This document details how we plan to deliver the priorities identified by our customers in
a manner which is affordable, sustainable and makes best use of our resources.
Aims and objectives
The principal aims and objectives of the strategy are:
•
•
•
•
•
•
•
•

Understand the condition and profile of our assets.
Establish our customers’ priorities now and over the longer term.
Understand the suitability of our assets to meet demand in a national and
regional context, both now and in the future.
Establish the investment required over thirty years to maintain our assets.
Establish a framework to manage this investment.
Determine the affordability of the investment required and the economic
viability of our assets.
Establish a delivery framework across Blackwood.
Ensure our properties meet the Energy Efficiency Standard for Social Housing
(EESSH) by 2020, and maintain SHQS.

The Asset Management Strategy highlights the following key issues:
•
•
•

Our Assets profile meets the current demand for affordable housing. Social
demographic trends indicate that this will increase therefore we foresee a strong
demand for our properties in the future.
Our investment requirements total over £54million (excluding VAT) on capital
expenditure with a further £50 million required on cyclical, grounds and day to
day maintenance over the next 30 years.
The costs of maintaining our assets require to be reduced.
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•
•

We want to develop awareness of a new standard of accessibility,
demonstrated through the “Blackwood Concept House”.
Management of risk and our delivery actions should have a regional and local
focus.

In order to address the issues presented, Blackwood will give priority to:
•
•
•
•
•
•
•

Investing in our smaller and former sheltered stock where demand is strong.
The provision of adaptations across our assets to meet customer need and
ensure sustainable tenancies.
Disposing of stock that is not economically viable and/or where demand is
lower.
Developing the Blackwood Concept House in a small number of locations.
Procuring new contracts with suppliers aimed at prioritising design suitable for our
customer groups, as well as cost and quality.
Addressing Fuel Poverty by upgrading our assets, advising our customers and
maximising their income.
Meeting our customers’ expectations and priorities in a sustainable manner.

The strategy will be delivered through the following:
•
•
•
•
•

Organisational procurement plans and timetables.
Developing and maintaining organisational and operational risk registers.
Our completing 100% surveys and maintaining a survey programme of one third
of our assets annually.
Reviewing the organisational costs in investing in our care assets.
Regularly reviewing the outcomes.

Blackwood is entering an exciting phase in its development with its new Strategy and
Business Plan for 2015-2020. The Asset Management Strategy helps to underpin this new
Strategy and Business Plan with a high quality, cost effective approach to having
sustainable assets. Our core Vision and Values and a recognition that we exist to
provide housing, care and support while remaining economically viable will remain at
the heart of all decisions. Our customers and wider stakeholders have helped to shape
the priorities in this strategy so that we combine good practice in Asset Management
with an informed view of what works for our particular customer groups.

2.

Introduction

Blackwood is a national organisation providing over 1,600 properties across 29 local
authorities in Scotland, with a mix of house types suitable for all sectors of the
community. Dr Margaret Blackwood founded the organisation in 1972 and today we
continue to build on her legacy ensuring that we build homes and communities which
promote independent living and are good places to live. Our Vision is to help people
live their lives to the full by providing high quality Housing and Support designed around
each person and their life choices. This Asset Management Strategy is one of 4 Core
Strategies which make up Blackwood’s new Strategy & Business Plan for 2015-2020.
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Blackwood defines good asset management as;
The process of operating, maintaining, upgrading, developing, and disposing of our
properties in a sustainable, cost effective manner which meets our customers’ priorities,
business plans and wider housing need while sustaining value in our portfolio.
Our Asset Management Strategy provides the framework to develop detailed planned
and cyclical maintenance programmes that will support the delivery of our Business
Plan. It also provides the framework for supporting longer-term investment decisions to
ensure the sustainability of our current stock and to help us build more sustainable
communities by making strategic decisions about our assets.
This Strategy has been based upon the Scottish Housing Regulator’s paper “Strategic
Asset Management – Recommended Practice” (August 2012) encompassing the ten
strands of strategic asset management. We have sought to ensure that although the
strategy follows this guidance, it is a bespoke solution for Blackwood and the particular
challenges we face now and in the future.

3.

Understanding Our Assets

3.1

Condition

We commissioned a programme of 100% stock condition surveys which were carried
out in 2014/15, with some remaining to be completed during 2015-16. The aim has
been to accurately capture the condition of our properties given the bespoke nature
of much of it. These surveys highlighted the following:
•

•
•
•
•

The planned maintenance works carried out over the past 4 years has
significantly improved the condition of our stock. Our stock overall is now in good
condition, and the backlog requirement is no longer a challenge in our Business
Plan.
We are 100% compliant with Scottish Housing Quality Standards (SHQS) 2015;
further investment is included in our 2015-2020 Business Plan to maintain this
standard on an ongoing basis.
Our assets have high levels of components e.g. specialist equipment and
adaptations; these will require replacement due to age/ deterioration of
components.
A number of our assets have components that are coming to the end of their
lifecycles in the next 1-10 years.
The surveys also provide the base for programming our EESSH works.

Page 5 of 20

Asset Management Strategy 2013 – 2043 (May 2015 Update)

3.2

Asset Profile

The Association is currently responsible as Landlord for 1631 homes spread across 29
local authorities in Scotland. The following graphs give an overview of the location,
type and size of our stock:

392

41% 664

625

614

683

684

185

79

Blackwood has 4 developments that are classed as former sheltered accommodation.
These properties are a mix of detached units and blocks with units accessed from
corridors. (Abbey Court, Edinburgh; Laura Ferguson Court, Edinburgh; Tweedbridge
Court, Peebles; and Raeden Court, Aberdeen).
Tweedbridge Court has been
decommissioned since the 2013 AMS and is discussed later in the Strategy.
16 of our assets are Individual House Purchases (IHP); these properties have been
added into our portfolio at varying stages to meet a particular individual’s need within
an area, including some recent purchases in Peebles to provide accommodation for
tenants decanted from Tweedbridge.
We have 4 care homes within our portfolio one in the North, one in the East and two in
the West region of Scotland with a total of 68 units within them. These units have been
included in the overall graphs above and present unique challenges in managing and
maintaining the overall asset. The Care Strategy and the Business Plan demonstrates
why it is important to take holistic decisions on these homes over the next few years.
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The profile of our assets raises the undernoted issues:
•
•
•
•
•

Additional investment may be required to upgrade our stock to EESSH standards
over the next 5 years, and this will be addressed in projects coming to the Board
over the next three years, and in rolling forward the Business Plan.
Sustained investment is required to maintain our assets to SHQS standards, a
standard that meets our tenants’ priorities and ensure value is retained in our
portfolio.
The location of our assets is diverse. This presents challenges in managing them
effectively and in a financially sustainable manner.
Our assets in the North region exist in smaller more geographically diverse
locations than the East and the West. Subsequently our asset management
costs reflect this.
Our care homes require to be financially sustainable in order to support
investment in the asset.

4.

Suitability of Assets

4.1

Demand

Blackwood generally has high demand for its housing assets based upon the following:
•
•
•
•
•

A large proportion of our assets are houses with individual gardens and no
communal entry.
Our assets are largely located in areas with limited social and economic
problems.
The physical nature of a large proportion of our assets (level access, and smaller
sized homes) fits with growing social demographic trends.
A key aspect of our vision remains to provide housing for disabled people of all
ages. This fits clearly with wider governmental policies and is designed to keep
people in their homes longer.
Recent Welfare Reform indicates that smaller households are seeking smaller
accommodation.

As at March 2015 we had over 1257 active housing applicants. 533 new applicants
were added to our list during 2014/15. Blackwood also participates in Edinburgh City’s
EdIndex, which incorporates their common housing register and choice based lettings
scheme. EdIndex had 28,525 active housing applicants as at March 2015; 6956 new
applicants were added to their list during 2014/15.
In addition to meeting current demand, we believe that we are well positioned to meet
future demand. This is based upon the 2013 Scottish Household Survey;
•

34% of households in Scotland include someone with a long term illness or disability.
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•

Scotland's ageing population is leading to increases in the number of people with
long term conditions and mobility problems. There are also growing numbers of
younger disabled people.

•

The 2012 SROI (Social Return on Investment) study carried out by Bield, Hanover and
Trust Housing Associations estimates that, on average, for every pound spent on
adaptations, a saving of over £5.50 is achieved for Scotland’s health and social
systems.

•

The Scottish House Condition Survey suggests that around 133,000 households that
include someone with a long term illness or disability live in a home that limits their
activities in some way, and that 62,000 households do not have the necessary
adaptations to their home.

Notwithstanding this, we have some assets which require action to ensure that demand
remains sustainable. A small number of our assets housing stock have had a slightly
higher than average turnover during 2014/15.
Closer analysis shows that although the types of property are similar, it is the profile of
the residents that has caused the relatively high turnover compared with Blackwood
norms. This can be largely attributed to an elderly population moving into care
accommodation or dying.
We will deal with lower demand as we further integrate our Housing and Care services
primarily through our Allocations Policy. Following this, we will assess remaining low
demand assets alongside other poorly performing assets.
4.2

Adaptations

Given the above demographic trends and the Scottish Government’s policy of shifting
the balance of care to independent living, we are well placed to meet this need as
over 50% of our assets contain adaptations designed to specific customer requirements.
In addition to this, Blackwood currently receives significant stage 3 grant funding to
carry out this work.
Adaptations funding is only available for the initial installation of equipment and the
replacement of this requires investment. As we are a successful provider, this
investment is significant with adaptations forming £4 million of our future investment
requirements. This is currently largely recovered through service charges however is still
a cost to our customers.
Carrying out adaptations is fundamental to our strategic vision, the management of our
assets and improving the lives of our tenants.
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4.3

Turnover

Demand for assets remains high and our turnover is generally low. This is as a result of
the following:
•
•
•
•
•
•

High satisfaction levels with our services and assets.
A significant older customer profile that is less likely to move.
Our provision of housing for disabled people meets their personalised care
requirements.
Our continued investment in our properties through successful adaptation grant
allocation.
A lack of comparable housing and suitable neighbourhood amenity (e.g. level
access, adapted etc.) within many areas.
Assets in desirable locations.

Where higher turnover does exist, however, there is a need to examine both the
physical assets and the management of our tenancies. To maximise the performance
of our assets our tenancies should become more sustainable. This will be achieved by
use of the following Blackwood processes and initiatives ensuring that the management
of our assets takes a full organisational approach:
•
•
•
•
•
•
•

Our Allocations Policy.
Settling in visits.
Our annual visit programme.
Tenant satisfaction surveys.
Tenant scrutiny panels.
Estate tours with our customers.
Financial inclusion projects.

Where an individual asset has a recurring problem with high turnover, a comprehensive
re-survey will be carried out with a view to identifying it as a potential high risk asset.
4.4

Customer Satisfaction

Our customer satisfaction levels have risen steadily, particularly in carrying out repairs
where satisfaction has grown to 89%. This is consistent with increasing our investment in
our assets to meet customer expectations and priorities.
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Our 2014 customer satisfaction survey highlighted the following:
Overall

East

North

West

Taking everything into account, how satisfied are
you with the overall service provided by 84%
Blackwood?

81%

82%

88%

Overall, how satisfied are you with the quality of
89%
your home?

88%

83%

92%

Thinking about the last time you had repairs carried
out, how satisfied were you with the repairs service
89%
provided by Blackwood? (repairs in last 12 months
only)

91%

91%

84%

How satisfied are you with the landscaping around
60%
your home?

54%

57%

67%

This shows that while satisfaction with our assets remains generally high, our customers
are concerned regarding the nature of the environment of our assets. When asked
what they would improve about Blackwood’s assets, the following areas were
highlighted:
Category
Grounds Maintenance / Gardening
Repairs
Rent / Service Charges

Comments
55
5
13

Customer’s priorities are illustrated by the following graph:
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These priorities also meet a balance of investment in our assets that will continue to add
value to our business and retain the overall value of our assets of over £27m at 31st
March 2015.
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This set of priorities has been critical in forming our investment profile for the next 30
years, in our recently approved Business Plan.
4.5

Compliance

Blackwood is required to ensure its assets and the provision of related services meet key
statutory and regulatory compliances including:
•
•
•
•
•

4.6

Scottish Housing Quality Standards (SHQS)
Energy Efficiency Standard for Social Housing (EESSH)
Energy Savings Opportunity Scheme (ESOS)
Housing (Scotland) Act 2014
All relevant Health and Safety regulations such as Gas (Safety and installations)
Regulations 1998, Control of Asbestos Regulations 2012 and Construction (Design
and Management) Regulations 2015.
Energy Efficiency and Affordable Warmth

The original draft of the AMS included assessment of the proposed requirement for a
new Energy Efficiency Standard for Social Housing (EESSH) from the consultation
documents which had been produced by the Scottish Government. Since then the
EESSH was launched by the Scottish Government in March 2014. The EESSH will
contribute towards the carbon emissions reduction targets set by the Climate Change
(Scotland) Act 2009. It aims to encourage landlords to improve the energy efficiency of
social housing in Scotland. This supports the Scottish Government’s vision of warm, high
quality, affordable, low carbon homes and a housing sector that helps to establish a
successful low carbon economy across Scotland, as set out in the Sustainable Housing
Strategy (SHS). It also new becomes a key part of our AMS for the future.
EESSH sets a single minimum Energy Efficiency (EE) rating for landlords to achieve that
varies dependent upon the dwelling type and the fuel type used to heat it. The target
ratings reflect that some property types are more challenging to improve than others.
All registered social landlords must ensure that they achieve the relevant minimum EE
rating by the first milestone of 31 December 2020, for all applicable social housing.

Page 11 of 20

Asset Management Strategy 2013 – 2043 (May 2015 Update)

As the EESSH is a variable rating, it is vital that we identify the energy efficiency rating of
all of our stock; therefore capturing good quality information on the energy efficiency
of our properties is important. The following table highlights the target EE ratings current
at the time of writing this update:
Dwelling Type
Flats
Four-in-a-block
Houses
Detached
Other fuels- SHQS requirements (59)

EE Rating (SAP 2009)
Gas
Electric
69
65
65
65
69
65
60
60

Meeting EESSH will mean that none of our properties will be lower than a 'C' or 'D'
energy efficiency rating, meaning that all our tenants will benefit from warmer homes,
which should lower fuel consumption, lower energy bills and ensure less of our tenants
will be in fuel poverty.
We have taken the strategic decision to complete a 100% energy efficiency
assessment of our entire portfolio to assist with our analysis for compliance with EESSH
and this has been done through our survey programme.
The graph below details our homes’ current energy efficiency and thermal
performance using Energy Performance Certificate ratings. As our homes which have
been surveyed to date sit predominantly within category C, it is estimated that we will
not require a large amount of expenditure to meet EESSH 2020 standards and that
approximately 19% of our stock will need some works to bring them up to standard.
Estimated costs for this have been included within component replacement in our 30
year investment forecasts however it does not form a significant investment. It is
important to note that the ratings calculated have been based upon cloned
information. We will have individual ratings for each property to support our first Scottish
Housing Regulator data return in May 2016.

EPC Ratings
350
300

A Rating

250

B Rating

200

C Rating

150

D Rating

100

E Rating

50
0

A Rating
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D Rating
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We are currently developing our Energy Efficiency and Affordable Warmth Plan which
will focus on the following key strands:
•
•
•
•

Profiling our customers use of energy within our homes
Improving thermal performance of the fabric of our properties and their
components.
Providing advice and information for our customers to help them maximise their
energy usage whilst conserving on fuel consumption.
Income maximisation.

This will be achieved during the next 5 years of the plan through continually assessing
and reviewing the outcomes of our Energy Efficiency and Affordable Warmth Plan.
Some of the key outputs of the strategy are:
•
•
•
•
•
•

Reduce the amount of heat loss through insulation, pipe lagging and draught
proofing where appropriate.
Improve the efficiency of building components through planned maintenance
programmes such as high efficiency boilers, use high energy rated windows or
low emissive glass where possible.
Retro fitting of renewable and micro generation technologies where
appropriate.
Partnerships with providers such as utility companies to access expertise and
funding.
Annual Visits – our customers each receive an Annual Visit from their local
Housing Officer. This gives the opportunity to explore any changes in
circumstances that may impact on benefit eligibility.
Financial Inclusion Services including income maximisation sessions, debt
management advice, budgeting advice and assistance and support with
welfare reform and its impact.

Fundamentally we recognise that while we strive to make our assets as energy efficient
as possible, maximum benefit and efficiency is achieved through providing advice and
information to customers on their direct energy consumption and use based on the
premise that “people and not buildings use energy” therefore we will engage with our
customers to better understand their occupancy behaviour by carrying out occupancy
assessments where permitted.
Since 2013 we have drawn in funds of £250k from the Scottish Government under the
Green Homes Fund. We have also commissioned a feasibility study to support our work
with our tenants, funded through the Warm Homes Fund, and currently nearing
completion with Changeworks.
The Energy Savings Opportunity Scheme (ESOS) is a mandatory energy assessment and
energy saving scheme established by the Energy Savings Opportunity Scheme
Regulations 2014 (ESOS Regulations). It applies to businesses with more than 250 staff
and relates to offices and, for example, fleet management or other areas of business
operations, rather than to our housing assets. We are required to comply with ESOS on
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a four yearly compliance phase. There are three phases; December 2015, 2019 & 2023.
Complying with ESOS will contribute savings to our operational costs of delivering our
business objectives through implementing energy management plans. We will carry
out commercial green deal assessments of all our owned/ rented commercial
properties, identify areas for improvement and generate an implementation plan and
report on this over the next stage of the AMS.

5.

Investment Requirements

5.1

Profiling Spend

The 2013 AMS had an investment requirement of £66m over the 30 year Business Plan,
which included £9.2m for projected backlog spend to bring our houses up to the
Blackwood Standard. This was based on our 2007 sample survey data. Our 100% survey
has shown that the backlog is not as significant as originally projected and our planned
maintenance programme over the last two years has also contributed to its reduction.
Our new invesment requirement is £54m excluding VAT over the new 30 year Business
Plan. This is as included in the Business Plan approved in March 2015.
The undernoted chart details the investment profiling in five year splits.

Spend Profile
£15,000,000.00
£10,000,000.00
£5,000,000.00
£0.00

Years 1-5

Years 6-10

Years 11-15

Years 16-20

Years 21-25

Years 26-30

These investment costs have been based upon component replacement lifecycles
informed by customer priorities following our initial consultation exercise in 2013/13 on
the AMS, and now known as the Blackwood Standard.
Key highlights include:
• Replacing kitchens every 14 years
• Replacing bathrooms every 28 years
• Increasing investment in environmental spend by 20% over 30 years
Within this is £3.43 million of replacement adaptation costs. This has been built into
service charge income however for the purpose of this strategy it has been included as
it still requires to be paid for by our customers.
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The Blackwood Homes Standard improves upon the industry standard of replacement
cycles (eg kitchens every 20 years, bathrooms every 30 years etc). Our planned
maintenance programmes now incorporate this standard. In addition to meeting
tenant priorities, it also plays a very important role in maintaining the value of our asset
portfolio, at an achievable level of investment.
Contained within these profiles is the capital investment required to upgrade our care
homes. The following graph illustrates the costs:

Investment Required
£1,200,000
£1,000,000
£800,000
£600,000
£400,000
£200,000
£0

Broom Court

Raeden Court

Belses Gardens

Maclehose Court

Given the investment requirement in our care homes we will aim to identify a viable
method of funding capital expenditure over future years. Our Care Strategy will fully
consider and assess this key area as part of the review of our Care Homes.
The spend profile will continue to be monitored and smoothed as we complete our
100% surveys and add completed EESSH data. In turn this will update the annual
iteration of the Business Plan’s cash flows.

6.

Managing and Maintaining our Assets

In addition to capital expenditure, reactive and cyclical maintenance for the next 30
years requires a significant expenditure. This is estimated at:
•
•
•
•

£32.14 million on day to day repairs including void management and central
heating maintenance. This includes £3.19 million attributable to care homes.
£2.7 million on painting common areas and externals of which £350k is
attributable to care homes.
£4.17 million on grounds maintenance which is fully funded through service
charges.
£11.2 million on remaining cyclical items such as lift maintenance, fire alarm
servicing, legionella management, warden call systems etc. Of this, £2.76 million
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is attributable to care home expenditure and £700K of housing costs are
recovered via service charges.
6.1

Responsive and Void Repairs

Historically, Blackwood has seen day to day and cyclical repairs form over 60% of its
overall expenditure on its assets. A key aim of this strategy is to reverse this trend and
move to a position where capital expenditure forms over 60% of the overall investment
in our assets.
We will continue to manage the improvement of our responsive repairs and void
services while effectively managing costs through the following:
•
•

•
•
•

•
•
6.2

We will re-procure our day to day maintenance contracts on the basis of an all
trades contractor using Average Order Value for a further 4 year period
commencing 2015 in our East and West regions.
In the North region where our Average Value Order cost is significantly higher we
will procure on a framework basis with 3 main contractors servicing three distinct
areas – Inverness and Highlands, the Aberdeen and Moray areas and the
Dundee and Angus areas. This will introduce competition and also drive down
the premium cost associated with travel in the region. It will remain on an
Average Value Order basis.
We will develop and implement our Empty Homes and Decoration Policy and
introduce Decoration Allowances to minimise our void costs and, crucially,
introduce consistency around our void management.
We will re-procure all specialist maintenance contracts promoting economy of
scale and consistency of product while retaining a regional basis.
We will re-develop our Lettable Standard to reduce our average empty house
cost from existing cost of £870.00 using efficiency savings while recognising that
some of our customers may require a higher initial standard of property. This will
be assessed on a case by case basis and an organisational approach will be
taken.
We will closely monitor contractor performance by using internal performance
frameworks, benchmarking and the Scottish Social Housing Charter.
We will regularly consult our customers to establish their priorities and satisfaction.
Cyclical Maintenance

A significant portion of Blackwood’s future investment is based upon the cyclical
maintenance of our assets. The undernoted graph details the major items of
expenditure.
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Cyclical Maintenance
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Cyclical Painting

Autodoor Maintenance
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In order to ensure we achieve value for money we will manage these costs as follows:
•

•
•
6.3

Using procurement as an opportunity to provide wider community benefits such
as apprenticeship schemes or enhancing local employment while ensuring
effective cost and risk control. Procurement will not only focus on the cost and
quality of services but will, crucially, have a strong focus on design and
appearance of our homes.
Procuring a minimum of 3 year contracts for servicing and testing and close
monitoring of contractor performance by using internal performance
frameworks, benchmarking and the Scottish Social Housing Charter.
Regularly consulting with our customers to establish their priorities and
satisfaction.
Grounds Maintenance

We have procured grounds maintenance contracts for each region at an annual cost
of £139,000 funded through service charges. Upgrade works valued at £316,000 will be
funded through rents and thereafter re-planting will be funded through service charge
costs.
Overall, the cost of upgrading the grounds is included in the projected 30 year
investment requirements. The maintenance of the grounds forms part of a cyclical
service charge. Over 30 years, this cost is estimated at £4.17 million with the bulk on
maintenance rather than capital investment.
Feedback and engagement from our customers has highlighted the significance they
place on the standard of the external environment and this continues to be a high
priority in the AMS. We have therefore prioritised investment in this area to ensure that
our external environments are safe, clean, green and will contribute to demand
remaining strong and to increase tenant satisfaction.
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7.

Viability and Affordability

7.1

Asset Performance

As part of the original 2013 AMS, a review was undertaken to identify those properties
where the proposed level of future asset investment may not be economically viable
and any property showing a negative net cost position based upon replacement, base
management, and borrowing costs against current rental return.
Applying the above methodology has resulted in a significant number of properties
being identified with a negative net cost.
It is important to note that these are single properties within developments and that
high costs may be as a result of individual components within the property. For
example, one with an investment requirement of £130,000.00 has a number of
adaptations with high replacement costs to meet the specific needs of our tenant.
Assets identified as part of this process will be considered as a potential High Risk.
7.2

Dealing with Risk Assets

High risk stock will be addressed as follows:
•
•
•

Re-survey of property to confirm investment requirements
Re-evaluation of property rent pointing
Consideration for disposal

The disposal of stock or other options will continue to be considered on a case by case
basis. The scoring matrix made up of several factors to determine the overall viability
and not just the economic performance will continue to be used. Disposals of the
previous three properties identified under this matrix have been completed since 2013
as reported to the Board.
7.3

Tweedbridge Court, Peebles

Our current programme of reprovisioning Tweedbridge Court in Peebles proposes to
deliver, in partnership with our preferred partner CCG, a turnkey project providing a
mixed tenure site of 24 units with 14 homes for sale and 10 homes for Blackwood’s
existing customers who have been decanted since the 2013 AMS was written. It is
currently scheduled to complete around March 2017.
The cost of upgrading the components within Tweedbridge Court have been removed
from the 30 year cost profile. This has been reflected within our revised 30 year
investment model (£54 million).
The redevelopment has a projected cost of £1.98 million to be funded in part by cross
subsidy and in part by borrowing.
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7.4

Dundee and Glasgow

Since the AMS was developed in 2013, the Board has welcomed work on a new
standard of accessibility, demonstrated through the commissioning of the Blackwood
Concept House. This is subject to ongoing co-design with customers through a variety
of engagement methods, including focus groups, bespoken and other events. In a
major change from the 2013 AMS, this update includes scope for two new
developments (in addition to Tweedbridge) in Glamis Road, Dundee and in Glasgow.
The Glamis Road development project will also be delivered in partnership with our
preferred partner CCG to deliver it as a turnkey project providing a mixed tenure site of
28 units with 6 homes for Blackwood’s existing customers. It is currently scheduled to
complete around March 2017. This aims to be our flagship for our new standard of
accessibility.
The development has a projected cost of £0.90 million to be funded in part by grant
funding part by borrowing. Testing the concept house and meeting the needs of the
community and local council are the focus of this development.
Our Glasgow project is at an early stage and will evolve in the first years of the AMS. It is
identified within the Strategic Housing Investment Programme in Glasgow, with Housing
Association Grant, and with a site to be identified.
Both projects for the Concept House are included in the Business Plan approved in
March 2015.
7.5

Affordability

In order to fund the investment required to meet our customers’ priorities, our overall
income levels will have to reflect the costs.
In order to continue to ensure living in a Blackwood home that is affordable the
following strategic decisions have been taken:
•
•
•
•

Service charges will reflect the replacement of certain components as well as
servicing and maintenance costs and this cost will be removed from rents.
Affordable warmth will be prioritised with emphasis on improving the thermal
performance of our properties, educating our customers and maximising income
through advice and support.
Our development programme will include reprovisioning in Tweedbridge Court,
Peebles and the Concept House in Glamis Road, Dundee and on a site to be
identified in Glasgow.
Our Care Strategy includes a review of our care homes and decisions on asset
funding will be part of that.
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8.

Delivering the Strategy

8.1

Risk Management

A risk based approach to managing our assets will be applied and included in our
strategic and operational risk registers which will be reviewed every quarter. Key risks
that will be managed in conjunction with this strategy include:
•
•
•
•
•
•
8.2

Legislative and regulatory compliance including safety of customers, staff and
the public
Customer satisfaction
Affordability including fuel poverty
Financial control and value for money including asset performance and
contract management
Management and integration of data systems
Review of our financial capacity
Reviewing the Asset Management Strategy

Following this update, the AMS will be reviewed in 2017-18, although annual updates
will be incorporated into the roll forward of our overall Strategy and Business Plan 20152020. In determining 30 year investment needs and plans, regular reviews are essential
as over this period political, social, economic and technological changes could have
significant impact on the AMS.
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