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1. Welcome to the Maryhill Housing Integrated Asset Management and Affordable 
Warmth Strategy 

Maryhill Housing is a charitable community-based housing association operating in 
Maryhill and Ruchill in North West Glasgow. We provide 3,200 affordable homes for 
rent and provide a factoring service to 700 owner occupiers. 

The Maryhill Housing Corporate Plan (2025-30) sets out our vision and aims for the next 5 years. As 
an asset-based business, our vision is focused on providing great homes. This includes 
maintaining and investing in the homes we already have and building new properties to meet a 
variety of needs. It also means looking after the land and neighbourhoods around our homes to 
create great places to live. Achieving this will involve:  

 

This integrated asset management and affordable warmth strategy (IAMAWS) will enable us to meet 
these goals, providing the insight needed to target investment so that we provide great homes in 
better places. Aligned to the principles set out in the Scottish Housing Regulator’s (SHR) 
recommended practice on Integrated Asset Management (February 2023), the IAMAWS will help us 
to ensure that all assets are fit for purpose both now and in the future, and that continued investment 
is sustainable and good value for money.  

An integrated approach to asset 
management focuses on every 
aspect of asset performance to 
evidence that continued investment 
is sustainable.  

It places insight at the heart of 
informed investment decisions by 
assessing the performance of 
assets from a demand, 
management, financial, condition 
and neighbourhood perspective.  

If assets are fit for purpose, they should be: 

• managed effectively and generating demand (service and customer performance) 

• in good condition with a costed, affordable maintenance plan (investment performance) 

• making a positive contribution to the Maryhill Homes 30-year business plan (financial 
performance) 

• delivering value and amenity (energy and H&S performance). 

By fully understanding what is driving asset performance, we can assess whether there are 
controllable or uncontrollable factors affecting the performance of our stock. Where asset 
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performance outcomes are controllable, we will target our action and investment to achieve quick 
wins.  

Where performance outcomes sit outside our direct control, we will assess investment options 
carefully, taking a whole organisation approach to assessing ideas and solutions. This will involve all 
teams involved in managing and maintaining Maryhill’s housing stock including housing 
management, repairs, investment, finance and estate services. 

We will use asset performance evidence to target our activity to the homes and places which most 
need action, working collaboratively to improve housing quality and sustain positive housing 
demand. 

The purpose of the integrated asset management and affordable warmth strategy is to detail how 
targeted investment will deliver great homes and services in thriving, inclusive communities by 
listening to our tenants and working together. It builds on a strong foundation of analysis, 
service planning and consultation with customers, staff and Board members. The document sets 
out: 

• the profile of Maryhill Housing’s asset base 

• details of the scoring system which measures asset performance and delivers integrated asset 
performance outcomes 

• a performance profile of Maryhill Housing’s asset base including red, amber and green homes 

• the key asset performance issues which need action, investment and partnership  

• the affordable warmth measures which will be used in assessing investment options 

• our action plan, detailing exactly what we will do and when. 
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2. Maryhill Housing Asset Overview 

Maryhill Housing Association owns and maintains 3,192 homes for rent, predominantly in two 
communities in the north-west of Glasgow: Maryhill and Ruchill. Since its creation in 1977, Maryhill 
has built up a strong reputation as an innovative community-controlled organisation which places 
customer service, financial viability and asset quality at its heart. 

Our asset base makes an important contribution to the Maryhill and Ruchill communities and local 
economy, with the Association serving as a trusted community anchor. Furthermore, it is essential 
that we maximise the impact of our housing stock in meeting housing need, particularly in the 
context of a declared housing emergency across the City. This means proactively ensuring that our 
assets are well managed, maintained and financially viable in the short, medium and long term.  

 

We manage a complex asset base in terms of age, construction type, ownership profile and place. 
Key asset profile headlines include: 
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3. Integrated Asset Management Scores 

The aim of this integrated asset management and affordable warmth strategy is to improve the 
sustainability of the Maryhill Housing asset base, providing a blueprint to deliver the best portfolio of 
homes and services possible.  

We commissioned Arneil Johnston to develop an asset performance modelling tool as a basis for 
evidence based analysis and informed investment decisions. The asset performance model has 
been developed to mirror the SHR guidance and has capacity to integrate and analyse a wide range 
of performance indicators including service performance (current cost), investment performance 
(future cost), energy performance (sustainability), financial performance (return on investment), 
customer performance (demand), place performance and health & safety performance.  

 

Maryhill Housing Asset Performance Model 

The foundation of the asset performance model is the assembly of a comprehensive asset profile, 
which measures, classifies and defines key property characteristics and performance measures for 
every unit of housing stock. This means we can assess asset performance at a strategic level but 
also down to individual property level.  

It also means we can group assets together to inform investment planning e.g. by area, construction 
type, common block, low demand or financial loss. Information on asset characteristics has been 
combined with wider financial, operational, investment, demand and cost indicators for each 
property to allow performance comparison across the stock base. The key performance indicators 
we have used to populate the model and benchmark asset performance include: 

 

We then grouped key indicators into wider scoring categories to better understand what’s driving 
asset performance outcomes (Current Costs, Future Costs, Demand). We also applied weightings to 
each scoring category based on their relative importance as performance drivers, or their capacity to 
deliver strategic or corporate outcomes: 
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Scoring Model 

The purpose of the integrated asset performance model is to compare the performance of assets as 
the basis for evidence-based decision making on future investment. In developing a performance 
scoring system, it was important for us to be able to clearly distinguish between the best and worst 
performing stock, as well as placing other assets on a reasonable scale in between. 

The 12 performance indicators selected examine the relationship between current cost, future cost 
and demand. Scoring benchmarks were agreed for each of the key indicators by considering a 
range of measures including maximum, minimum, average and quartile performance measures. A 
six-point scoring system was devised to measure the performance of housing assets against each 
indicator. Scoring parameters were automatically calculated by the asset performance model, which 
determines ranking thresholds within maximum, average and minimum benchmarks. 

Individual asset performance scores are assembled within the model to provide a combined score 
across current cost, future cost and demand categories, as well as an overall score for each asset 
and/or segment. The model then delivers overall outcome scores for each asset, helping to 
distinguish between the best and worst performing assets, as well as typical or average performers. 

Asset performance scores have been translated into a traffic light coding system as a simple means 
to identify which assets may no longer be fit for purpose based on current performance, and 
crucially to provide evidence of what is driving poor performance. Scrutiny of performance scores 
across assets has enabled us to define whether performance issues are controllable or 
uncontrollable, so that asset interventions and solutions can be designed during wider appraisal and 
planning work. This includes assessing whether overall asset scores are driven by current cost, 
future cost or housing demand factors. 

The asset performance model enables us to extract key reporting outcomes based on overall 
performance scores and/or of specific key indicators. To interrogate outcomes and identify 
which assets fall into each outcome scoring category, we designed a series of bespoke 
interactive data dashboards which enable data interrogation and analysis. This includes 
summary reporting sheets and specific performance reports which focus on current cost, 
future cost, management cost, financial contribution and demand. 
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4. Asset Performance Outcomes 

The integrated asset performance model provides information about Maryhill Housing’s 
entire housing portfolio, providing overall asset performance scores for all 3,192 properties.  

Integrated asset performance scores offer a strong starting point to understand the proportion of 
housing assets which may require intervention to improve their performance. This analysis can be 
segmented into six strategic outcome categories and using a traffic light system allows us to quickly 
identify the assets which require further analysis and scrutiny as a priority. Segmentation of the 
Maryhill asset portfolio into the six-point performance scoring system is as follows: 

Outcome 
performance 

group 
Asset Performance Driver Stock units % Stock 

1.0 Green stock: High demand, low current cost, low 
future cost 

0 0% 

2.0 189 6% 

3.0 Core amber stock: High demand, low/high current 
cost, low/high future cost 

1,434 45% 

4.0 Vulnerable amber stock: Low demand, low/high 
current cost, low/high future cost 

1,375 43% 

5.0 Red stock: Low demand, high current cost, high 
Future Cost 

193 6% 

6.0 1 0% 

Total units 3,192 100% 

Over half of all Mayhill homes (51%) score between 1 and 3 with low/moderate current costs, 
positive demand and a sustainable financial and investment profile. We need to further interrogate 
the performance scores for this stock to determine the extent to which green asset performance 
could be maximised in assets with a score of 3 by targeting investment or improvement actions.  

6% (194 units) of Maryhill’s stock falls into ‘red’ categories and could be classified as stock no longer 
fit for purpose or in need of targeted intervention to improve Value for Money (VFM) and 
sustainability.  80 of the 194 Red properties are within the Glenavon, Hathaway and Cumlodden 
Estate which are all covered within the specific IAMAWS objectives, the remaining Red stock will be 
considered as part of our overall investment planning each year. 

Finally, this leaves 43% of the stock (1,375 units) which is categorised as ‘vulnerable amber’ stock 
and in need of targeted action to ensure that it does not become red stock in the future, including:  

• 1,043 properties have high future investment costs (Rank 4 or more) 

• 484 properties have high current costs which are in danger of causing the properties to 
perform well below their potential (Rank 4 or more) 

• 65 properties have low demand (Rank 4 or more) 

• 58% have a negative financial performance score.  

Asset management intelligence should be used to critically assess the performance of these assets, 
with a whole organisation approach to scoping and testing interventions to improve outcomes. 
Options could include enhancing operational management plans, special lettings incentives to 
stimulate demand or assessing alternative investment options to improve cost value. Throughout the 
delivery of the strategy, we will continue to take an evidenced based approach to monitoring asset 
performance and evaluating the impact of targeted action to improve sustainability.   
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Financial Performance  

Measuring the financial performance of housing assets is a key component in assessing the long-
term viability of our housing stock. The asset performance model automatically calculates a Net 
Present Value (NPV) for each housing unit by projecting forward whether more income is collected 
in rent, than spent on management and maintenance costs (based on current performance). A 30-
year cashflow projection is then converted back into today’s money to test whether housing assets 
make a positive or negative financial contribution to the Maryhill Housing business plan. Headlines 
on the financial performance of our housing assets is detailed below: 

 

Assessing NPV’s by property type reveals that the mini-multi’s deliver the highest average NPV to 
the Maryhill 30-year Business Plan, contributing £28,219 per unit over the next 30 years. In contrast, 
4-in-a-block properties deliver an average NPV of £10,446. Understanding the factors that drive 
these variances in financial performance, is a key step in targeting improvement and investment 
action. Reducing the impact of stock with a negative NPV on our financial business plan could make 
a significant contribution to improving the long-term financial position of the Association and provide 
new investment opportunities in homes and neighbourhoods. 

Management Cost Performance  

As well as assessing the financial performance of housing stock, the asset performance model also 
calculates a management cost for each property based on income collected and the volume of 
activity each property generates. The calculation apportions the direct costs of managing assets 
(e.g. response repairs, void repairs etc), it also apportions indirect costs based on volume activity 
(e.g. staff time associated with managing tenancy issues). Properties with high management costs 
can therefore be measured and identified, with controllable and uncontrollable risk factors 
established. As a result, housing management interventions can be identified, tested and targeted to 
improve service performance and lower costs. Headlines on the management cost profile of our 
housing assets is detailed below: 
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Management costs range from £1,485 per annum to £5,570 per annum. Identifying assets which 
consistently command high levels of housing management and maintenance activity will allow us to 
scope and test specific investment or tenancy sustainment approaches to improve sustainability. As 
current cost factors are often controllable performance elements, this allows us to take an insight led 
approach to the management of our stock. 

30-Year Investment Costs 

A key element of any asset management strategy is having a robust and current understanding of 
stock condition and future investment. This enables the Association to assess whether long‑term 
investment requirements are affordable, sustainable and deliver value for money over time. 

During 2024/25, the Association refreshed its stock condition data, achieving 100% external surveys 
and 57% internal surveys. In 2025/26, this updated data was incorporated into a new lifecycle 
costing system, HUB, alongside historically robust lifecycle information built up through years of 
accurately tracking component replacements. This means that the investment costs underpinning 
both our 30‑year financial plan and the 5‑year investment programme are grounded in an up‑to‑date 
and credible evidence. 

The importance of robust stock condition data has also been identified by the Scottish Housing 
Regulator as a specific matter to be addressed through the Association’s 2026 Annual Assurance 
Statement. 

While current stock condition data is sufficient to inform long‑term financial planning, it does not 
alone provide the level of certainty required for detailed investment programming. Industry guidance 
and advice from an internal strategic review confirm that while a minimum of 20% internal survey 
coverage enables reliable data cloning for 30‑year business planning, an internal survey rate of 80% 
or above should be targeted to inform planned investment. With current internal coverage at 57%, all 
projects included within the 5‑year investment plan will therefore be subject to pre‑inspection to 
ensure works are appropriate and correctly specified. 

In parallel, the Association will develop a further programme of internal surveys during 2026/27, with 
the objective of achieving at least 80% internal survey coverage by 2030, strengthening investment 
confidence and reducing reliance on reactive repairs or upgrades. 

We will also undertake specific condition surveys for stonework, roofs, drainage and ventilation to 
ensure we continually improve the knowledge of our stock condition.  
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Highlights on the investment profile of our housing assets are detailed below: 

 

Using the refreshed stock condition data, 30-year investment costs for our assets range on average 
from £77,253 for high-rise homes to £45,416 for tenements. Whilst property type investment costs 
will vary significantly by uncontrollable factors such as structural costs (or in the case of high-rise 
blocks, mechanical and engineering costs), this evidence will allow us to target activity to ensure 
that other aspects of performance (current cost and demand) are as positive as possible to enhance 
the long-term sustainability of high-cost investment assets. 

5. Key Issues: What Matters Most in the Next 4 Years? 

As part of our corporate strategy, the following long term strategic objectives have been set as:  

• Improving customer experience 

• Providing better services 

• Enabling thriving communities 

• Providing better places 

• Maintaining a sustainable business 

These objectives will be a key aspect of delivering our asset investment programme, aligned to the 
delivery of specific national standards and IAMAWS objectives. To that end, we require to meet 
national quality and compliance standards including: 

• the Scottish Housing Quality Standard (SHQS) 

• the Energy Efficiency Standard for Social Housing (EESSH) 

• the awaited Social Housing Net Zero Standard for Scotland (SHNZS) 

• and Health & Safety regulations as they relate to gas, fire, and lift safety, asbestos, electrical 
testing and asbestos and water management). 

Over and above this, and to set asset investment priorities which will improve the sustainability of 
Maryhill’s asset base, we have used integrated asset performance evidence to develop a number of 
targeted interventions over the next four years of this strategy 
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Informed by asset performance evidence and to deliver our vision of great homes over the 
next 4 years, our integrated asset management strategic objectives are defined as follows: 
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Achieving these objectives will result in: 

• Evidence-led outcomes for the future of the Glenavon high-rise blocks, ensuring homes are 
affordable, sustainable, and fit for purpose 

• A proactive approach to compliance with emerging fire safety regulations, and maximising 
tenant and resident safety across our multi storey stock 

• Transformed housing and neighbourhood quality in the Hathaway Lane area 

• Sustainable, high quality homes which generate demand in the Cumlodden estate  

• A sustainable, quality 4-in-a-block asset base, with a costed, affordable long-term maintenance 
programme 

• Tenant-led improvements in Maryhill’s neighbourhoods and targeted placemaking 

 

To achieve these outcomes, the following core asset management principles will drive how we plan, 
manage and deliver asset investment: 

Built in, not bolted on 
“We will engage tenants in planning and delivering our investment plans 
and listen to their views”. 
Our tenants know their homes and their neighbourhood better than 
anyone. The priorities in this strategy have been informed by tenant 
satisfaction data, and the place scoring matrix we will develop will be built 
using the tenant voice, not staff assumptions. We will report back to 
tenants on how their input has shaped what we do, not just at the start, 
but throughout delivery.  

Confronted not deferred 
“We will proactively work with owners and find creative ways to enable 
common investment”. 
Mixed tenure effects every objective in this strategy except Objective 1. 
296(68%) of our blocks are shared with private owners, and in 120 four-
in-a-blocks we do not hold 100% ownership. Our response is clear: we 
will focus on targeting a strategic acquisition and disposal to shift mixed 
tenure blocks to full MHA ownership to enable major repair works to be 
carried out. Where this is not possible, we will work with owners to 
maximise common investment. 

Insight drives decision making 
“Our integrated approach to asset management will target investment 
and performance interventions”. 
Every investment decision is grounded in data. The Arneil Johnston asset 
performance model gives us a 30-year NPV for every property. The JGA 
stock assessment tool gives us energy performance by archetype. The 
stock condition survey provides the condition baseline.  
We will continue to improve our knowledge of our stock by achieving 80% 
internal surveys by 2030 and undertaking specific condition surveys for 
stonework, drainage and ventilation 
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Preventative and proactive  
“We will enhance tenant and resident safety by robustly assessing risk 
and proactively implementing new damp and mould and fire safety 
duties”. 
Maintaining safe, healthy and legally compliant homes is a non-
negotiable baseline for every property in the portfolio, regardless of its 
performance rank, location or property type. The Integrated Asset 
Management and Affordable Warmth Strategy 2026–2030 embeds 
health and safety compliance as an overarching objective that sits above 
and across all other investment priorities. 

Across our 3,192 properties, 188 currently fail the Scottish Housing Quality Standard and 49 fail 
EESSH 1. A further 91 properties are in SHQS abeyance and 146 hold exemptions. These figures 
are the starting point, the Association is committed to driving compliance rates upward throughout 
the plan period, with the mixed tenure resolution programme and the planned maintenance 
investment programme the primary delivery mechanisms. 

We will develop and implement a Big 6 compliance scoring matrix, bringing together our insight and 
risk management approach across the six core landlord safety obligations: Gas Safety, Electrical 
Safety (EICR), Asbestos Management, Fire Safety, Water Safety and Lift Safety (LOLER). The 
matrix will enable an insight-led approach to compliance management moving from a reactive, 
checklist-based model to one where data drives targeted investment and monitoring activity, and 
where emerging compliance risks are identified and addressed before they become failures. Given 
that the Association manages stock across a wide range of property types and eras the risk profile 
across the Big 6 is not uniform. The scoring matrix will reflect this, weighting risk by stock type, age 
and condition. 

Alongside the Big 6 programme, we will proactively implement the new provisions relating to damp 
and mould arising from the Investigation and Commencement of Repair (Scotland) Regulations 
2026. The model data confirms that damp and mould risk is not evenly distributed across the 
portfolio. The 49 EESSH failures are concentrated in upper-floor pre-1919 tenements in Eastpark 
where stonework deterioration drives moisture ingress, and the 16 electric heating abeyances, 
particularly in Cumlodden Estate and North Maryhill, are directly associated with inadequate heating 
and ventilation creating the conditions for damp and mould. The Association's response to the new 
regulations will therefore be both reactive and preventative: meeting the statutory timescales of 
investigating reports within 10 days, providing written findings within 3 days and initiating required 
repairs within 5 days, while also using asset performance data to identify and target the properties 
and areas where damp and mould risk is structurally highest. 

To deliver this, the Association has piloted two new in-house roles a Painter and a Damp and Mould 
Officer, with a view to permanent Board appointment in early 2027 if the pilots demonstrate the 
expected impact on repair response times, tenant satisfaction and compliance outcomes. 
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6. Affordable Warmth Measures in Developing Investment Proposals 

In 2024, Maryhill Housing Association commissioned John Gilbert Architects (JGA), with Brown & 
Wallace as cost consultants, to develop a Net Zero Housing Investment Plan in collaboration with 
Barrhead, Paisley, and Queens Cross Housing Associations. The work established a strategic 
framework for investment in fabric, ventilation, and clean heating across our 3,146 properties we 
held in 2024, with an estimated 30-year investment requirement of approximately £96m. 

The study set three priorities in order: affordable warmth first, then net zero, with EPC compliance 
as a downstream outcome. This ordering reflects a deliberate move away from EPC-led decision 
making, which can mask real-world performance, towards a fabric-first approach grounded in 
measurable comfort and cost outcomes for tenants. 

 

JGA defined affordable warmth through two targets: a space heating demand of no more than 65 
kWh/m²/yr and a heating cost ceiling of £7.50/m²/yr at 20°C equivalent to around £525 per year for 
an average 70m² home. The stock has been categorised into archetypes by fabric heat loss form 
factor, enabling a single set of harmonised performance targets to be applied proportionately across 
different property types. 

A phased delivery plan has been agreed: 
pilot studies (2025–2027), insulation and 
airtightness measures (2027–2033), 
ventilation (2027–2040), and clean heating 
systems (2035–2045). Fabric 
improvements are prioritised ahead of 
clean heating to protect tenants from utility 
cost volatility and to reduce the size and 
cost of heating systems when they are 
subsequently installed. 

A stock assessment tool developed by JGA, benchmarked against rdSAP and the Passivhaus 
Planning Package, will be used to inform investment decisions at archetype and property level. The 
affordable warmth measure provides the primary test against which individual investment proposals 
will be evaluated, with the tool updated continuously as retrofit works progress and real-world 
performance data is captured. 
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7. IAMAWS Objective 1: The Future of the Glenavon High Rise Blocks 

 Informed by asset performance evidence and targeting poor‑performing assets, our first 
IAMAWS objective focuses on the future of the Glenavon high‑rise blocks through a staged, 

evidence‑led approach.

 

Maryhill Housing’s tower blocks in Glenavon were built in 1969 and are of a system built 
construction. There are three blocks, offering 360 units in total (120 homes per blocks). The age and 
construction type of the blocks mean that they are extremely costly to maintain, with 30-year 
investment costs per unit totaling £80,103 in comparison to an average 30-year investment cost of 
£53,079. Furthermore, major investment work in the blocks is increasingly urgent with most 
investment (£19.3M) scheduled to take place in the next 10 years. There are a number of factors 
that make the Glenavon blocks an asset management priority: 

 

Problems associated with over-cladding works carried out over a decade ago resulted in the need 
for extensive render repairs to protect the fabric of the blocks. Following a strategic decision by our 
Board to retain the blocks and to comprehensively improve them in 2020, we have resolved a legal 
action against the installer and are now in a position to progress with developing proposals for future 
options. 

However, recognising the scale of investment likely to be required, our approach is now structured in 
two stages:  

Stage 1 - Strategic Reassessment 

We will complete further detailed surveys, obtain outcomes from SBAs, develop a full specification 
of works and establish robust cost estimates. This information will be used to undertake a full 
options appraisal and viability assessment, including consideration of long‑term affordability, 
sustainability and value for money. The outcomes of this assessment will be presented to our Board 
to determine the future of the Glenavon blocks, including whether continued investment or 
alternative options such as demolition should be pursued. 

Stage 2 - Delivery (Subject to Board Decision) 

Should the Board confirm that continued investment is the preferred option, Maryhill Housing will 
progress a programme of comprehensive improvement works. This is anticipated to include full 
external wall insulation (EWI), new double‑glazed windows and upgraded ventilation systems. 
Subject to procurement and further survey outcomes, works could commence from 2027. As the 
Glenavon blocks are wholly owned by Maryhill Housing, we will progress any approved programme 
in close consultation with tenants. 



Maryhill Housing 

Integrated Asset Management and Affordable Warmth Strategy 2026-2030 

Strategy Summary April 2026 16 

What this means for Tenants? 

Any future decision will be informed by a full assessment of costs and long‑term outcomes. 
If investment is approved, works will significantly improve the building fabric, enhance 
energy efficiency and support affordable warmth. Alongside environmental improvement 
initiatives (IAMAWS Objectives 6 and 7), this would contribute to warmer homes within a 
more attractive and sustainable place.  Tenants will be fully consulted throughout the 
appraisal and, if applicable, delivery stages to place tenant voices at the centre of 
decision‑making. Maryhill Housing will also seek to maximise community benefits through 
any approved programme of works. 
 
Objective 1: Our Actions 
To support an evidence-led decision on ‘the future of the Glenavon high rise blocks’, actions 
over the next four years will be: 

 

8. IAMAWS Objective 2: Achieve Systematic Fire Protection in High Rise Blocks 

Our second IAMAWS objective focuses on meeting emerging fire safety requirements in high 
rise blocks. 

 

Given the proportion of high-rise (Glenavon) and mini-multi blocks in our asset base, understanding 
and implementing the Building (Scotland) Amendment Regulations 2025 is a major priority for 
Maryhill Housing. These amendments strengthen fire safety standards in taller buildings, introducing 
new provisions for external wall systems, automatic fire suppression systems and updated 
regulatory oversight. 

We will adopt a systematic, risk-based approach to compliance, using the outcomes of Single 
Building Assessments (SBAs) to identify any fire safety works required and to align these with 
planned building fabric investment. This integrated approach ensures that fire safety improvements 
are delivered alongside, rather than separate from wider asset works reducing tenant disruption, 
avoiding duplicate costs, and maximising the value of every intervention. 
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There are a number of factors that make achieving systematic fire protection a priority: 

 

Achieving systematic fire protection across our high-rise portfolio is a strategic priority for Maryhill 
Housing. Tenants in these buildings rely entirely on passive and active fire protection systems to 
remain safe, making consistency of standard across every block a fundamental duty of care. The 
Building (Scotland) Amendment Regulations 2025 significantly strengthen requirements for external 
wall systems and automatic fire suppression, and a systematic approach, rather than reactive 
building-by-building responses, is the only credible route to demonstrating compliance, evidencing 
due diligence to the Regulator and meeting our legal duties as landlord. A portfolio-wide programme 
also replaces variability with uniformity, giving the Board, the Regulator and tenants confidence that 
protection does not depend on which block they live in. Critically, by using Single Building 
Assessments to inform scope and sequencing, fire safety works can be integrated with fabric, 
energy and placemaking investment, reducing tenant disruption, avoiding abortive costs, and 
maximising value from every intervention. 

What this means for Tenants? 

Tenants can be confident that their homes meet the highest fire safety standards, with the 
same level of protection in every block. Where works are needed, Maryhill will plan them 
carefully alongside other improvements to keep disruption to a minimum, and tenants will be 
kept informed every step of the way. 

Objective 2: Our Actions 

To bring our ambition of ‘achieving systematic fire protection’ to life, actions to guide activity, 
investment and partnership over the next 4 years will include: 
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9. IAMAWS Objective 3: Transform homes in the Hathaway Lane neighbourhood 

Our third IAMAWS objective focuses on working with customers to regenerate backcourts 
and deliver essential stonework repairs in Hathaway Lane. 

 

Hathaway Lane is one of Maryhill's largest pre-1919 sandstone tenements with 181 properties 
across 33 blocks. Since 2023 Hathaway Lane has been identified by Glasgow City Council as a 
priority area for investment. The physical condition of these buildings, the environment around them, 
and the mixed ownership in most blocks combine to create a set of challenges that cannot be 
addressed in isolation. Hathaway Lane has an above average score from a financial contribution 
perspective, but that position is fragile. Complex mixed tenure profile, growing demand vulnerability 
in smaller units, poor environmental quality and pockets of anti-social behaviour all point to an area 
that could deteriorate quickly without active investment. The evidence shows that where condition is 
better managed, financial performance is better. There are several factors that make a major 
improvement programme in the Hathaway Lane neighbourhood a priority: 

 

Mixed tenure is the single biggest structural constraint on the delivery of the investment programme 
at Hathaway Lane. Only 52 of 181 properties (29%) are in blocks where MHA holds 100% 
ownership. The remaining 71% are in blocks where private owners also hold flats - meaning that any 
works to the common parts, roof, back court or external fabric require the agreement and financial 
contribution of those private owners. To engage private owners in decisions regarding investment, 
we will commission specialist sandstone surveys to inform a stonework investment programme, as 
part of an overall improvement plan for the area. We will engage with Glasgow City Council to 
explore all available options to financially support owners to participate in improvement works. We 
will also proactively engage with owners and residents to assess options for improving backcourts to 
create appealing, usable spaces. 

What this means for Tenants? 

By taking a proactive approach to investing in back-courts and stonework improvements, 
tenants will benefit from safer homes in a more appealing environment. The risks of 
escalating low demand and further building deterioration will be avoided for both tenants 
and residents. 

Given the complexity of the mixed tenure profile in Hathaway Lane, we will proactively 
engage owners in the planning and delivery of the investment programme, enabling access 
to grant funding to support investment wherever possible. 
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Objective 3: Our Actions 

To bring our ambition of ‘transforming homes in Hathaway Lane’ to life, actions to guide activity, 
investment and partnership over the next 4 years will include: 

 

10. IAMAWS Objective 4: Regenerate the Cumlodden estate 

Our fourth IAMAWS objective focuses on pursuing a major regeneration programme in the 
Cumlodden estate in partnership with home owners. Comprehensive building improvements 
are likely to include replacement roofs, drainage systems, structural repairs and placemaking 
improvements. 

 

The mixed tenure profile of Cumlodden is a major barrier to investment, with all 4 large blocks 
dependent on owner consent and cost sharing. The condition of the blocks has deteriorated as a 
result of deferred maintenance, which has in turn had an impact on housing demand (refusal rates 
are on average 35% higher than the rest of the portfolio) and financial performance. NPV outcomes 
are below average, with 52 units draining the Maryhill 30-year business plan by £1.34M. The 
investment cost profile for Cumlodden, does allow time to develop a major improvement 
programme, with the majority of future costs (£6.87M) scheduled for years 11-30. The Cumlodden 
deck-access estate presents some of the most complex investment challenges in our housing 
portfolio including internal drainage issues, flat roof failures, and poorly maintained walkways, 
boundary walls and open space areas owned by Glasgow City Council. Our vision for the 
Cumlodden estate is to pursue housing-led regeneration of the area including investing in pitched 
roofs, addressing defective internal drainage systems and purchase of Council-owned retained 
areas. There are several factors that make pursuing housing-led regeneration in the Cumlodden 
estate a priority: 

 

We envisage the regeneration of the Cumlodden estate as a major multi-year investment 
programme to be developed and delivered in partnership with Glasgow City Council and owners. 
We will develop a proposed improvement programme to be informed by internal drainage surveys, 
stock condition data and asset performance outcomes by December 2027, so that we can engage 
tenants and residents in a master-planning process by 2028/29. We will work to identify all potential 
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funding sources to support owner engagement in the programme and enable wider place-making 
opportunities.  

What this means for Tenants? 

Investment in the Cumlodden estate will result in a major improvement to the fabric of the 
blocks, which will improve housing quality and energy performance. Coupled with 
environmental improvement works (IAMAWS Objectives 6 and 7), delivering quality homes 
in an appealing neighbourhood will tackle future demand risks and create homes which 
have a long term sustainable future. 

Objective 4: Our Actions 

To bring our ambition of ‘regenerating the Cumlodden estate’ to life, actions to guide activity, 
investment and partnership over the next 4 years will include: 

 

11. IAMAWS Objective 5: Tackle Disrepair in 4-in-a-Blocks 

Our fifth IAMAWS objective focuses on taking a proactive approach to strategic acquisition 
and disposal to enable major repair work in the 4 in a block mixed tenure stock.  

 

Currently, 4-in-a-block assets are the worst-performing property type in the Maryhill portfolio, 
predominately on financial grounds (poor NPV scoring outcomes). This is not because 4-in-a-blocks 
are inherently unviable, but because mixed tenure ownership is preventing the property investment 
that would make them viable. We currently own 252 properties across 128 blocks, with just 8 blocks 
in the full ownership of Maryhill Housing. 4-in-a-blocks offer the lowest average NPV of any property 
type in our portfolio, making a financial contribution of £10,490 compared to an average £16,910. 
Performance drivers include 27% higher than average/ response repair costs, a likely consequence 
of deferred maintenance in mixed-tenure blocks where we cannot attain owner consent to execute 
planned works, and higher than average future investment cost. Having said this, 4-in-a-blocks 
score positively in terms of demand (92% green) and current costs suggesting strong potential in 
future sustainability.  

There are several factors that make tackling disrepair in 4-in-a-blocks a priority: 
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There are strong opportunities to consolidate the 4-in-
a-block portfolio though strategic acquisitions and 
disposals. 27 blocks are currently at 75% MHA 
ownership, with three out of four units in our 
ownership. A single acquisition in each of these blocks 
would achieve 100% ownership. The 81 properties in 
these blocks currently offer an average NPV of £9,442. 
From evidence arising from blocks in 100% ownership 
(Ave NPV £25,066), consolidating each block could 
add approximately £15,600 NPV per property over 
time, a total improvement of around £1.26M (excluding 
any acquisition costs).  

To consolidate our 4-in-a-block portfolio, we propose a four stage programme:  

(i) identify owners that regularly decline investment proposals and consider poor NPVs;  

(ii) scrutinise the performance of other blocks and define disposal or acquisition proposals;  

(iii) host timely and effective consultation with owners and tenants;  

(iv) pursue targeted acquisition or disposal and delivery of investment work.  

What this means for Tenants? 

By taking a proactive approach to strategic acquisition and disposal of 4-in-a-block 
properties, tenants will benefit from the proactive delivery of deferred investment 
programmes which will deliver major improvements in property condition and affordable 
warmth. We will ensure meaningful tenant engagement is at the heart of our approach to 
strategic acquisition and disposal not only to minimise tenancy disruption but to maximise 
tenant benefit.  

Objective 5: Our Actions 

To bring our ambition of ‘tackling disrepair in 4-in-a-block homes’ to life, actions to guide activity, 
investment and partnership over the next 4 years will include: 
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12. IAMAWS Objective 6: Place Tenants at the Heart of Placemaking 

Our sixth IAMAWS objective focuses on co-producing a place scoring matrix and programme 
with tenants to inform Maryhill’s environmental improvement programme. 

For us, place is more than the environments around our housing assets. The quality of the 
environment around our homes, the back court, the street, the sense of safety, matters as much as 
the quality of homes and buildings. The place scoring matrix will be a simple, transparent tool for 
understanding which areas need investment and tracking whether that investment is making a 
difference. We know from tenant satisfaction feedback that dissatisfaction with local neighbourhoods 
including the quality and usability of back courts and problems with rubbish disposal, is a priority for 
our customers. We currently do not have any place scoring framework in place and are committed to 
ensuring that place scoring becomes an indicator within our integrated asset management model. 
To ensure that we are placing tenants at the heart of placemaking, we want them to work with us, 
assessing the quality and amenity of their neighbourhoods and scoping where improvement and 
investment should be delivered. There are several factors that make tenant-led placemaking a 
priority: 

 

We will co-design a place scoring matrix with tenants to assess the extent and nature of 
environmental improvements that would deliver usable places and safe, high-quality 
neighbourhoods. We aim to finalise the matrix and commence place scoring with communities by 
2028 and expect to include elements like back courts, communal areas, lighting, community 
safety/anti-social behaviour, place quality, tenant satisfaction scores, and (Scottish Index of Multiple 
Deprivation (SIMD) score. Over time, place scoring outcomes will be used to inform environmental 
improvement proposals which target investment at evidenced neighbourhood risks or elements of 
poor place scoring. 

What this means for Tenants? 

By placing tenants at the heart of the place assessment process, we aim to empower them 
to define and prioritise the environmental improvement that matters most in their 
neighbourhood. Outcome will include safer, high quality, livable spaces and improved 
satisfaction and community cohesion. 

We will support and empower tenants to inform neighbourhood investment proposals so 
that they can take true ownership of the places they live in. We will publish annual place 
scores as a KPI with full and transparent reporting. 

Objective 6: Our Actions 

To bring our ambition of ‘placing tenants at the heart of placemaking’ to life, actions to guide 
activity, investment and partnership over the next 4 years will include: 
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13. IAMAWS Objective 7: Improve Places and Neighbourhoods 

Our seventh IAMAWS objective focuses on Developing a comprehensive improvement 
strategy for back courts and surrounding areas not currently in Maryhill Housing’s 
ownership 

As part of our strong commitment to placemaking, we know that the quality of the environment in our 
neighbourhoods is at the heart of creating quality, usable places which create a sense of community 
and identity. We know that investing in our neighbourhood environments is as important as investing 
in our properties and that place has a major bearing on asset performance and long-term 
sustainability. Historically, a lack of investment in the environmental infrastructure has resulted in a 
deterioration of common areas. Furthermore, parts of our stock are located in areas of local 
authority green space where maintenance and management are inadequate. There are several 
factors that make improving neighbourhood quality a priority: 

 
To improve environmental quality in our neighbourhoods, we commissioned surveys to understand 
the implications of Maryhill Housing taking ownership and responsibility for external areas currently 
maintained by Glasgow City Council. We have also allocated funding to deliver environmental 
improvements in the Association’s 30-year financial business plan. As well as projects to address 
the remaining areas of derelict land and buildings as part of the Maryhill Transformational 
Regeneration Area (TRA), this funding will extend our approach to placemaking. 

As part of our engagement with Glasgow City Council, we will assess the costs of taking ownership 
of retained stock, as well as longer term maintenance. We will assess the business plan impact of 
ongoing maintenance to inform our negotiations, decision making and governance. We will also 
consult with tenants on ownership proposals and their impact on future rent setting and investment 
decisions. We will show how investment in areas retained by the Council will align to our investment 
plans for back courts and enhance the placemaking delivered by the TRA, to improve overall 
environmental quality in our neighbourhoods. Ultimately by 2030, we will have developed a tenant 
led environmental improvement plan in these areas. 

What this means for Tenants? 

We want our common areas and back courts to be clean, well-maintained spaces actively 
used by tenants. We want the North Maryhill area to benefit from high quality open spaces 
and improved walking and cycling routes. 

Objective 7: Our Actions 

To bring our ambition of ‘improving neighbourhoods and places’ to life, actions to guide activity, 
investment and partnership over the next 4 years will include: 
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14. IAMAWS Objective 8: Improving Our Pre-1919 Sandstone Tenements 

Our eighth IAMAWS objective focuses on improving the external condition of our pre-1919 
sandstone tenements which will be underpinned by specialist roof and stonework surveys 

 

Maryhill Housing’s pre‑1919 sandstone tenements are among the most characterful and historically 
significant assets in our stock, but they also present an increasing maintenance challenge. A 
specialist stonework condition survey was last undertaken in 2019, leading to the development of a 
30‑year stonework programme. However, over the past seven years the Association has 
experienced a growing level of reactive repairs to both stonework and roofs. The frequency of these 
reactive repairs indicates that deterioration is occurring more rapidly than anticipated, highlighting 
the need for an updated condition assessment. This has become a challenge area for the 
Association, with stonework and roofing failures driving unplanned expenditure and increasing risk 
to tenants and owners. The Association’s aim is to move to a fully planned, proactive approach to 
stonework and roof maintenance, underpinned by robust condition data and a costed, programmed 
repair strategy that minimises reactive spend wherever possible. 

During 2026/27, we intend to commission specialist stonework and roof condition surveys of all pre-
1919 tenements across our stock. Alongside this, we will develop a more robust internal condition 
survey programme strengthening the early-warning monitoring that has to date applied only to the 
highest-risk buildings. Survey findings will be used to update our asset management software, HUB, 
and to rerun the asset performance tool, with this process to be completed by December 2026. The 
refreshed asset data will then directly inform a new, evidence-based stonework and roof investment 
programme to be built into the 2027/28 business plan process. This sequencing ensures that 
investment decisions are grounded in current condition data rather than assumptions drawn from a 
survey now over six years old. 

There are several factors that make improving our pre-1919 sandstone buildings a priority: 

 
The Association will continue to develop its external partnerships and funding relationships to 
support delivery. We will continue to engage with Glasgow City Council to maximise funding support 
for private owners in mixed tenure blocks and will use our forward stonework and roof programme to 
initiate owner engagement well in advance of planned works, reducing the risk of owner refusal 
delaying essential repairs. We will also continue to build on our Strategic Alliance Partnership with 
Queens Cross Housing Association and build relationships with other Registered Social Landlords 
to inform our approach to stonework and roof repair specification, procurement and cost 
management, ensuring that our programme reflects best practice and delivers value for money. 
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What this means for Tenants? 

By moving to a planned, evidence-led approach to stonework and roof maintenance in our pre-1919 
tenements, tenants will benefit from safer buildings, less water ingress and damp and mould and 
reduced risk of unplanned or emergency repairs. Proactive engagement with owners in mixed-
tenure blocks will mean that essential common repairs can be planned and programmed rather than 
delayed, improving building condition and protecting the long-term quality of their homes. Tenants in 
pre-1919 tenements will also see reduced disruption as works are better planned and sequenced, 
and the Association’s strengthened relationships with the Council and fellow RSLs will help to unlock 
funding that limits the financial burden on owners. 

Objective 8: Our Actions 

To bring our ambition of ‘improving our pre-1919 sandstone buildings’ to life, actions to guide 
activity, investment and partnership over the next 4 years will include: 

 

 

  



Maryhill Housing 

Integrated Asset Management and Affordable Warmth Strategy 2026-2030 

Strategy Summary April 2026 26 

15. Partnership & Action 

We have developed this integrated asset management and affordable warmth strategy as the 
catalyst for transforming asset performance over the next 4 years. If we achieve our objectives, the 
outcomes of the integrated asset management and affordable warmth strategy will be: 

• Evidence-led outcomes for the future of the Glenavon high-rise blocks, ensuring homes are 
affordable, sustainable, and fit for purpose  

• A proactive, preventative approach to fire safety for tenants and residents in our multi storey 
stock 

• Transformed housing and neighbourhood quality in the Hathaway Lane area 

• Sustainable, high-quality homes which generate demand in the Cumlodden estate  

• A sustainable, quality 4-in-a-block asset base, with a costed, affordable long-term maintenance 
programme 

• Strategic consolidation of Maryhill’s asset base to reduce mixed tenure investment barriers 

• Tenant-led improvements in Maryhill’s neighbourhoods and estates. 

Integrated asset management and affordable warmth objectives address the main asset 
performance and investment issues facing the Group which need action, investment and partnership 
over the next 4 years. To ensure we make the right progress, an Integrated asset management and 
affordable warmth strategy Action Plan has been developed setting out the activities and targets to 
be delivered each year to stay on track. This means that the staff and leaders of Maryhill Housing 
Association can focus on what matters most and customers and Board members can hold them to 
account. 

Full details of the action needed to make each objective a reality is outlined in the following action 
plan tables, which set out how our asset performance ambitions can be brought to life by working in 
partnership, investing wisely and targeting our activity. 
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