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 Meeting the Decent Homes Standard 
1 What is the Council trying to achieve in relation to the Standard.  Does the Council know the 

condition of their housing stock and their compliance with the decent homes standard? 
 What is the Council trying to achieve in relation to the standard? 

1.1 As at 31 March 2004, the Council’s stock comprised 2910 properties.  Stock numbers are declining annually 
through Right to Buy and transfer to RSLs for the renovation of pre-cast reinforced concrete (PRC) properties, 
and we expect this to continue at about 120 per year in the next few years.   

1.2 With the completion in 2004 of the PRC renovation programme, the stock will comprise solely traditionally built 
properties, with no high or medium-rise blocks.  The main areas of concern are 3 estates of properties built at 
the turn of the 19th – 20th century and acquired by the Council from the Coal Board in the 1970’s.  (“Ex-Coal 
Board Properties”). 

1.3 The Council’s ambition for its stock is that all properties should comply with the Decent Homes Standard 
(DHS) by 2010.  This has been confirmed by the new political administration, and it is one of the key corporate 
policies in the Corporate Plan.  Work started in 2002/03 on a programme to achieve this.  A new stock 
condition survey will be undertaken this year as part of the Housing Options Appraisal.  This will allow more 
detailed analysis of component failure, recording of properties coming into and out of DHS, and better forward 
planning. The Council believes that it has a number of options for achieving the DHS by 2010, (see page 3) 

1.4 Other, more specific ambitions for the housing stock and the Council’s tenants are:- 
• Security – The Council aims to improve security for tenants, normally as part of other repair or 

renewal programmes e.g. improved window locks, new locks to all rear doors as part of kitchen 
refurbishment programmes, and door entry systems to low-rise maisonettes and flats. 

• Local Environment – The Council recognises the need to improve the environment on its estates e.g. 
improved parking, improvement of open spaces, work to garages and garage courts, and fencing 
renewal.   

• Crime and Anti-Social Behaviour (ASB) – The Council’s housing estates do not have high levels of 
crime or ASB, but issues that do arise e.g. abandoned cars, graffiti or signs of properties falling into 
poor order are dealt with swiftly.  The Housing Division works in close partnership with other Divisions 
of the Council (Community Support, Streetscape, Environmental Health) and with other agencies 
(Police, YOT, Social Services) to address issues of ASB. 

• Energy Efficiency/Sustainability -these are being addressed, in a manner consistent with LA21 
principles, through a series of measures to improve SAP ratings, and improvements to heating 
installations and insulation through Energy Efficient Commitment grant aid.  Boiler replacements are 
with new energy efficient boilers.  The energy efficiency of properties with solid wall construction will 
be improved by external insulation works etc.. 

• Tenant Involvement/Tenant Participation – The Council has a well developed system of tenant 
participation, facilitated by the Tenant Participation Officer.  There are 22 local tenant groups based in 
towns, villages or groups of smaller villages, each of which is represented on the Borough Wide 
Tenants Forum.  Not all tenants wish to be involved in formal meetings, and they have appropriate 
opportunities to be involved through written consultations.  The Tenant Participation Agreement, 
reviewed annually, sets the framework for tenant participation and consultation.  Tenants have 
recently been involved in the Best Value Review of Housing Maintenance, the Maintenance 
Investment Strategy, the review of the Allocation Policy, and preparation of the HRA Business 
Plan.  They will have a significant role to play in the Options Appraisal, being represented on the Task 
and Finish Group steering the process and having recently appointed their own Independent Tenants 
Adviser, and will be fully involved in the process for selecting a partner under the evolving partnering 
arrangements for Housing Maintenance. 

• Disability Discrimination Act (DDA) – DDA assessments will be carried out as part of the stock 
condition survey.  The Council is particularly aware of the urgent need to ensure Community Rooms 
meet DDA requirements, and a full review of all these facilities is currently being undertaken. 

• Diversity – North Warwickshire has an ethnic minority population of only 1.4%.  Nevertheless, the 
Housing Division has produced a policy statement which specifically identifies that any racial incidents 
that arise will be dealt with in accordance with set procedures.  The Division is currently producing 
Equal Opportunities and BME policies and is working closely with the Race Equality Support Worker 
and the Partnership Against Racism project to ensure these and other policies are not discriminatory. 

• Partnerships – The Council has been working for many years in partnership with two local RSLs, 
Waterloo and Touchstone.  Initially formed to deal with the PRC issue, the partnership now covers 
many other areas, including the development of proposals for dealing with ex-Coal Board Properties, 
single person and elderly person developments, family housing, and working with the Council to 
achieve the affordable homes targets in the developing local plan.  The Council is working on 
developing other partnerships, particularly  partnering arrangements for planned maintenance work to 
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the housing stock.  It is anticipated that this, and a new gas contract, will be procured through the 
procurement partnership with Tamworth and Lichfield Councils (see at the foot of this page). 

 How good is the base information to help the Council understand what needs to be done to meet the 
DHS? 

1.5 The existing stock condition survey was undertaken in 1999 using a representative sample of properties (16%) 
and was revised in 2003 to relate the information to DHS criteria. The new survey to be undertaken this year 
of 25% of the stock will supply more detailed information regarding DHS, and will contain a breakdown of 
condition of elements to allow more detailed extraction of information on condition of properties. 

1.6 Auditing of information, and updating of it as properties are improved, together with an ongoing validation of 
non-surveyed data, will help to ensure that DH targets for 2007 and 2010 are met. 

1.7 Development of the IBS computer maintenance system is ongoing.  This will allow further development of 
attributes screens for recording of stock data to include:- results of asbestos surveys; dates of improvement; 
replacement of various elements such as heating, kitchens etc. 

1.8 The current information is sufficient to meet the general needs for forward planning and development of future 
investment plans.   

1.9 The Council does not suffer generally from low demand for its properties, apart from the ex-Coal Board 
Properties.  Vacancy rates are monitored, as are the number of offers required before a property is let, and 
how long it takes to let.  As a result, the Council has recently amended its Allocation Policy and the 
designation of some properties from elderly to general purpose. 

 Has the Council evaluated a range of options which would enable it to achieve the DHS and other 
objectives? 

1.10 The Council commissioned a Housing Stock Options Appraisal in April 2000 from PricewaterhouseCoopers.  
Following a series of delays in order to take account of a number of developing government initiatives 
(including the early stages of DHS), and  a period of consideration and debate on the contents and findings of 
the appraisal, the Council resolved in July 2002 not to apply for inclusion on the stock transfer programme 

1.11 This appraisal was undertaken before the Government guidance and requirements on options appraisals in 
the Sustainable Communities White Paper. The new stock options appraisal will consider options for large 
scale transfer; stock retention allied to further small scale transfers (eg the ex-Coal Board Properties) and 
possibly some small scale demolition; ALMO for all or part of the stock; and possibly PFI for some parts.  It will 
include the residual effect of each option for the Council (both HRA and General Fund), the scope for each 
option to meet the DHS, a sensitivity analysis of the main assumptions used in the appraisal and (through the 
full involvement of tenants in the appraisal) the likely response of tenants to each option.  

 Are there robust strategies and plans in place to help the Council meet the DHS? 

1.12 The council’s latest HRA Business Plan has recently been submitted to the Government Office. This has 
been developed with full involvement of, and consultation with, tenants and includes information from the 
recent Housing Needs Survey.  It is considered that the plan will fully or substantially meet the Government’s 
“fit for purpose” criteria. 

1.3 The Council’s Procurement Strategy was prepared in 2001, and is now outdated.  A new strategy is being 
developed as a part of the Council’s procurement partnership with Tamworth and Lichfield District Councils.  
This will particularly cover different forms of procurement, such as partnering arrangements, and alternative 
criteria for award of contract (e.g. quality against cost) and should be adopted in July 2004.   

1.4 The Capital Strategy and the Asset Management Plan have both recently been rated as “Good” by the 
Government Office.  The Capital Strategy refers to the PRC dwellings, the ex-Coal Board Properties and DHS 
as key priorities for capital investment, and mentions the partnership arrangements with RSLs which secure 
funding from the Housing Corporation for work to these properties.  It also refers to the Council disposing of 
surplus assets (land) to secure additional funding towards meeting DHS. 

1.5 DHS has a high priority for capital resourcing, and the level of funds considered necessary to achieve DHS 
(when allied with expected contributions from RSLs and capital receipts) is provided for in the latest (2004/05) 
10 year capital programme. 

1.6 A new Housing Strategy has recently been prepared.  This, like the HRA Business Plan, was delayed to take 
account of the findings of the Housing Needs Survey, and was approved by the Council in February 2004. 

1.7 Service Plans for the Housing Division are set out in the Housing section of the Corporate Plan.  These 
integrate with other strategies and plans, set out a goal for 2008, and targets for the current year.  These 
targets then translate into action plans for individuals through the staff appraisal process. 
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2 Is the Council delivering its plans to meet the Decent Homes Standard? 
 Has the Council maximised its capacity to delivery the DHS? 

2.1 The HRA Business Plan indicates that at 1 April 2003, 2160 dwellings fell below DHS, and that the total cost of 
meeting DHS was £20.22m.  Of this £1.922m related to the ex-Coal Board Properties, and £18.3 million to the 
remainder of the stock. 

2.2 The Council invested £2.18m in DHS works in 2003/04 and estimates that from 2004/05 to 2010/11, capital 
resources of £16.843m will be available for investment in the Housing Stock.  These are from the Major 
Repairs Allowance, Revenue Contributions, and allocations within the Council’s capital programme (see 
section 1.4).  This leaves a shortfall against requirements of £1.197m, which the Council is confident it can 
bridge by a combination of two factors. 

2.3 Through its RSL partners, the Council commissioned a sustainability study for each of the 3 areas of ex-Coal 
Board Properties.  It will continue to work with these partners to acquire funding from the Housing Corporation 
for a programme of “trickle transfer” of these properties to the RSLs for either renovation to achieve DHS, or 
demolition and new-build.  This continues the successful and proven programme of working with the RSLs to 
renovate 500 PRC properties originally in the Council’s stock.  The successful completion of this programme 
to deal with the ex-Coal Board Properties would remove the requirement for £1.922m of funding by the 
Council. 

2.4 The Council owns a number of areas of land which are identified for development within the deposit draft Local 
Plan.  These sites will be brought forward in a phased programme up to 2010 and the funding received from 
the sales will be applied to enhance the capital resources already identified to ensure that the DHS is met.  It 
is anticipated that the sales of these sites would generate capital receipts of at least £1.8m. 

2.5 All these figures and assumptions will be tested by the Options Appraisal process, and will be reviewed in the 
light of the outcomes of that process.   

2.6 In addition to financial resources, the Council is very aware of the need for resources such as staffing and IT 
to deliver the DHS programme.  The Council recently acquired and installed the IBS Housing Maintenance 
System, and is buying further modules as necessary (eg for asbestos recording).  The Council has a small 
team of staff dedicated to managing the programme of planned maintenance, and the abilities and size of this 
team are continually reviewed.  The Council is seeking to move to partnering working with one or more 
contractors for planned maintenance, and the need for additional skills to set up and manage such an 
arrangement has been identified, and will be addressed through the Council’s training programme.  It is 
confidently expected that the move to partnership working will significantly reduce management costs.  As a 
small authority, the Council recognises that it cannot provide all the necessary skills and expertise in-house, 
and has a track record of securing external assistance (including interim management) as necessary. 

 Are work programmes designed to meet the DHS and have these been delivered? 

2.7 The Council produces a rolling 10 year indicative capital programme, together with a provisional 3 year 
programme, with a firm programme for the following year.  The investment programme for the housing stock is 
based on the Council’s priorities, the investment strategy, and available resources.  Meeting DHS targets is 
the prime area for the housing investment programme, but other factors such as areas of housing 
management risk and environmental issues are considered and discussed when preparing programmes.  
Investment strategies and programmes are reviewed annually by members and tenants.  Once partnering 
arrangements have been put in place, the partners/contractors will be closely involved in programme 
development. 

2.8 One of the outcomes from the recent Best Value Review of the Housing Maintenance Service is to seek better 
integration of various elements of maintenance work.  Where feasible, opportunities are taken to link 
compatible work packages together – eg kitchen and bathroom replacements.  The investment programme 
also links to work carried out through grant aided schemes such as insulation works.  It is acknowledged that 
further work is needed to integrate work to void properties to DHS. 

2.9 Out-turn is monitored on a monthly basis.  Since 2001, targets for properties made decent each year have 
been achieved, and the housing capital programme has been delivered within budget.  The general feedback 
from tenants is satisfaction with the works carried out.  Very low levels of dissatisfaction are recorded. 
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3 How well does the Council monitor its progress and how effectively does this feed into future 
strategies and plans? 

 How well does the Council monitor its progress towards meeting the DHS? 

3.1 The Council has a well established performance management system which is fully described in Section 5 of 
the Council’s self-assessment document.  This includes the monitoring of progress towards the DHS: 

• Targets have been set for one-third of properties in the Council’s stock to achieve the DHS by 2004 
(now achieved), and two-thirds by 2007. 

• There are annual targets as milestones towards the 2004 and 2007 target, and the targets for 2002 
and 2003 have been achieved. 

• There are annual targets for each type of contract, eg 316 properties will have kitchen and bathroom 
refurbishments in 2004/2005, 203 properties will have new/upgraded heating systems in 2004/2005, 
51 will have window replacements and 307 electrical upgrades. 

• Contracts are planned throughout the year to ensure staff have capacity to prepare and monitor them, 
and contractors have the opportunity of a steady flow of work. 

• Contracts are monitored by senior management against both progress and budget on an ongoing 
basis through monthly meetings – any slippage or overspend is noted and dealt with. 

• Capital budget monitoring reports are presented to members at each cycle of Board meetings and at 
year end, so that progress against profiled spend can be monitored, with explanations and proposed 
corrective action for under or over spend. 

• Members receive “exceptions” reports (ie for those matters which either will not, or are unlikely to, 
achieve target) each Board cycle on targets against BVPI’s and the Corporate Plan, with a full report 
on all BVPI’s and Corporate Plan targets at year end.  

• All tenants receive reports on progress through the Annual Report, twice-yearly  tenants news letter 
and regular reports to the Borough-Wide Tenants Forum. 

3.2 Through the Council’s annual appraisal system, all staff have agreed Key Actions (targets) for the following 
year, with dates for achievement of those targets.  Progress is monitored formally through half-year appraisal 
reviews, and informally by managers on a day-to-day basis.  Through this all staff should be aware of their part 
in the achievement of the Council’s overall objectives, as all targets are linked to Corporate or Service 
objectives.  Further corporate training for appraisers and appraisees is planned for this year to ensure all staff 
have key tasks and targets that help to achieve corporate targets. 

3.3 All contractors are required to comply with laid down service standards to ensure minimum disruption and 
inconvenience for tenants.  Tenants are given a satisfaction card, which they can return to express satisfaction 
or dissatisfaction with the service received.  Levels of dissatisfaction are regularly monitored, and this may 
result in a contractor being removed from the Council’s select list. 

3.4 A specific risk assessment of the failure to meet DHS has been prepared, and has been evaluated by the Risk 
Assessment Group.  Following the Options Appraisal, failure to meet DHS will be one of the risks which will be 
evaluated for each option as the Council decides on the way forward. 

 How well does the Council learn from itself and from others? 

3.5 As a comparatively small organisation, the Council seeks to harness its learning, and spread it quickly to 
appropriate staff.  For example, the Best Value review of Housing Maintenance learnt a number of lessons 
from better performing authorities, through benchmarking and visits, as a result of which it has now embarked 
on some radical changes in the way both the day-to-day repairs and the planned maintenance services 
operate.  These include a significant reduction in the amount of pre-inspection of repairs, but increasing the 
amount of post-inspection; seeking to ‘partner’ the planned maintenance contract; and a review of the 
arrangements for supply of materials.  All these have been, or are being, scrutinised by the tenants through 
the Borough Wide Tenants Forum, and will lead to efficiencies in meeting the DHS, and a better record of 
property attributes.  The Council requested an inspection of the service following the Best Value review, but 
the Audit Commission were unable to carry this out as all housing inspectors were undertaking CPA 
inspections. 

3.6 Performance management is constantly used to monitor repairs performance, both in terms of adherence to 
the programme and in the output of operatives.  Any slippage or downturn can be quickly picked up, the 
reasons investigated so that measures can be put in place to seek to prevent any recurrence, and remedial 
action taken. 

3.7 All staff have an annual training programme which is agreed between the member of staff and his /her 
manager at the annual appraisal.  This training may include attendance at seminars or other training events in 
order to learn good practice from other authorities or private sector organisations.  Managers also network with 
colleagues from other organisations, which assists them to keep abreast of new and emerging building or 
maintenance techniques.  These are then transferred to the workplace as appropriate. 
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3.8 Within the last year, due to a number of staffing vacancies, the repairs and maintenance section has had a 
number of interim managers.  Whilst this can cause problems in terms of continuity, it does allow different 
skills and management styles to impact on the authority, with consequential benefits in terms of learning 
opportunities.  The Council has learnt from the experience and skills which these interim managers have 
brought, and integrated that learning into the new and revised methods of working which have been, and are 
being, implemented. 


