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1. Purpose

1.1  This strategy sets out how WPH propose to continue to provide high quality
homes that meet the needs of existing and future tenants and complies with all
statutory and regulatory requirements. It confirms that we will continue to meet
our 5 Corporate Objectives:

Objective 1: Our Homes — Our homes will be safe and warm, in desirable
neighbourhoods, and built to a high standard;

Objective 2: Our Services — Our services will be excellent, delivered
professionally, and designed to meet the needs of single women;

Objective 3: Our Organisation — Our organisation will be financially robust,
well-governed with a culture that values people who are passionate about
doing a great job.

1.2  The strategy explains how we will ensure that justified and transparent investment
decisions will be made using robust and accurate data on our residents and
properties.
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It sets out how we will meet the challenges the housing sector faces, largely
around sustainability, building safety, the economic climate and the need to meet
more stringent Decent Homes standards and associated regulatory requirements.

In 2022/3 the regulator signalled that we must have a robust understanding of our
homes, their condition, and their suitability for our residents and that this would
have to be through individual inspections rather than desk-top research. The
forthcoming stock condition survey will assist with providing this information and
will include data to assist with ensuring our properties are safe and fit for purpose.

In addition, the strategy addresses some of the specific challenges facing WPH.
For example, our current stock profile does not meet the needs of a significant
proportion of our existing resident demographic with regard to size and
accessibility. Furthermore, many of our beautiful heritage properties are
expensive to maintain and inefficient in terms of energy conservation.

Principles

The aim of this new strategy is to “ensure the provision of high-quality homes
which will meet our residents’ needs now and in the future.”

To achieve this we will ensure well-documented, justified and transparent
investment decisions are made. This requires;

¢ Reliable, well maintained and managed data regarding our properties and
our residents;

e A clear understanding of the likely needs of our current and future
residents;

e A clear understanding of the type, size and location of homes we wish to
provide;

e Ensuring quality and compliance with all legal and regulatory requirements
including the new Decent Homes Standard

e An enhanced approach to resident safety;

e A greater focus on environmental performance and the move to net zero
carbon homes;

e An assessment of property performance, in terms of financial performance
and suitability for our residents;

e Enabling effective returns on assets to ensure more resources are available
for reinvestment in services to residents and developing new homes;

e Active resident engagement to inform decision making;

e Efficient procurement and delivery of works and services;

Data

Property data

We will ensure we have reliable, well maintained and managed data regarding our
social rented homes including on:
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a) their size

b) the number of bedrooms

c) their accessibility

d) their location

e) their condition (based on our Homes Standard)

f)  health and safety compliance

g) energy performance and decarbonisation requirements

h) NPV and costs of meeting our Home Standard for all properties

)] barriers to achieving our homes standard e.g. planning restrictions

We will be carrying out a full stock condition survey for all WPH stock. WPH are
using specialist consultants to assist with procuring an appropriate contractor
which will deliver a robust stock condition survey.

We will work with specialist contractors to establish unit rates for key elements of
the work required.

All information will be recorded on our Asset management system to enable
effective analysis and service delivery.

Resident data

Through our engagement with residents, including telephone conversations, home
visits, PCFRA’s and desk top analysis, we will obtain data on:

a) Household make up (including children, carers etc.);

b) Age of residents;

c) Vulnerability including include assessment of mobility, visual or auditory
impairment, dementia, mental health (including hoarding);

d) Other vulnerability e.g. dementia, mental health issues, domestic abuse,
hoarding.

The needs of our current and future residents
We will use the information gathered about our residents and their properties to
analyse the number, type and quality of homes we wish to provide. We will do this

in the context of our overall vision, mission and strategic objectives.

Household Makeup

First lettings are to single women, but many residents then go on to have children.
Our current information suggests that 11% of residents in WPH homes are
overcrowded due to having children living with them in studio or one bed flats.

WPH has made the decision to continue to direct its focus to primarily single
women and our business and development will be structured to reflect this.

Age and Vulnerability
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The average age of our tenants is 59. 47% of our residents are women over 60,
compared to an average in England and Wales of 23%. 12% of our tenants are
over 80. Only 14 % of our tenants are under 40. We expect the proportion of older
women in our homes to increase year on year. The gender pay gap widens as
women get older and women'’s incomes are significantly lower than men’s in
retirement. This translates into a housing affordability gap.

Current information on resident vulnerability is incomplete but 240 Person Centred
Fire Risk Assessments have been completed and specific measures put in place
where necessary e.g. misting systems, visual alarms or vibrating pillows. We go
above and beyond legal requirements to ensure resident safety but sometimes
even with specific measures in place homes cannot be made safe for individuals.
In these cases we will work with partners to find more suitable accommodation.

The ageing tenant demographic and the increased number of younger residents
with disabilities means that demand for more accessible homes outstrips supply
and the risks are growing.

Location, type and size of homes

We have a portfolio of properties in West London (North and South of the river
Thames) acquired over nearly a century. Two thirds are in Kensington and
Chelsea and the rest are spread over eight other boroughs. Most of our homes
are converted flats within large Victoria buildings. Many of these are listed or in
Conservation areas. Recently we have begun developing new buildings, and will
now consider developing outside of West London due to the lack of opportunities
in our core areas Our assets allow us to provide good quality homes and also act
as a valuable investment that supports our work and growth.

Most of our properties are studios or one-bedroom flats. Around 800 homes are let
as general needs, that is to women who require no additional support. We also
provide around 200 homes for older women in schemes with an on-site manager.
Historically a number of Residents have exercised the right to buy and so we also
manage a small portfolio of leasehold properties. We also manage a small number
of properties held as an investment and rented at market rents through our wholly
owned subsidiary Women'’s Pioneer Homes.

All our homes are in good locations, near transport and with access to local
facilities. Most have access to communal or individual gardens. Many are
exceptional beautiful heritage buildings.

However accessibility is a significant issue. Of the 80 WPH buildings only six have
level access and only three have external platform lifts. 8 buildings have internal
lifts and 5 of these are in the Older Women’s Housing Schemes. Access to all
other flats is via a staircase, none of which are considered ‘easy rise’. We have
one designated wheelchair flat in Archdale Court and 4 new flats at Mary Flux
Court are wheelchair accessible.

We also have a significant issue with the size of our properties. Firstly 40% of our
one bed and studio flats are below the GLA recommended size for a 1-person
home i.e. 37 square metres, and of these 13% are very small i.e. below 30 square
metres. These very small homes are really unsuitable as long-term homes. Over
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time we aim to ensure that all WPH Homes are larger than 30 square metres. This
would be a minimum requirement (see performance assessment below). Homes
under 30 sq metres will not be retained as socially rented homes long term.

Also only 17% of our homes have 2+ bedrooms so our ability to offer larger homes
to families is limited. Two of the two-bedroom homes are also in older women’s
housing schemes. Increasing the proportion of stock for families would undermine
WPH’s core focus on supporting single women but we will aim to maintain the
current proportion of homes which have 2 or more bedrooms.

One building at Collingham gardens has small studio homes which are not entirely
self-contained. The flats each have small kitchenettes and bathrooms but share
one toilet between two flats and a larger communal kitchen. These do not
represent the quality of homes which WPH wishes to offer in the long term.

Ensuring quality and compliance with legal and regulatory requirements

Our aim is to provide high quality homes fit for the needs of our residents at all
stages of their lives.

. The stock condition survey will provide WPH with vital information to ascertain
the condition of its properties. Our Homes Standard has a clear target for the
organisation to meet, and compliance is central to achieving this. WPH houses an
aging demographic with increased needs. The stock condition survey will highlight
potential needs for lifts, accessibility aids, the condition of the windows, and
insulation (heat and sound).

However we face challenges in relation to the revised Decent Homes standard,
building and fire safety requirements, energy efficiency, decarbonisation, damp
and mould legislation (Awaab’s Law), and new energy supply legislation. The
costs of meeting these challenges will be increased by the fact that most of our
homes are heritage properties converted into flats, many of which are listed and/or
in conservation areas.

We will develop a new “Home Standard” and policies which will reflect the revised
Decent Homes Standard when it is published. This will be developed primarily with
resident engagement, taking into consideration our residents’ needs and
expectations. We will achieve this through increased resident engagement such
as tenancy audits, surveys, analysis of feedback and resident forums.

In line with a “fabric first” approach to sustainability, the revised Homes Standard
will also focus on the need for existing homes to meet EPC C by 2030. New
homes will be EPC B or above. Of the 905 WPH properties, 576 have a valid EPC
certificate. 329 properties have no valid EPC certificate however a desk top
exercise was carried out through SAVA to obtain predictive ratings.

We will take a pro-active approach to identifying and dealing with any reports of
condensation, damp and mould found within WPH properties.
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We will maintain the structure and fabric of the buildings by carrying out cyclical
maintenance on an 8-year cycle.

We will continue with investment into existing flats with the replacement of
kitchens and bathrooms. The stock condition survey will provide information on the
condition of these components. The results will assist in creating a planned
lifecycle which will be based on condition rather than age where a programme can
be developed for replacements.

The Homes Standard will then be reviewed when the costs and grant funding for
decarbonisation are clearer.

Our estate service standard will be used to ensure high standards of cleaning,
garden maintenance and pest control.

Assessing property performance

In order to explore choices regarding investment in or disposal of our stock we will
map the financial performance of individual homes against suitability for our
residents and then carry out more detailed appraisal of poorer performing
properties.

We will assess financial performance (Net Present Value) against two key
suitability criteria: size (> 30sgm) and energy efficiency (ability to reach EPC C).
The data needs further work but the results of our initial assessment are shown in
Appendix 1.

We consider that our homes below 30 Sgm are not suitable for long term socially
rented homes and therefore will be considered for disposal, redevelopment or
market rent in line with the options appraisal as set out in paragraph 9 below. Our
initial assessment suggests that we have 144 flats with a floor area of less than 30
Sgm.

The below table provides data relating to EPC ratings for WPH properties. 329 of
these ratings were obtained through SAVA Energy Module. WPH are committed
to reaching an EPC rating of C or above by 2030 as per the regulatory
requirements. The stock condition survey will provide information on required
upgrades for WPH to meet this target.

Valid SAVA Energy Total Total %

Rating Certificates Module

26 - 26 2.9%

239 45 284 31.4%

267 222 489 54.0%

40 63 103 11.4%

mmoO|m

3 - 3 0.3%

Total

576 329 905 100%

7.5

We have combined the property financial analysis (based on desktop stock
condition data from 2018) together with aspects of the property quality data to
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produce a Boston matrix chart. Properties achieving a positive or negative present
value (PV) cashflow are mapped against:

a. Properties above or below 30 Sgm

b. Properties with a maximum EPC above or below C.

153 Properties 746 Properties -

_ i il pEFtI-ES

Quality Score

The green quadrant shows that 746 properties have a positive Net Present Value
(NPV) and meet the quality criteria i.e. are over 30 sgm and with a reasonable
level of investment can meet EPC C.

The yellow quadrant shows that 183 properties have a positive NPV cashflow, but
which fail the quality criteria i.e. are less than 30 sqm or will not meet EPC C after
expected level of investment. Seven of these properties fail both quality criteria.

Present Property EPC Status No.
Value Size above Rating C Properties
Cashflow 30 Sgm or above

Positive No Yes Yellow 123
Positive Yes No Yellow 53
Positive No No Yellow 7

The blue quadrant contains 8 homes which have a negative NPV but which meet
both quality criteria. An options appraisal will be carried out to consider whether
despite their negative NPV they should be retained as social rented homes e.g.
due to their size, location or accessibility or whether of these homes are suitable
for sale, market renting or redevelopment.

The red quadrant contains 19 homes which have a negative NPV but fail at least
one of the two quality criteria. Fourteen of these homes are below 30 sq metres
and all are in 25 Collingham Gardens. An options appraisal of all 19 homes and
Collingham Gardens as a building will be carried out. As stated above flats in
Collingham Gardens are not fully self-contained.
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Present Property EPC Status No.

Value Size above Rating C Properties
Cashflow 30 Sgm or above

Negative Yes No Red 5
Negative No Yes Red 13
Negative No No Red 1

NPV and suitability assessments will be run on a 5 year cycle in line with updated
stock condition data. Where properties show negative NPV’s or fail the quality
criteria, a new options appraisal will be undertaken.

New stock condition data from 2024 will be factored into property analysis
which will enable up to date NPV data to be produced in 2025.

Options appraisal

An options appraisal will be undertaken on all homes which have a negative NPV
or fail one or other of the two key quality criteria. The first priority would be those
properties in the red quadrant (these would include 25 Collingham Gardens) but
we suggest we then prioritise homes in the yellow quadrant which are less than 30
sgm (these would include homes in Nightingale House).

The options appraisal should go into more detail than the initial performance
assessment and consider the following factors:
e Review of the 30 year investment plan ensuring correct costs and
component life cycles;
e NPV as a social rented or a market rented home
e Suitability as a social rented or market rented home (taking into account a
wider range of criteria including size, number of bedrooms, accessibility,
location)
e Potential to improve either size or energy efficiency (and impact on NPV of
this investment)
e Potential for redevelopment

Communication

We will engage with residents when carrying out any major works in or around
their properties. We will pro-actively seek their views and incorporate suggestions
where possible.

Good communication will be maintained with residents during the planned and
responsive repairs process and all residents will have the opportunity to provide
feedback.

We will respond to residents who raise concerns regarding any aspect of the
repairs and maintenance service within 10 days.
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Residents will be given the opportunity to influence investment within their
buildings and offered choices when carrying out kitchen or bathroom replacement
works within their flats.

Residents will be invited to review any surveys carried out on their property and be
involved in developing any improvement plans.

Reporting

Monthly reports will be provided to SMT on performance against defined KPI's on
the performance of the maintenance and repairs service together with tenant
satisfaction responses.

Reports will be provided at each WPH Board meeting on Financial and Health and
safety performance.

Details of any notices of disrepair claims will be advised to SMT and the Board.

A review of the delivery of the Asset Management strategy will be reported to SMT
and Board on an annual basis.

Equality and diversity.

WPH will ensure that this strategy is applied fairly and consistently. We will not

directly or indirectly discriminate against any person or group of people in line with our
Equality and Diversity Policy. We will act sensitively towards the diverse needs of
individuals and communities and will take positive action or make reasonable
adjustments where appropriate.



