
 
  

 
 
 
 
 
 
 
 

 
 
 

DALE & VALLEY HOMES 
 

REVISED ASSET MANAGEMENT STRATEGY  
 

NOVEMBER 2009 
 
 
 
 
 
 
 
        

  
 
 

 
 
 



 

 1 

Table of contents  
 
 
 
 

1. Introduction 
 
2. Company Vision and Purpose 

 
3. Asset Management Strategy Objectives 

 
4. Background 

 
5. Stock Condition Survey Results 

 
6. Stock Profile and Economic Context 

 
7. Sustainability and New Build 

 
8. Responsive and Planned Maintenance 

 
9. Customer Profile 

 
10. Equality and Diversity 

 
11. Health and Safety 

 
12. Affordable Warmth 

 
13. Leaseholders 

 
14. Links with Other Strategies 

 
15. Asset Management Strategy Map 

 
16. Action Plan 
 

 
 
 
 
 
 
 
 
 
 
 
 



 

 2 

 
 

1. Introduction 
 
An Asset Management Strategy for public sector housing should be developed to inform the 
strategic medium and long term approach to improvement and maintenance of the Council’s 
housing assets.  This function has been delegated to Dale & Valley Homes under the terms of 
its management agreement with Durham County Council.  This revised Asset Management 
Strategy will reflect the strategic direction to direct future investment decisions and 
expenditure programmes which will enhance the provision of affordable housing in Wear 
Valley.  Through this strategy we aim to ensure that the available resources are appropriately 
used across the various investment priorities. 
 
What does Asset Management mean to Dale & Valley Ho mes? 
This Asset Management Strategy proposal refers to all the properties managed by Dale & 
Valley Homes on behalf of Durham County Council.  This includes all flats, bungalows, 
houses, flats above community centres, and communal rooms at Park Avenue and Greenside 
Place, and garages.  It does not cover land assets which remain with Durham County 
Council) 

 
Dale & Valley Homes was formed in April 2006.  The company is wholly owned by Durham 
County Council and was set up to deliver the Decent Homes standard and manage and 
improve the housing stock of the district.   
 
The Council have been consulted in the production of this strategy and will continue to be 
involved in the decision making process together with other stakeholders through the 
formation of an Asset Management Group. As part of our ongoing work we will develop a 
positive working relationship with the new Council to ensure that its assets are managed 
efficiently.  
 
Asset management is a key part of the business process for Dale & Valley Homes and this 
strategy aims to ensure that financial resources are appropriately invested in long term 
sustainable stock.  Through this the joint objectives of Dale & Valley Homes and the Council 
are to provide housing that is: 
 

·  Fit for Purpose 
·  Maintained to the Decent Homes Standard 
·  Is Sustainable 
·  Meets the needs of local people 
·  Affordable 

 
The Asset Management Strategy will be reviewed yearly through our business planning 
process and reported to Board on annual basis unless there is a need to inform the Board of 
an under performance or financial problem identified at the Asset Management Group. 

 
The Action Plan attached to this strategy sets out a way forward to achieve a holistic Asset 
Management Framework, sustainability model and investment plans for our neighbourhoods. 
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2. Company Vision and Purpose 
 
 
Our vision  and purpose is to provide: 
 
“Homes and neighbourhoods that our customers want to live in and are proud to live in” 
 
The values  that underpin this vision all centre on our customers: 

 
·  We will be honest fair and open in all we do. 
·  We will listen to our customers and treat them as individuals. 
·  We will maximise the benefits to customers of all available resources, 
·  We will achieve excellence and continue to improve. 
·  We will work with all partners to improve the lives of our customers. 

 
Our four strategic objectives  are: 

 
·  Delivering Excellent Services 
·  Delivering Decent Homes 
·  Running our Business Well 
·  Contributing to the wider Community 

 
The Asset Management Strategy is “cross cutting” and supports all four strategic objectives as 
detailed above 
 
 
 
3. The Asset Management Strategy Objectives 

 
Objective 1 
Work with the County Council and other agencies to ensure that there are adequate financial 
resources available to bring the housing stock up to the Decent Homes Standard by 2012 and 
maintain the housing stock post 2012. 

 
Objective 2 
Dale & Valley Homes will contribute to sustainable communities within the Wear Valley District 
by implementing effective management arrangements to improve the housing stock and work 
with other partners and agencies to deliver social housing. 
 
Objective 3 
Ensure that the delivery of the Repairs and Maintenance programme is delivered in 
accordance with the Repairs and Maintenance Strategy. 
 
Objective 4 
That continuous appraisal of the stock are carried out to ensure that they are sustainable and 
are fit for purpose taking into consideration demand and customers aspirations. 
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4. Background 
 
At the time of writing this strategy Dale & Valley Homes manages approx 4288 homes and 
770 garages on behalf of Durham County Council. This strategy has been developed by Dale 
& Valley Homes to ensure that the funding we receive from the council contributes to the 
wider regeneration of Wear Valley and maintains a range of housing options for the local 
community. 

 
It is essential that Dale & Valley Homes continues to provide affordable local homes in Wear 
Valley to meet the housing demands of the local communities to contribute to the economic 
well being of the area.   
 
The majority of our homes are considered to be high demand.  Our waiting list has increased 
threefold over the last five years.  There is unmet demand for homes particularly from 
younger households with children and older people especially those with disabilities 
 
When the ALMO was formed in 2006, the initial estimated costs for bringing the properties up 
to Decent Homes standard by 2012 was £40,638,000 against available funding of £40,250, 
000. However this was based on a limited stock condition survey that will be reviewed 
annually using the most recent and rolling programme of stock condition survey.  

 
Currently circa 10 % of the housing stock is estimated to fail the government’s Decent Homes 
standard and this is be expanded in more detail in section 5. 

 
Dale & Valley Homes stock is grouped in three areas - Bishop Auckland, Crook and the 
Dales.  Some stock is located in areas which are being monitored by the Council as less 
sustainable than others - these include Coundon and Woodhouse in Bishop Auckland.  
Generally the communities around Crook are highly sustainable and close to amenities 
although some stock may be in poor condition. The issues in the Dales are quite different, 
where the transport links, shops and services have diminished since they were originally built 
albeit the properties are still much sought after. 

 
Most of the stock was built between the end of the Second World War and the mid 1970's.  It 
included a high number of non traditional build properties, but the majority of this group that 
were under the Defective Buildings Act have been demolished or design issues dealt with.  
There are no high rise properties and only 10% of the stock is low rise flats. 

 
While the types, styles and locations of these homes were fit for the needs and aspirations of 
the people for whom they were built, some are now outdated.  In particular one bedroom flats 
are relatively small, and some one bedroom bungalows and other ground floor 
accommodation is no longer suitable for people with mobility needs.  However the majority of 
family housing remains popular and is accompanied by good garden and open space. 
 
An Asset Management Group is to be established to drive the strategy forward, with 
membership from Dale & Valley Homes and the Council as well as co-opted membership from 
other key stakeholders.  In conjunction with the Asset Management Strategy Action Plan, the 
group will consider wider issues relating to the future sustainability of the housing stock and 
make recommendations for action including possible demolition and regeneration. 
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 5. Stock Condition Survey Results/Affordability 

Since 2006 when a surveying company carried out an initial 10% stock condition survey, Dale 
& Valley Homes have been very pro active and have now circa 82% of the stock having full 
condition surveys and are continuing with a rolling programme where every property will have 
a survey carried out at least every 5 years. 

These surveys will ensure that we can assess the resources required to deliver the Decent 
Homes Standard pre and post 2012 especially when our additional borrowing facilities run out 
in 2012. 
 
The Decent Homes Standard requires that each property meets four basic criteria as follows: 
 

·  Does the dwelling have any Category 1 HHSRS hazards? 
·  Is the dwelling in a reasonable state of repair? 
·  Has the dwelling reasonably modern facilities and services? 
·  Does the dwelling have an efficient heating system and effective insulation levels? 
 

In September 2007, Dale & Valley Homes developed a Decent Homes Plus Standard with its 
customer base.  This is being delivered on those homes that do not currently meet the 
minimum standard. This standard is known as The Dale & Valley Homes Standard and   
should be used in conjunction with this strategy. 

 
Dale & Valley Homes were given an extension to bring all their homes up to the standard from 
2010 to 2012 primarily due to not receiving funding until they had achieved 2 stars by the 
Audit Commission in 2007. At that time the affordability plan targeted the following properties 
to meet the standard at the end of each financial year up to 2012. 

 
Year Stock @ Year End Decent Homes Target % 
2006-07 4406 40 
2007-08 4306 37.6 
2008-09 4277 25.2 
2009-10 4274 13.3 
2010-11 4270 6.7 
2011-12  0 

 
At 1 April 2009 we recorded a non decency level of 27.3 and we are confident that we will 
exceed the target of 13.3 by April 2010. 

 
For business planning purpose and affordability there have been 2 option appraisals carried 
out, the first to establish if we had sufficient financial resources available to meet the Decent 
Homes Standard by 2012 and the second to look at maintaining the Decent Homes 
Standard post 2012. 

 
The outcome of the first appraisal confirmed that at the time when the ALMO was formed it 
was forecast that stock at the end of the programme would reduce to 3,711 properties due 
to “Right to Buy” and demolitions. However, due to the reduction in Right to Buy and less 
demolitions taking place the stock potentially requiring decent homes works is significantly 
higher.  The stock level at 31 March 2009 was 4,277 and it is anticipated that this will decline 
by some 20 properties per annum through to the end of the programme which would give an 
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actual “closing” housing stock of 4,217.  This is 506 (14%) more properties than was 
anticipated in the original funding bid. 

 
The funding available from Major Repairs Allowance and Decent Homes additional funding 
through to March 2012 totals £26.0m.  

 
Table 2 below sets out the available funding from Decent Home and Major Repairs 
Allowance funding through to 2011-12 and allocates this across the years of the programme.  
It reflects our recent successful request to bring forward £1m of decent homes funding from 
2010-11 to 2009-10. 

 
Taking into consideration the available funding for the remainder of the programme and the 
results of the stock condition survey there is potentially a £3.9m shortfall between the 
resources available and the expenditure required by the stock condition survey. 

 
           Table 2 – available funding 

 2009-10 2010-11 2011-12 Total 
 £k £k £k £k 
Decent Homes funding 5,500 5,500 5,000 16,000 
brought forward 1,000 -1,000 0 0 
Major Repairs Allowance 2,760 2,650 2,650 8,060 
MRA Balance Bfwd @ 1/4/08 1,076 585 0 1,661 
Expected under spend in 2008-09   316 0 316 
Total Available 10,336  8,051 7,650 26,037 
Total Estimated Costs 10,336  8,718 10,878 29,932 
Shortfall Nil  667 3,228 3,895 

 
 

There are a number of ways in which this gap might be reduced or removed, which does not 
involve any reductions in the standard of work.  Our funding bid to the County Council 
included the annual £310k additional funding which had been provided by Wear Valley 
District Council in addition to the MRA and decent homes funding.  We also included a 
separate bid for resources to carry out “non-decent homes” work on wall ties of £108k.  We 
will need to seek clarification from the Council on the outcome of these bids.  If the council 
were to make this funding available then this would equate to an additional £1,038k over the 
remainder of the programme. 

 
Our “refusal rate” from tenants who opt not to have Decent Homes works carried out was at 
the start of the financial year 5% which is relatively low in comparison to many other 
organisations.  This, however, has not been factored into the expenditure forecasts and 
would equate to a short term saving of £510k through to 2012.  This clearly however leaves 
an underlying potential cost in future years beyond the life of the current decent homes 
programme. 

 
The financial forecasts are based on the level of stock at 1 April 2009 (4277 properties).  We 
estimate that the impact of loss of properties through “Right to Buy” over the next 3 years 
will equate to 20 fewer properties per annum requiring work.  The potential saving over the 
remaining programme from this effect totals £510k.  

 
The potential impact of these measures is set out in table 3 below.  In total they would 
narrow the “gap” to circa £1.1m 
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           Table 3 – potential ways of bridging the “funding gap” 

 £k 
Gap 3,895 
bid for additional funding in support 
of programme               930 
bid to county re wall ties 108 
estimated 5% refusal rate 1,277 
reduction due to rtb (20pa) 510 
Total 2,789 
Remaining Gap 1,106 

 
To fund this gap it is intended to extend the programme from completion in March 2012 to 
December 2012 and use a significant part of 2012-13 MRA funding. 
 
 

Appraisal 2  
This looked at the remainder of the 26 years so that we can look at the affordability of 
maintaining the Decent Homes Standard post 2012 and maintaining and implementing 
planned maintenance programmes to maintain the stock to an acceptable standard, we 
identified 3 options to be considered. 
 
Option 1 - the minimum Decent Homes Standard  
This option would maintain the housing stock to the minimum decency standard with no other 
planned capital improvement works being carried out. The Decent Homes Standard 
comprises of four criteria which has to be met in order for a residential property to be “decent” 

 
�  Criteria A Fitness Standard: This is primarily focused on the Housing Health and Safety 

Rating System (HHSRS) a new risk assessment tool used to assess potential risks to 
the health and safety of occupants in residential properties in England and Wales.  The 
legislation came into effect in England on 6 April 2006.  The new assessment method 
focuses on the hazards that are present in housing. Tackling these hazards will make 
the home healthier and safer to live in. 

 
 

�  Criteria B: This takes into account the disrepair of the property where lack of investment 
and where no previous cyclical programmes have been carried out, the property fails 
the standard as a result of deteriorating components  

 
�  Criteria C: This refers to modern facilities and identifies 6 criteria to ensure the property 

is up to standard, these are: kitchen layout, kitchen age, bathroom location, bathroom 
age, noise insulation, and adequacy of communal areas. A property has to fail 3 or 
more of the 6 criteria in order to fail. 

 
�  Criteria D: This is set around thermal comfort. These criteria checks against heating 

systems, heating controls, loft insulation, and cavity wall insulation and the current SAP 
rating. 
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Option 2 - the Dale & Valley Homes Standard  
This option would maintain the housing stock to the Dale & Valley Standard with no other 
planned capital improvement works being carried out. This is a standard agreed with 
customers that exceeds the Government’s minimum standard and is used on all our planned 
programmes. In addition to the minimum standard stated above, it has the following 
features: 
 

·  Customers can design their kitchens to a maximum of 8 units and have a choice of 4 
ranges and a choice of 4 types of wall tiling with full tiling between the worktop and 
units. 

·  Customers have a choice of 3 types of floor covering in the kitchen and bathrooms. 
·  Customers have a choice of bathroom suites with an electric shower and extractor 

fan, with full tiling to one gable and full back wall. 
·  Electrical rewires have a very high standard of number of socket outlets. 
·  All doors and windows are to secure by design standards. 
·  Heating systems have combi condensing boilers to class "A" standard; they have 

digital heating controls, thermostatic radiator valves and full fire surround and electric 
fire if a back boiler has been removed. 

·  Hard wired smoke and carbon monoxide detectors fitted to every property. 
·  Grab rails offered to customers in bungalows and those on our customer profile with a 

disability. 
·  Decoration allowance is paid in accordance with the policy. 

 
Option 3 - Maintain the housing stock to the Dale & Valley Standard and carry our other 
associated work defined as Planned Maintenance. 
 
This option would include planned maintenance work. These works are separate from day-
to-day responsive maintenance works and are generally packaged in large quantities. 
 
These works do not generally form part of the Decent Homes Standard but are necessary to 
keep the housing stock in a good state of repair. It should be noted that some of this work 
especially roofs and repairs to the external fabric of the building could have an impact on the 
fitness standard of the stock if the work is not carried to ensure it is structurally sound and 
therefore have an impact on the Decent Homes Standard criteria A. They would also have 
an impact on criteria B. 
 
This option would include planned works to: 
 

·  The external fabric of the building 
·  Paths & boundary walls/fencing 
·  replace external doors other than front or rear 
·  replace flat roof coverings 
·  replace double glazed units 
·  replace showers, extractor fans, smoke detectors 
·  communal areas 

 
 Using the criteria above I have presented a table below identifying the costs associated with 

each of the options described in section 5. The table also identifies any projected 
surplus/deficit of the assumed available budget.  
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Year Bands 2012-1013 2013-2018 2018-2023 2023-2028 2028-2033 2033-2038 2012-2038 

  1 Year 5 Years 5 Years 5 Years 5 Years 5 Years 26 Years 

                

Assumed Budget 2,650,000 13,250,000 13,250,000 13,250,000 13,250,000 13,250,000 68,900,000 

          

Option 1 1,000,000 13,836,874 11,063,265 20,781,783 20,153,939 20,052,947 86,888,808 

Projected Surplus /Deficit 1,650,000 -586,874 2,186,735 -7,531,783 -6,903,939 -6,802,947 -17,988,808 

         

Option 2 1,328,000 16,787,483 14,718,241 24,996,471 24,177,390 24,496,335 106,503,920 

Projected Surplus / Deficit 1,322,000 -3,537,483 -1,468,241 -11,746,471 -10,927,390 -11,246,335 -37,603,920 

         

Option 3 7,702,955 21,926,643 19,928,527 27,752,316 28,507,604 30,146,515 135,864,550 

Projected Surplus / Deficit -5,052,955 -8,676,643 -46,428,527 -54,252,316 -55,007,604 -56,646,515 -67,064,560 

 
 

It should be noted that the above table is based on the following assumptions: 
 

·  The only funding available is the Major Repairs Allowance (MRA) and this stay at its 
current level 

·  The above costs include technical fees  
·  Stock levels remain the same, e.g. no right to buys 
·  Works are undertaken to all properties as programmed with no level of refusals 
·  No allowance is made for inflation in funding and costs 
·  The above costs only take into consideration work that was identified from the stock 

condition survey. We have in the region of 640 Non Traditional Properties that need a 
further appraisal to determine the stability, defects and ongoing maintenance 
programs to ensure they are structurally stable.  

·  Other costs that arise are unforeseen, e.g. structural floor heave that are becoming 
more apparent on certain estates. These works again need to be funded from capital 
budgets and a contingency needs to be provided annually. 

 
Firstly, the table indicates that in the first year after 2012 we can continue to deliver the Dale & 
Valley Homes Standard but not in the years thereafter. £1.328 million is required to deliver the 
works in 2012-13 with a surplus of £1.322 million.  

 
Non Traditional Properties 
 
Within the portfolio there are a number of variations of different types of construction. These 
properties are classified as non-traditional types as they are not of traditional construction as 
defined by the BRE and generally have been found to have common defects. None of these 
archetypes are classified under the Defective Building Act. 

Mortgage and long-term sustainability is an issue with this type of archetype and specialist 
advice is required on future capital works and ongoing maintenance work to the foundations, 
frame, and external structure. The majority of non-traditional stock is however high demand 
properties such as bungalows and family accommodation. 

To ensure these properties receive the correct planned maintenance an action within the 
attached action plan is detailed to carry out any necessary work. 
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6  Stock Profile and Economic Context 
 
Wear Valley is one of the seven local authorities that form Durham County Council.  The 
district spans 30 miles from east to west with half lying in the North Pennines area of 
outstanding national beauty.  It is a mix of both urban and rural, with a majority of the 
population living in the more urban eastern part of the district which includes the market towns 
of Bishop Auckland and Crook.  Whilst these towns are close to the main regional 
communication networks, most of the rural area of the district is remote and fairly 
inaccessible. 

 
The national deprivation index ranks Wear Valley 33 out of 354 local authorities across the 
country in terms of overall deprivation.   

 
�  Our local economy is growing, with an increase in business start ups and survival 

rates, but the economy has still been slow to diversify, which means that many of our 
local jobs are concentrated in threatened industries such as manufacturing or lower 
paid jobs in the service industry.  Unstable industries coupled with seasonal work have 
contributed to a high unemployment rate with 24% of residents classed as 
economically inactive. 

�  Educational achievement stands at 60% of pupils achieving 5 or more GCSE’s but 
16% of the district’s working age population have no qualifications at all, which affects 
access to quality employment opportunities for our communities. 

�  4780 economically inactive residents currently claim incapacity benefits, and 44% of 
the district’s residents report that they live in a household where one or more of the 
occupants are suffering from a limiting long term illness.  We understand that this issue 
is made worse by poor quality non decent housing, which is seriously affecting the 
quality of life for our communities. 

�  Health issues are underlined by an ageing population, with housing needs 
assessments identifying that the provision of support services and adaptations to 
homes to meet individual needs will be key issues for public service providers in the 
future. 

�  Access to public services and facilities is varied, with problems surrounding patchy 
public transport provision for communities living in the more rural parts of our district.  
32% of all households in the district report that they have no access to a car or a van, 
which is a crucial concern for public service providers when we plan the accessibility 
and availability of our services. 

�  Around 19% of the district’s population rent their home from Dale & Valley Homes. 
�  Customers from the 65+ age group form our largest group of customers (45%). 
�  76% of our customers qualify for maximum Housing Benefit, meaning that these 

customers pay for their water rates only.  To qualify for Housing Benefit a household 
must have a low income, so this means that a large proportion of our customers have a 
low income. 

 
The company have moved to a choice based letting system in October 2009, and as this 
system becomes embedded housing need will be better identified by analysing the bidding 
patterns and the prevalence of voids in terms of area and stock archetype. This can be at 
both local and sub regional level and since its implementation it has highlighted the need for a 
local letting policy in Weardale due to the shortage of affordable housing in that area. 

 
The district has also undergone a major political change when the entire district Councils was 
transferred to a Unitary Authority of Durham County Council on 1 April 2009.  This also have 
an effect on the way Local Authority Social Housing is managed in the future as there are 3 
different housing provides within Durham County Council.  They are: 
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·  Dale & Valley Homes managing the stock within Wear Valley 
·  East Durham Homes managing the stock within Easinngton 
·  Durham City Homes managing the stock within central Durham 

 
The long term future of social housing will be a priority for the newly formed Durham County 
Council as affordable housing is key to delivering the regeneration plans within the County 
through the Local Development Framework, the Sustainable Community Strategy, and the 
Local Area Agreement. 

 
The framework details that 2,300 affordable housing units needs to be built that is approx 20% 
of the total new homes that are necessary with Bishop Auckland being one of the growth 
areas within the plan for economic regeneration and housing renewal. 
 
Total Place 
Currently the County Council are carrying out a review named “Total Place” that includes a 
section on Rationalisation of Providers that may have an impact on our future. There are two 
ALMOs and an in house provider within the new unitary council area, Durham City Homes, 
Dale & Valley Homes (Wear Valley) and East Durham Homes, which provides 19,000 homes 
across the County. 
 
It is proposed that consideration is given to bringing these providers together, integrating 
support functions to generate higher quality administration at lower cost. For example joint 
management arrangements and joint approaches to human resources, financial and ICT 
systems and procurement offer the potential for significant savings. Customer contact and 
delivery arrangements will continue to be locally tailored in order to ensure appropriate locally 
based front-line service delivery. 
 
At this stage the following potential benefits have been identified: 
 
1. Lower administration and management costs 
2. improved systems for customer contact via larger scale telephone and electronic  

  contact arrangements 
3. Improved flexibility to target customer support where there is greatest demand, for  

  example in relation to repairs services 
4. Opportunity for current providers to learn from the best of each model, in particular to    
    bring up service delivery standards for Durham City Homes (currently viewed by the 
   Audit Commission as a weak deliverer of customer services) 
5. Improved information and communication with customers to be achieved through   
    economies of scale 
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Housing Stock and Property Type 

At 1 April 2009 Dale & Valley Homes currently manages 4277 properties and 748 garages.  
The table below gives a summary of the properties: 

 
 

Definition Total 
Pre 1945 small terraced house 90 
Pre 1945 semi-detached house 117 
All other pre-1945 0 
Small terraced house built 1945-64 12 
Large terraced/semi detached/detached 1945-64 1175 
1965-74 houses 627 
Post 1974 houses 214 
Non traditional houses 644 
Pre 1945 flats in low rise blocks (1-2 storeys) 0 
Post 1945 flats in low rise blocks (1-2 storeys) 285 
Flats in medium rise blocks (3-5 storeys) 9 
Flats in high rise blocks (6 storeys or above) 0 
Bungalows 1354 
Total 4277 

Garages 

The ALMO currently manages 748 garages.  Some are unused and in some in disrepair. The 
proposal for these garages will be detailed in the Environmental and Garage Strategy. 

Sales and Demolitions 

Right to buy sales have varied across the last five years, but for projections for stock loss, the 
business plan currently takes account of 100 sales per year. However, due to the economic 
climate relating to housing sales in general this has been reduced to 10 sales per year and 
will be reviewed annually.      

Year Demolished Sold on market or 
as part of 
regeneration 
Schemes 

Sold Under 
Right to 
Buy 

Grand 
Total 

2003-4 132 4 142 278 
2004-5 88 17 188 293 
2005-6 130 7 132 269 
2006-07 57 48 97 202 
2007-08 25 - 75 100 
2008-09 11 - 13 24 
Grand Total 432 76 634 1166  

 
We continue to monitor the rate of stock loss as it can have very different influences on 
the business plan and could have huge impact on the funding arrangements for Decent 
Homes. 

Stock Demand 

An analysis of stock demand and type needs to be set out as part of the future Asset 
Management Strategy.   
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Currently there are no indications of major oversupply of any house types but under supply of 
two bedroom bungalows, two bedroom flats, family homes and bungalows for families with 
disabilities.  This is also unmet demand from families who require properties with four or more 
bedrooms. 

 
The implementation of Choice Based Lettings should match aspiration much more closely to 
available properties. 
 
Affordability has become a critical factor within the area in the context of private sector rents, 
typically a three bedroom private sector house can achieve a rental value of £440 per month, 
this compares to an average Council house rent for a similar property of £225 per month. 
   
As a consequence of a growing demand due to affordability issues Dale & Valley Homes 
waiting lists increased during 2006/7. The highest demand is for 2, 3 and 4 bedroomed family 
accommodation throughout all the areas.  This has remained consistent over the last twelve 
months. 
 
Due to changes in people’s lifestyles and dependencies, demand for 2 bed bungalows is 
increasing, and looks certain to rise over the next 5 to 10 years.  However, a high number of 
bungalow and flat accommodation stock is one bedroomed and the need to review the Older 
Persons Strategy that is essential to deliver the required housing in the future.  
 
We know that there is significant demand for family type housing in the area and there is an 
over supply of bungalows with one bedroom, which no longer meets current needs and 
aspirations of customers. One of the actions of the strategy is to develop options for the future 
of this type of property. 
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Annual Turnover Rates 

The below table give the last two years summary of turnover by area.  Further work is required to 
look at stock types within these areas.   
 
 

Area 

Stock as 
at 

01/04/07 
Voids 

2007-08 % 

Stock as 
at 

31/03/08 
Voids 

2008-09 % 
Stock as at 

31/03/09 

Billy Row 86 7 8.24 84 10 11.90 84 

Bishop Auckland 1225 125 10.40 1178 138 11.77 1166 

Coundon 316 26 8.27 313 23 7.43 306 

Coundon Grange 17 4 24.24 16 5 31.25 16 

Crook 860 86 10.06 850 88 10.38 845 

Default 1   0.00 1 0 0.00 1 

Eldon Lane 14 0 0.00 14 1 7.14 14 

Escomb 46 2 4.35 46 0 0.00 46 

Fir Tree 2 0 0.00 2 0 0.00 2 

Frosterly 30 7 23.33 30 6 20.00 30 

Howden le Wear 83 6 7.50 77 3 3.95 75 

Hunwick 44 3 6.90 43 1 2.33 43 

Leeholme 187 20 10.84 182 20 10.99 182 

Oakenshaw 3 0 0.00 3 0 0.00 3 

Rookhope 25 5 20.00 25 3 12.00 25 

St Helen Auckland 253 10 4.02 244 22 9.02 244 

St Johns Chapel/Wearhead 17 2 11.76 17 3 17.65 17 

Stanhope 97 9 9.28 97 11 11.34 97 

Sunnybrow 203 24 11.85 202 27 13.37 202 

Tow Law 6 0 0.00 6 0 0.00 6 

West Auckland 305 26 8.58 301 25 8.35 298 

Westgate 2 1 50.00 2 0 0.00 2 

Willington 452 41 9.15 444 40 9.01 444 

Witton le Wear 12 0 0.00 11 1 9.09 11 

Witton Park 1 0 0.00 1 0 0.00 1 

Wolsingham 119 9 7.63 117 11 9.40 117 

Grand Total 4406 413 9.48 4306 438 10.21 4277 

 
 

7  Sustainability and New Build 
 

Dale & Valley Homes have recognised that the only properties at the time of writing this 
strategy that are not sustainable are the two sheltered housing schemes at Park Avenue 
Close Crook and Greenside Place Crook. Various appraisals have been carried out by 
consultants and this has detailed that both properties are difficult to let, would be difficulty to 
bring them up to the Decent Homes Standard, and do not have any lifts to meet the Disabled 
Discrimination Act. 
 
Dale & Valley Homes have worked with the Durham County Council who have given their 
support to replace these schemes with new build under round 2 of the bidding for social 
housing grant using the General Needs Framework developed by Yours Homes Newcastle. 
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The initial proposal is that we will demolish both schemes and build a purpose built elderly 
sheltered accommodation of 46 units at Park Avenue Close, and family accommodation at the 
site of Greenside Place. Following a mini bidding round, Keepmoat have been appointed as 
the preferred developer and  will be appointed on the basis of a JCT Design and Build 
Contract 2005. 
 
The only other properties that are not sustainable are those that are mothballed at the current 
time in York Close Coundon. These are awaiting a decision on outcome of the County 
Council’s proposals on the “Coalfields Scheme” in that area. 
 
Sustainability Matrix 
 
A sustainability matrix is a valuable tool to assist in the delivery of the Asset Management 
Strategy.  The sustainability model will be central to assessing the viability of investment 
through the decent homes programme as well as identifying future areas that are 
demonstrating signs of decline. The sustainability matrix will be developed by the Asset 
Management Group as part of the action plan for this strategy. 

 
Environmental Works 
 
Dale & Valley Homes are working with the Area Action Partnerships to give consideration to 
wider environmental issues within the estates such as environmental improvements, fencing 
schemes, planting etc.  To deliver such schemes it is essential that we involve other agencies, 
customers and stakeholders in delivering environmental improvements which meet local 
needs and aspirations maximising any match funding.   

As part of decent homes work we only carry out internal works and look to attract additional 
funding streams as we do not have any environmental budgets at this time. 
 
Garages    
 
Dale & Valley Homes are developing an environmental and garage strategy to deal with the 
oversupply and poor condition of much of our garage stock across the area.  The Strategy 
includes an action plan which outlines refurbishment of sustainable garages and the disposal 
or demolition of those garages that suffer from lack of demand and/or poor structural 
condition.   

 
8  Responsive and Planned Maintenance 
 
Dale & Valley Homes repairs service is delivered using the Repairs and Maintenance Strategy 
that was approved by Board in June 2009. 
 
This strategy details the repairs delivery service we have with Gentoo Construction to deliver 
a repairs and void service, and Durham County Council to deliver a Gas Servicing and 
maintenance service. 
 
The strategy sets out the performance indicators as detailed in our Performance Management 
Framework and an action plan to ensure we deliver services in conjunction with our objectives 
set out in the Business Plan. 
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The delivery of the Repairs service is key to customer satisfaction and the cost of the service 
has major implications if it is not delivered efficiently and in accordance with customers 
aspirations. The repairs service is delivered in accordance with the strategy that details what 
is expected from the repairs partner using “Open Book” arrangements moving to an average 
cost target for a repair and void. 
 
The scale of investment required to bring the housing stock up to Decent Homes Standard is 
set out in section 5 including the financial resources required post 2012. 
 
Dunelm Property Services is our strategic construction partner to deliver the Decent Homes 
programme up to 2012 using the Dale & Valley Standard that is a plus standard from the 
Governments minimum standard.  
 
Following discussions with the County Council regarding funding post 2012 a procurement 
exercise will need to take place to engage a contractor to deliver planned maintenance 
programmes. 
 
With regards to funding relating to both capital and revenue, the Government have announced 
that they are to dismantle the HRA subsidy system and give ALMO’s and Council greater 
financial flexibility under a new funding system.  
 
To assist with interpretating of the new proposals, workshops were set up and facilitated by a 
consultant from the Chartered Institute of Housing. This assisted in feedback to the CLG. Until 
the outcome of these proposals is known we continue to assume that the funding plan that we 
submitted to the Council will continue to be used unless we are advised of any changes. 

 
Cyclical Maintenance 
 
Cyclical pre paint and painting programmes have been extended to a 7 year programme by 
using long life paint and finishes and have a separate budget. 
 
Gas Servicing 
 
Gas servicing is carried out on an annual appointment basis that is currently being delivered 
by Durham County Council. 
 
Electrical Periodical Testing  
 
This service is to be tendered and we are awaiting the outcome of the successful company. 
This will ensure that we have a rolling 10 year programme to comply with the IEE 
Regulations. 
 
Procurement  
 
Procurement of contracts have been procured using the restricted route of OJEU and have 
robust process in place to ensure that we are buying materials at the best price by having a 
supply chain group benchmarking materials annually. However, Dale & Valley Homes are 
now members of NE Procurement that is a procurement consortia based in the north east and 
have 10 housing organisations who are members, and it is the company’s intention to move 
to procure materials and labour though this consortia post 2012.  
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9  Customer Profile 
 

Customer profile has been developed from individual customer questionnaire returns.  At 
present we currently hold information for 4012 customers which represents 78.2% of our 
customer base. 

 
 

Disability  Tenant 1 Main 
% (3115) 

Tenant 2 Partner 
% (897) 

Total % (4012) 

Mobility 32.3% (1006) 30% (242) 31.1% (1248) 
Sight 11.7% (364) 9.1% (82) 11.1% (446) 
Hearing 11.3% (351) 10% (90) 11% (441) 

 
�  31.1% of our customers (who responded to our Customer Profile) have a mobility 

problem, 11.1% have sight problems and 11% of our customers have hearing 
problems  

�  63.8% of our customers state that they prefer to be contacted by telephone and 19.2% 
by letter.   

 
These disabilities and preferences are important to consider when we think about the range of 
services we offer, the accessibility of our services and the way we communicate with our 
customers. 

 
�  55.1% of our customers do not own a vehicle (which is higher than the district 

average). 43.2% of our customers living in Weardale (the most remote part of the 
district) do not have access to a vehicle, which affects the accessibility of our services. 

 
�  Our customers have told us which service areas are important to them.  These are:   

 
a. Tackling anti social behaviour. 
b. Improving estate management. 
c. Improving the repairs service. 
d. Further improving customer involvement. 
e. Delivering Decent Homes. 
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10  Equality & Diversity 
 

Dale & Valley Homes recognise the importance of understanding the diverse needs of our 
customers in order to enable the provision of stock which meets such needs. To ensure that 
we diverse our services to meet customers needs we are striving to meet the achieving level 
of the Equality Framework of Local Government. 
 
The fundamentals of achieving the Equality Framework for Local Government are ensuring 
that we meet our general public duties under Race; Disability; Gender; Age; Sexual 
Orientation and Religion and/or Belief.  These duties relate to our policies, procedures and 
practices towards both customers and employees of Dale & Valley Homes.  The general 
public duties are listed below in more detail: 

 
Race:  
·  eliminate unlawful discrimination;  
·  promote equality of opportunity; and 
·  Promote good relations between people of different racial groups. 
 
Disability:  
·  promote equality of opportunity between disabled persons and other persons; 
·  eliminate discrimination that is unlawful under the Act; 
·  eliminate harassment of disabled persons that is related to their disabilities; 
·  promote positive attitudes towards disabled persons; 
·  encourage participation by disabled persons in public life; and 
·  take steps to take account of disabled persons’ disabilities, even where that involves 

treating disabled persons more favourably  
 than other persons 
 
Gender:  
·  eliminate unlawful discrimination and harassment on the grounds of sex AND 

transgender; 
·  promote equality of opportunity between women and me; and 
·  not to discriminate on the grounds of marital status. 
 
Age, Sexuality, Religion and/or Belief:  
·  eliminate direct discrimination;  
·  eliminate indirect discrimination; 
·  eliminate harassment; and 
·  eliminate victimisation 
 
 
Carry out Equality Impact Assessment on all strategies, policies and functions to ensure that 
we have assessed every service with an overall objective to: 
 
·  Challenge unlawful and institutional discrimination 
·  Promote Equal opportunities 
·  Promote community cohesion and good community relations 
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11  Health and Safety 
 
Dale & Valley Homes are responsible for managing all contracts that are carried out on the 
housing stock. We have an in house Health and Safety Group that monitors Heath and Safety 
through an action plan. H&S is also an agenda item on the Forward Planning Groups and a 
key performance indictor within the suite of KPI’s that are reported to Board. 
 
Asbestos within the housing stock is managed from an electronic database that contains all 
records of located asbestos from the type 2 surveys carried out over the previous four years. 
Currently we have over 80% of properties surveyed, some are in electronic format and some 
paper based.  A new Asbestos policy has been developed in conjunction with the asbestos 
regulations where we are to inform every customer of the asbestos information we have 
relating to their home. 
 
Electrical Periodical Testing programme is to be rolled our starting in November 2009. This 
programme will ensure that every property has been electrically tested in accordance with the 
IEE regulations  
 
Gas servicing of the housing stock is governed by the Gas Safety Regulations 1998.  The 
landlords’ responsibility is to ensure that all gas fitting and flues are maintained in a safe 
condition (particularly with regard to preventing risk of injury).  Repairs and servicing of gas 
appliances is currently carried out by Durham County Council using a “Service Level 
Contract” 
 
 
12  Affordable Warmth and Energy Efficiency  
 
Dale & Valley Homes are committed to ensuring that all the homes they manage are energy 
efficient. An affordable Warmth Strategy has been developed and approved by Board in 
January 2009. 
 
The formal definition of Fuel Poverty is that it occurs when a household spends more than 
10% of its income on domestic fuel use to provide adequate warmth to maintain a healthy 
indoor living environment.  Fuel poverty is complex in nature which can be caused by a 
combination of physical factors relating to dwellings including poor home insulation and poor 
heating systems, low household incomes, high fuel costs and under occupation. The 
consequences of fuel poverty can be cold damp homes leading to property disrepair, sub-
standard housing, social exclusion, poor educational attainment and damage to health and 
quality of life and can result in excess winter deaths. Unfortunately County Durham has more 
excess winter deaths than anywhere else in the region. 
 
Dale & Valley homes are working in partnership with Go Warm who are visiting every 
customer to carry out an assessment to confirm if the insulation measures in their home are 
adequate and up to current regulations. If any insulation measures are required they are 
carried out by Go Warm sub contractors and are charged to DVH or paid for by maximizing 
energy grants. At the same time as the energy assessment they carry out a benefit check. 
 
Dale & Valley homes are offering renewable energy measures to all homes off the gas 
network by working in partnership with Durham County Council’s Energy Section and Eaga 
who are an energy company who can apply for grants on our behalf. Those measures are as 
follows: 
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·  Solar Panels 
·  Air Source Heat Pumps 
·  Ground Source Heat Pumps 
·  External Insulation 

 
Our energy performance is measures by Standard Assessment Procedure (SAP) and 
currently we are in the lower quartile when we benchmark against other similar organisations. 
This is being investigated by the County Councils Energy Section to why it is low especially 
when we have low levels of decency. 
 
Dale & Valley Homes also completes Energy Performance Certificates on every property that 
becomes void. These assessments are used to influence additional measures and to inform 
new customers of what assumed energy use is within that property. 
 
13 Leaseholders 
 
Dale & Valley Homes have not previously been involved with the charges to Leaseholders. 
Previously the former Wear Valley Council undertakes this work and the charges are 
collected by them. 
 
Discussions are ongoing with the new Unitary Council to agree who will carry this charging 
service in the future as with all other service charges. 
 
There are only currently 7 Leaseholders throughout the housing stock. 

 
 

�
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ASSET MANAGEMENT STRATEGY  
ACTION PLAN



 

 

 
OBJECTIVE 1 
Work with the County Council and other 
agencies to ensure that there are sufficient 
financial resources available to bring the 
housing stock up to the Decent Homes 
Standard by 2012 and maintain the housing 
stock to the standard post 2012. 
Action Timescales Responsible Links to Business Plan 

Continue to deliver the Decent Homes 
Programme up to 2012 

December 2012 Director of Property Services 1.10, 
1.16,2.2,2.5,2.10,2.11,3.18, 

To have representation on the Total Place 
workgroups that could influence the long term 
future of Dale & Valley Homes 

November 2009 Chief Executive 1.10, 1.16,2.2,2.5,2.11,3.18, 

Report annually to Board on the affordability of 
delivering Decent Homes by 2012 

April 2012 Director of Property Services 1.10, 1.16,2.2,2.5,2.11,3.18 

Report to Board with the outcome of the HRA 
Subsidy dismantling and its impact on delivering 
Decent Homes by 2012 and post Decent Homes 

April 2010 Chief Executive 
Director of Property Services 

1.10, 
1.16,2.2,2.5,2.10,2.11,3.18, 

Review the affordability plan especially with the 
reduction in Right to Buy of properties and 
report to Board 

Review  
January-March 2010  
 
Report to Board April 2010 

Director of Property Services 
Director of Resources 

1.10, 2.5,3.18,4.10 

Continue to update the Decent Homes 
Database to ensure accuracy of future costs 

Ongoing AD of Property Services 1.10, 2.2,2.5,3.18 

Review supply chain methods to improve 
efficiencies. 

Annually with outcomes 
reported to Investment 
Committee. 

AD Property Services 1.10, 3.18 

Development of a Leaseholder Policy Policy to be approved by 
EMT by April 2010 

AD Property Services 
AD Housing Operations 

1.10, 1.14,2.5,3.15,3.18 

Review the Dale & Valley Homes Standard Report to Investment 
Committee by March 2012 

AD Property Services 1.10, 
1.16,2.2,2.5,2.10,2.11,3.18, 

Continue to develop the IT requirements within 
IBS to ensure all data is live data 
 

Work within the IT Strategy Director of Resources 1.10, 1.14 
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OBJECTIVE 2 
Dale & Valley Homes will contribute to 
sustainable communities within the Wear 
Valley District by implementing effective 
management arrangements to improve the 
housing stock and work with other partners 
and agencies to deliver social housing. 

 
Action Timescales Responsible Links to Business Plan 

Work in partnership with the County Council 
and other housing providers and review and 
analyse demand for social housing across 
the County 
 

April 2012 with reports 
annually to the Board on 
progress 

Director of Housing 
Operations 

1.4,1.14,1.16,2.2,2.5,2.8,3.15,4.7 

Work in partnership with the County Council 
and other agencies to deliver environmental 
improvements  
 

April 2012 with reports 
annually to the Board on 
progress 

Director of Property Services 
Director of Housing 
Operations 

1.10,2.5,2.6,2.7 

Work in partnership with the County Council 
to deliver Regeneration schemes within the 
County  
 

Ongoing with reports to 
the Board on progress 

Chief Executive 
Director of Property Services 

1.4,1.10,1.16,2.5,2.8,2.9,2.10,4.10 

Establish an Asset Management Group to 
oversee the strategic delivery of this strategy 
 

December 2009 Director of Property Services 1.4,1.10,1.16,2.5,2.72.10,2.11,4.7 

Develop an Environmental Strategy 
 

April 2010 Asset Management Group  1.10,1.14,2.7,2.9, 

In conjunction with the County Council 
develop an Aids and Adaptations Policy to 
ensure customers remain in their homes 
whenever possible 
 

April 2010 Asset Management Group 
Home Improvement Agency 

1.10,1.16,2.5,2.10,4.7 

Develop a Leaseholders Policy  April 2010 AD Property Services 
AD Housing Operations 

1.10,1.16,2.5,2.10,4.7 

Continue to bid for financial resources with 
the County Council to build new affordable 
housing 
 

Ongoing Asset  Management Group  1.10,1.16,2.5,2.8,2.10,3.15 
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OBJECTIVE 3 
Ensure that the delivery of the Repairs and 
Maintenance programme is delivered in 
accordance with the Repairs and 
Maintenance Strategy. 
 
Action Timescales Responsible Links to Business Plan 

Deliver Repairs in accordance with the 
Repairs and Maintenance Strategy 
 

Ongoing with reports to 
the Board annually 

Repairs and Void Manager 1.10,1.14,2.5,2.6,2.10,3.13,4.7 

Deliver Repairs and Maintenance in 
accordance with the Performance 
Management Framework  
 

Ongoing with reports to 
the Board Quarterly 

Repairs and Void Manager 1.2,1.10,1.14,3.11,3.18 

Use the stock condition information to 
develop planned maintenance programmes 
 

Ongoing with reports to 
the Board Quarterly 

Repairs and Void Manager 1.10,2.2,2.5,2.6,2.7,2.10,2.11,3.18,4.7 

Ensure customers are at the heart of 
shaping the repairs service and ensure 
customers are on every working group 
 

Report to the Customer 
Panel at each meeting. 

Repairs and Void Manager 1.2,1.4,1.14,2.5,3.13,4.7 

Procurement of future contracts are in 
accordance with the Procurement Strategy 
 

Ongoing Director of Property Services 1.10,2.5,3.18, 

The service is reviewed annually for Value 
for Money  
 

Ongoing Director of Property Services 
Director of Resources 

1.10,3.18 

Implement a Planned Maintenance Module 
within the IBS Housing Management 
System 

September 2010 AD Property Services 
IT Manager 

1.10, 
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OBJECTIVE 4 
That continuous appraisal of the stock are 
carried out to ensure that they are sustainable 
and are fit for purpose taking into 
consideration demand and customers 
aspirations. 
 
Action Timescales Responsible Links to Business Plan 

Develop a Sustainability Model that can model 
the housing stock on its future sustainability 

April 2010 Asset Management Group 1.10,1.16,2.5,2.7,2.10,2.11,4.10 

Continue with a rolling programme of stock 
condition surveys 

Ongoing AD Property Services 1.10,1.16,2.2,2.5,2.10,2.11 

Continue to work with North East Procurement 
to explore opportunities of procurement 
efficiencies 

Annual reports to 
Investment Committee 

Director of Property Services 1.10,2.5,2.6,2.9,2.10,3.18 

Engage a specialist surveying company to 
carry out a survey of the non traditional stock 
to identify structural defects and long term 
maintenance 

April 2010 AD Property Services 1.10,2.5,2.8,3.18 

Engage a specialist surveying company to 
carryout out a survey of the 1 bedroom 
bungalows to asses if they can be modified 
into two bedrooms in accordance with an older 
peoples strategy 

September 2010 AD Property Services 1.10,1.16,2.5,3.18 

Commence a 10 year Periodical Electrical 
Testing programme 

April 2010 Repairs and Void Manager 1.10,2.2,2.5,2.6,2.11, 

Continue with updating asbestos records by 
carrying out type 3 surveys 

Commence in December 
09 

Repairs and Void Manager 1.10,2.2,2.5,2.6,2.11, 

Continue to update HHSRS records Commence in December 
09 

Repairs and Void Manager 1.10,2.2,2.5,2.6,2.11, 

    
    



 

 

 


