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1. Introduction  

This Asset Management Strategy seeks to set out the vision and aims for the future 
investment requirements for Guildford Borough Council’s (GBC) Housing Revenue Account 
(HRA) assets over the five-year period 2026 -2031. 
 
HRA assets primarily include social housing dwellings, but the HRA also includes, garages and 
their associated sites, communal areas, HRA commercial properties, and other generic HRA 
assets. 
 
The key areas of this strategy from a strategic asset management perspective are: 

• Stock profile data and information. 

• Stock survey and condition data. 

• Detailed future investment plans over a five-year period derived from data in the stock 
condition survey. 

• 30-year investment plans projected from the stock condition survey. 

• Decarbonisation costs around achieving EPC Band C by 2030. 

• Results of a resident’s consultation exercise on future investment priorities. 

 
Historically considerable financial resources have been invested in the housing stock. GBC 
need to continue to maintain the condition of residents’ homes to comply with the Decent 
Homes Standard, and existing and emerging statutory and regulatory requirements. 
 
There is also an imperative to develop future strategic approaches to tackle emerging 
challenges and future investment requirements. Most notably, decarbonisation, energy 
efficiency, thermal insulation standards, and building and resident safety.  
 
This strategy considers changes in social housing regulatory requirements and other 
legislative changes. It also considers the financial circumstances and overall financial 
capacity and headroom of the HRA to deliver future programmes. 
 
This strategy reflects current established best practice for social landlords, in particular: 

• Having a detailed understanding of their assets at a granular level, 

• Whilst setting out a framework for how to make best use of these assets in pursuit of 
strategic housing and wider corporate objectives. 

 
As well as establishing principles to inform investment decisions this strategy sets out the 
strategic mechanisms that support effective decision making and delivery. 
 
It should be noted that Local Government Reorganisation (LGR) affects GBC. It is therefore 
anticipated that approximately two years into the lifetime of this strategy there will be some 
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form of coming together of the combined social housing stock within the constituent local 
authorities of the proposed Unitary Body. 
 
From a Decent Homes perspective, it remains imperative that during this transition period 
ensuring residents homes are safe, fit for occupation, and compliant with regulatory and 
statutory requirements is not detrimentally affected.  
      
Corporate procurement objectives aim to maximise collaborative opportunities and value for 
money through a strategic approach.  
 
The procurement strategy for GBC and Waverley Borough Council (WBC) is to wherever 
possible procure services and works jointly. In doing so the councils will be better placed to 
utilise economies of scale, procure services efficiently and economically, and deliver 
consistently high-quality services to residents.  
 
Collaborative working in relation to strategic procurement and programme delivery is 
developing, with economies of scale and efficient procurement arrangements being 
realised. This partnership working will progressively deliver greater benefits and tangible 
outcomes as arrangements mature.  
 

1.1 Alignment and coordination of the asset management strategy to corporate objectives 

Housing Asset Management is the systematic process of managing and maintaining the 
housing stock and its components and elements, ensuring they remain safe, functional, and 
financially sustainable over their lifecycles.  

It is about making informed decisions on how to maintain, improve, or replace housing stock 
to deliver quality homes and meet strategic objectives and priorities.  

By applying robust asset management practices and principles the housing stock will be 
better placed to meet current and future needs.  
 
Defining the context of asset management will require greater strategic information and the 
development of modelling techniques to understand "the asset"’. 
 
Principles including return on assets (ROA) and the expected wider sustainability approach 
to asset management will be developed further over the lifetime of this strategy. This subject 
is covered in further detail at Section 5 of this strategy.  
 
This strategy aims to complement the Council’s Corporate Strategy 2024-2034 and the 
Guildford Borough Council Housing Strategy 2025-2034. 
 
The Corporate Strategy clearly identifies priorities of activity, one of which is the provision 
of decent and affordable homes. 
 
There are several clear objectives and success outcomes within the Corporate Strategy that 
are related and aligned to this Asset Management Strategy, which are detailed below: 
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• Deliver the Housing Improvement Plan. 

• Invest in housing management systems enabling the effective management of the 
housing stock as effectively as possible. 

• Invest in the housing stock so residents live in high-quality homes. 

• Conduct regular satisfaction surveys and act on the findings. 

• Build new Council homes. 

• Implement a Damp and Mould Strategy and Action Plan, and other strategies that drive 
up standards, to help protect and improve residents’ wellbeing. 

 
Key priorities within the Guildford Borough Council Housing Strategy 2025-2034 relevant to 
this Asset Management Strategy include: 
 

Key priority Delivery mechanism 

Deliver homes 
people need and can 
afford 
 

Ensuring all residents of the borough have access to 
housing that is affordable and meets their needs.  

Working closely with planning to secure the infrastructure 
to support new homes, and Surrey County Council to 
deliver specialist housing. 

Improve the quality, 
standard and safety 
of homes and 
housing services 
 

Ensuring the homes we provide are of good quality, well 
maintained and safe for our tenants, with effective and 
efficient planned improvements. 

Prevent 
homelessness and 
rough sleeping 
 

Implementing targeted programmes to reduce 
homelessness through prevention, support services and 
temporary accommodation. 

 

Improve 
housing options, 
opportunities, and 
choice 
 

Centrally coordinating local services to ensure those 
seeking help have access to a range of housing options. 
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1.2 Strategy aims and objectives  

This strategy has five key strategic objectives which will oversee the Council's work over the 
next five years, as follows: 

• Ensure homes and communal areas are fit for purpose and comply with the Decent 
Homes Standard and help meet housing needs. 

• Ensure homes are safe to live in and are free from hazards. 

• Help contribute to social and environmental wellbeing. 

• Reduce carbon emissions and the environmental impact. 

• Ensure there is effective technical and professional control overseeing the work. 

 
It should be noted the strategic objectives and priorities set out in this strategy include a 
range of objectives that will impact significantly on the HRA Business Plan, particularly in 
relation to any financial headroom within the Business Plan.  
 
Importantly, as the objectives are achieved and the performance of the housing stock 
improves, particularly from a thermal efficiency and energy efficiency perspective, 
resident’s satisfaction with the quality of the home will improve.  
 
 
1.3 Demand and sustainability 
 
In Guildford borough, owner-occupation is the main housing tenure, with owner-occupiers 
accounting for 69% of homes. 
 
There are significant affordability barriers for new buyers due to the geographical location of 
the borough and local market circumstances. 
 
The average house price for first-time buyers was £391,000 in December 2024, an increase 
of 4.3% from the previous year (source: ONS). 
 
Around 11.6% of all households in the borough live in social rented housing, which is below 
the national average of 16%. In London, the average level of social rented housing is 23%. 
 
Rental affordability is a challenge for private renters within the private rented sector with 
21.2% of households renting privately paying average monthly rents of £1,617 (December 
2024 data). 
 
There are c.6,500 social rented homes in the Borough Council area and, as is explained in 
more detail in this strategy, c.5000 of those are Council homes. 
 
The demand for housing is high in the Borough, and there is an undersupply of social housing 
to meet demand.  
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Table 1 below provides information on housing register statistics for the period April 2024 to 
March 2025, showing the numbers of households on the housing register. 

 
 Requiring 

1-bed 
Requiring 
2-bed 

Requiring 
3-bed 

Requiring 
4+ -bed Total 

Band A 22 2 2 0 26 
Band B 27 14 6 22 69 
Band C 997 469 348 62 1876 
Band D 63 59 8 1 131 
Band E 92 48 23 3 166 
Total 1201 592 387 88 2268 

Table 1 - Number of households on the Joint Housing Register as at 31 March 2025 
 
Stock turnover is such that around 360 socially rented homes become available annually, of 
which approximately 200 are Council dwellings.  
 
Source: https://www.guildford.gov.uk/housingfacts 
 
 
2. Stock profile, localities, archetypes, and condition  

 
Most of the housing stock of c.5,000 properties is concentrated in the areas of Westborough, 
Bellfields and Slyfield and comprises homes built between 1900 and 2020.  
 
An interactive map of the Borough is available to illustrate dwelling stock distribution by 
following the link: https://maps.guildford.gov.uk/atSoloMap_planning.html 
 
 
2.1 Stock distribution 

The number of properties and their location are depicted in Table 2 below:  
 

Ward Council stock numbers (dwellings only, blocks excluded) 
Ash South 72 

Ash Vale 94 

Ash Wharf 272 
Bellfields & Slyfield 816 

Burpham 58 

Castle 63 
Clandon & Horsley 199 

https://www.guildford.gov.uk/housingfacts
https://maps.guildford.gov.uk/atSoloMap_planning.html
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Ward Council stock numbers (dwellings only, blocks excluded) 
Effingham 12 
Merrow 319 

Normandy & Pirbright 118 

Onslow 236 
Pilgrims 188 

Send & Lovelace 190 

Shalford 264 
St Nicolas 92 

Stoke 269 

Stoughton North 118 
Stoughton South 217 

Tillingbourne 138 

Westborough 1080 
Worplesdon 201 

Total 5,016 

 Table 2 – Stock distribution and dispersal 

Table 2 shows that the dwelling stock is fairly widely dispersed across the Borough with 
significant concentrations of stock in Westborough, Bellfields and Slyfield; stock is 
relatively evenly distributed in other wards. 
 
This dispersal of stock is also shown in Chart 1 below. 

 

Chart 1 - Dispersal of stock by ward 
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2.2 Age profile of the stock 

The age profile of the stock is shown in detail in Table 3 and Chart 2 below: 
 
 

Construction date Stock numbers Percentage of stock (%) 
Pre-1919 214 4.3 
1919-1944 835 16.6 

1945-1964 1950 38.9 

1965-1980 1169 23.3 
1981-1990 607 12.1 

1991-2002 86 1.7 

2003-2006 14 0.3 
2012 onwards 139 2.8 

Unknown 2 0.04 

Grand total 5016 100.0 

Table 3 – Council social housing stock by construction date 

 

 

Chart 2 – Council social housing stock by construction date 
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and 1990. However, a relatively significant proportion of the stock, over c.21%, has a pre-1945 

4.35

15.97

36.27

38.26

4.91

0.18 0.05 100%

Percentage of stock by Construction Date (%)

Pre-1919 1920 to 1945 1946 to 1960 1961 to 1990 1991 to 2020  Post 2021 Unknown Total



11 
 

construction date. A relatively small amount of stock, approximately 6%, has a construction 
date after 1991. Less than 5% of the stock has a construction date after 1991. 

There are just two properties where the construction date, at the time of drafting the 
strategy, is unknown. However, this construction data issue and clarification will be resolved 
as part of the ongoing stock condition survey. 
 
Overall, it should be noted that at the time of drafting this strategy, the information above on 
construction dates paints a picture of a portfolio of social housing dwelling stock that is 
particularly old with 95% of the stock being 35 years or more old. 
 
Of particular relevance, is that 57% of the stock is 65 years or older, further reinforcing the 
relatively old age profile of the stock.  
 
Inevitably, this older stock profile reflects properties  built using dated construction methods 
and therefore requiring higher levels of investment to bring them up to modern standards. 
Pre-1945 stock is particularly problematic and is increasingly likely to absorb significant 
proportions of future investment in the dwelling stock portfolio over the lifetime of this 
strategy. 
 
Much of the pre-1945 stock is likely to be of solid wall construction and will therefore require 
significant investment to achieve future energy efficiency standards. 
 
As part of the development and preparation of this Asset Management Strategy, it has been 
identified that some social housing providers adopt policies of disposal of older solid wall 
properties. In general, the improvement of solid wall properties is disproportionately 
expensive and can be technically difficult when seeking to achieve high energy efficiency 
standards. 
 
A more sophisticated stock sustainability modelling system needs to be developed and 
implemented. This is detailed later in this strategy. The older stock, as outlined above will 
inevitably score lower on sustainability modelling systems and may require difficult 
intervention decisions, including possible demolitions and disposals. 
 
 
2.3 Main archetypes 

 
Despite having experienced significant losses of homes through the Right to Buy 
programme, traditional brick-built dwellings still provide the majority of the housing stock 
portfolio.  
 
An analysis of the housing stock by principal property archetype is shown in Table 4 below 
and in Chart 3.  
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Property type Numbers Percentage of overall 
dwelling stock (%) 

Traditional construction 4,991 99.5% 

Non-traditional construction (mainly PRC Airey 
dwellings, and timber frame dwellings) 25 0.5% 

Total 5,016 100% 

Table 4 – Council social housing stock by principal construction type 
 
Note that most of the housing stock is of traditional construction. From a stock investment 
and Decent Homes perspective this is a strong position. As many social housing providers 
with a similar stock age profile will have high proportion of non-traditional homes.  
 
With non-traditional stock accounting for around 0.5% of the total, this proportion is 
significantly below sector averages. 

 
 

  

Chart 3 – Council social housing stock by property type (archetype) 
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Property type Numbers Percentage of overall dwelling stock (%) 

Bungalow 318 6.3 

Flat 2,158 42.7 

House 2,501 50.2 
Maisonette 39 0.7  

Sub-total dwellings  5,016    
Low-rise block 462 n/a 
High-rise block 4 n/a 
Sub-total blocks 466   
Total 5,482 100% 

Table 5 – Council social housing stock by dwelling type 
 

Table 5 and Chart 3 above show that the largest proportion of the stock comprises houses of 
several types, including detached, semi-detached, end-terraced and mid-terraced 
dwellings. These houses account for approximately 50.2% of the overall dwelling stock 
portfolio. 
 
General needs flats account for approximately 43% of the stock, while bungalows comprise 
approximately 6%. 
 
There are four high-rise blocks within the definition of the Building Safety Act 2022 and 
associated regulations as follows: 

• Bedford House – 67 flats 
• Bishops Court– 40 flats 
• Friary House – 61 flats 
• Mount Court – 40 flats. 

 
There are 208 flatted dwellings in these blocks as shown above. 
 
There are six sheltered housing schemes for older people, providing 272 dwellings, and 
supported housing schemes providing 50 dwellings, totalling 322 dwellings as shown below 
in tables 6 and 7. 
 

Scheme Number of dwellings 
Dray Court 71 
Japonica Court 61 
Millmead Court 31 
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Scheme Number of dwellings 
St Martin’s Court 31 
St Marthas Court 39 
Tarragon Court  39 
Total 272 

Table 6 - Sheltered/independent living housing schemes for older people. 
 
It should be noted that a number of dwellings within these sheltered housing schemes 
comprise bedsit units, which are increasingly unpopular and are likely to require remodelling 
or redevelopment over the lifetime of this strategy. This area forms part of further 
development work linked to stock sustainability, as referenced later in this Asset 
Management Strategy. 

 
Scheme Number of dwellings 
Caxtons, 150 London Road 9 
1 – 12 Dene Court, Great Goodwin Drive 12 
2 Dene Road 6 
William Swayne House & Place 18 
79 York Road 5 
Total 50 

Table 7 - Supported housing schemes for people with special housing needs 
 
2.4 Sizes of the dwelling stock 

The distribution of dwelling stock by property size, using number of bedrooms ,is shown in 
Table 8 below: 
 
 

No of bedrooms Total stock Bungalows Flats Houses Maisonettes 
1 1,824 190 1,622 12   
2 1,518 125 515 871 7 
3 1,595 3 21 1,539 32 
4 75     75   
5 2     2   
6 2     2   

Totals 5,016 318 2,158 2,501 39 
 

Table 8 – Council social housing stock by property type 
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Chart 4 – Council social housing stock by dwelling size  
 
 

 

Chart 5 – Number of dwellings by archetype  
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3. Stock condition, surveys  and the stock condition database 

This section of the asset management strategy addresses information around the current 
stock condition database and the plans to maintain accurate and robust data through the 
lifetime of the strategy. 
 

3.1 Introduction 

The principal requirements for social landlords, from a wider strategic asset management 
perspective, is to: 
 

• Ensure homes are fit for human habitation as defined by the Homes (Fitness for 
Human Habitation) Act 2018, including minimising and managing dwellings with 
Category 1 and Category 2 hazards under the Housing Health and Safety Rating System 
(HHSRS) 

• Ensure that homes comply with the current Decent Homes Standard (DHS) and, going 
forward, any proposed changes to the DHS 

• Comply with a range of other current statutory and legislative requirements, and local 
service standards.  

 
Further information on regulatory and statutory requirements is available in Appendix 6 of 
this strategy. 
 
A decent home, as described by government, is one that is safe, wind- and weather-tight, 
warm, and has modern facilities. For a social landlord to achieve this aim, any individual 
dwelling must meet all four of the following criteria: 

• It meets the current statutory minimum standard for housing 

• It is a reasonable state of repair 

• It has reasonably modern facilities and services 

• It provides a reasonable degree of thermal comfort. 

 
More detailed information is included in the Decent Homes Standard, as published by 
MHCLG ( Ministry of Housing, Communities & Local Government). 
 
The Decent Homes Standard is due to be updated, with an improved and updated DHS 
proposed and currently out for consultation.  
 
The updated and revised DHS will almost certainly be published during the lifetime of this 
strategy, and the impact of this is likely to have an additional impact on the HRA Business 
Plan. However, it is anticipated there is sufficient headroom in the HRA to accommodate 
anticipated expenditure increases in revisions to DHS as currently suggested. 
 

https://www.gov.uk/government/publications/a-decent-home-definition-and-guidance
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3.2 The current stock condition database survey 

Stock condition data is held on a stock condition database, Keystone. 
 
The Keystone database, whilst old and in need of upgrading, is in line with sector good 
practice and supports the management of the investment programme. The database allows 
for the recording and updating of property condition data, and the wider management of the 
dwelling stock asset base. 
 
The stock condition database is updated as new data and information relating to individual 
dwellings, common areas of blocks and other assets changes. These changes are typically a 
consequence of: 
 

• New stock condition surveys providing additional or more detailed information on 
dwellings, or 

• Changes to individual components and attributes within dwellings following 
investment works, adaptations, and other activities, such as works undertaken when 
properties become void. 
 

The current approach to keeping the stock condition data up to date and accurate is based 
on a strategy of continuous cyclical surveys, as explained in Section 3.3 below. 
 
3.3 Accurate data and robust stock data – forward planning 

The stock condition database has been used as the main data source to develop future 
investment plans. The five-year detailed investment plan and longer-term 30-year 
investment plan are explained in more detail later in Section 4 of this strategy. 
 
At the time of drafting this Asset Management Strategy, approximately 90% of the stock had 
been subject to a full cyclical stock condition survey, both internally and externally, within 
the last five years. 
 
Importantly it should be noted that all stock condition data is based on physical surveys and 
physical assessments. There are no properties where stock condition data or information 
has been “cloned” or extrapolated from equivalent properties or archetypes. 
 
Table 5 above illustrates there are 466 blocks within the portfolio. Each containing communal 
areas, including access routes, staircases, landings, lifts, etc. All these blocks have been 
surveyed, and the relevant condition data and attributes have been imported and populated 
into the stock condition database. This data has been used to help develop the investment 
plan included in Section 4 below. 
 
There is a proficient level of confidence in the accuracy of the data held in the stock condition 
database. The work to strengthen asset intelligence and move from fragmented historic 
datasets to a structured, consistent, data-led understanding of stock condition and data-
driven approach has been prioritised and commenced.  
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A new three-year rolling programme of stock condition surveys was implemented in October 
2025, with a profiled 1,700 surveys scheduled for Year 1 (2025/26). 
 
Properties prioritised in this first tranche are based on 90 assets with missing data, 664 
known non-decency, age of previous cyclical stock condition survey, and geographical 
logistics.     
 
Going forward, stock condition data will be updated for one third of the housing stock 
annually over the subsequent three years, resulting in a full survey refresh over that period. 
 
This approach will ensure that robust, accurate and comprehensive stock data is 
continuously available. This in turn will provide a high degree of confidence in performance 
information relating to decency and stock condition and enable the accurate targeting of 
investment programmes. 

 

3.4 Decent Homes Standard and delivery of planned improvement works 

As identified above, Local Authorities and Registered Providers are required to bring their 
properties up to and maintain them to the Decent Homes Standard. 
 
Aligned to this requirement significant investment works had previously been undertaken 
across the housing stock aiming to achieve elevated levels of compliance with the standard.  
 
In March 2025, the percentage of homes not meeting the standard was 10%. The position was 
formally reported to the Overview and Scrutiny Committee. The level of non-decency 
increased to 14.6% as at October 2025. 
 
This equates to 85.4% of the stock complying with the Decent Homes Standard, with 733 
properties recorded as non-decent. 
 
This increase was due to a number of factors, including: 
 

• Potentially non-decent homes becoming non-decent in year.  

• The lifecycle expiry of key components such as kitchens, bathrooms, boilers, roofs 
and windows. 

• Increased levels of inspections and validations.  

This is a timing and inspection coverage change, reflecting improved consistency.  

By 31 March 2026 an improvement in the number of homes complying with the Decent Homes 
Standard to 92% is forecasted, with 100% compliance by December 2026. The forecast will 
be achieved and maintained thereafter by: 

• targeted investment of identified decency failures following planned validations and 
improvement works.  

• Improved stock condition data arising from latest information obtained through the 
cyclical stock condition survey. 
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• Improved survey methodologies and validation of survey data. 

• Strategic procurement of longer-term capital programmes. 

The level of non-decency and decency compliance will be reviewed regularly, and a new non-
decency baseline will be confirmed following the input of new stock condition data in Quarter 
1 of 2026. 
 
Irrespective of the position outlined above, the investment plan set out in Section 4 of this 
strategy will ensure compliance with the Decent Homes Standard over the lifetime of the 
strategy. 
 
4. Future investment requirements 

As part of the development of this strategy a detailed analysis of the stock condition survey 
data held in the Keystone stock condition database has been undertaken. 
 
Lifecycles and costs 
 
One of the key building blocks for developing a future investment plan is the cost or value 
incorporated into the modelling for the replacement of key components. Similarly, lifecycles 
of components form one of the key building blocks for future investment planning. 
 
These values are derived from component replacement costs currently being charged as 
part of existing investment works and consequently are in line with current market 
conditions. 
 
Table 9 below shows lifecycles, as set out in the Government’s Decent Homes Standard, and 
costs used in the 30-year investment plan and the detailed five-year investment plan. 
 

Element Lifecycle (years) Average cost (£) 

Kitchens 20 7300 
Bathrooms 30 4221 

Windows 30-40 
£335.50-  
typically, 

c.£3500/dwelling 
External doors 30 c.700 
Boilers 15 3355 
HHR storage heaters 25 2654 
Air Source Heat Pumps 10 5309 
Electrical rewire 30 3858 
Consumer units 10 760 

Table 9 - Key component costs and associated lifecycles for the development of the investment 
plans 
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4.1 The 30-year stock condition profile 

Extracted data from the stock condition database indicates that, over the 30-year modelling 
period, the headline investment and key component requirements shown in Table 10 will be 
necessary. 
 
Table 10 shows total projected investment over the 30-year period amounts to approximately 
£331.47 million. The stock condition database holds more detailed cost information beneath 
these headline component groupings. 
 
For example, the £32.7 million allowance for re-roofing includes roof structure, roof 
coverings, rooflines, soffits, facias, guttering and downpipes. Similarly, heating replacement 
costs include boilers, heating distribution systems and electric heating system 
replacements. 
 
It should be noted additional costs have been built into the 30-year investment plan to 
consider future requirements of the proposed new Decent Homes Standard. These costs 
have been incorporated from the current understanding of the implementation date of 2035. 
 
It should be stressed this 30-year investment plan is aligned to and fundable within the HRA 
business plan. Extensive discussions between the Asset Management Team and the HRA 
Financial Team have been undertaken to ensure there is sufficient headroom within the HRA 
to fund these investment requirements. 
 
The investment plan, described in more detail below, is derived from stock condition data 
held at individual property level within the Keystone database, the robustness of which is 
described in Section 3.3 of this strategy. 
 
There is a good degree of confidence in this data, and confidence will continue to increase 
as further stock condition survey information is captured through the expanding cyclical 
inspection programme. 
 
Upon completion of the 2026, 1,700 dwelling surveys, the opportunity will be taken to 
undertake a cost and component baseline recasting exercise.  
 
Based on experience to date, no significant variance from the £331.47 million headline 
investment costs is anticipated at this stage. 
 
A copy of the full 30-year business plan baseline costs is incorporated in Appendix 1 of this 
strategy. 
 

4.2 Stock investment profile 2025/6 – 2029/30 

At a more immediate level, and of direct relevance to this strategy, future investment 
requirements for the five-year period 2025/26 to 2029/30 have been extracted from the 
stock condition database. This period aligns with the lifetime of this strategy. 
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Stock condition data indicates total investment requirements of £61.96 million are forecast 
over the five-year period. 
 
A copy of the detailed five-year investment costs is included in Appendix 2. 
 
These investment requirements are summarised in Table 10 below. 
 
The five-year programme includes provision for EPC Band C works and wider 
decarbonisation activity, as set out further in Section 4.3. 
 

Key component/workstream Total investment cost (2025 
values) £m 

Kitchen replacements £10.53 

Heating and gas remedials  £7.23 

Windows £4.77 

Fire Doors £4.25 

Bathroom replacements  £3.95 

Roofing Works £6.50 

Aids & Adaptations £3.25 

Electrical & detectors £3.16 

Capitalised voids £3.11 

Decarbonisation/EPC Band C £2.64 

Fire Protection £2.21 

Structural Works £2.02 

Environmental Improvements £1.32 

External Doors £0.90 

Sub total £55.84 

Other works* £6.11 

Total** 

£61.95 
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Table 10: Five-year investment profile 2025/26 – 2029/30 (Source GBC Keystone stock 
condition database) 

* See Appendix 2 for detail 
**May in some cases include component replacements across multiple properties 
 

Table 10 above shows the investment costs associated with key component replacements 
over the five-year period of this strategy.  

 

Chart 6: Five-year investment profile 
 
Chart 6 illustrates the relevant amount of expenditure/investment under each main 
investment headings.  
 
The graph shows significant expenditure is planned in the following key investment areas: 

• Replacement kitchens 

• Heating and gas remedial works 

• Replacement windows and external doors 

• Re-roofing, roofline, facias, soffits, rainwater goods, etc 

• Bathroom replacements 

• Fire protection works, including smoke and fire detectors. 

• Re-roofing works 

• Rewires and consumer unit replacements. 

£10.53 

£7.23 
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£4.77 
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• Energy efficiency work. 

For more detailed information, see Appendix 2. 

The level of investment detailed in this section will ensure the housing stock meets elevated 
levels of decency (100% decency going forward). It will also ensure full compliance with the 
Decent Homes Standard early in the lifetime of the strategy (subject to access and tenant 
refusals, etc). 
 
4.3 Energy performance of the stock  

There is a good and developing understanding of the energy efficiency of the housing stock. 
 
Historically, a range of investment works to improve the energy performance of resident’s 
homes has been undertaken across the housing stock.  
 
The 2022 English Housing Survey reported the social housing sector achieved the highest 
mean SAP rating of all housing tenures, with an average SAP rating of seventy. 
 
Within this, registered providers recorded an average SAP rating of seventy-one, compared 
with an average rating of seventy for local authority stock. 
 
Compared to other local authorities, the average SAP rating of sixty-nine is slightly below the 
national average.  
 
Through the Clean Growth Strategy, the UK Government has set a target for social housing 
providers to achieve a minimum Energy Performance Certificate rating of Band C for rented 
homes by 2035, or by 2030 for households defined as fuel poor. 
 

Cost to bring properties 
to EPC Band C 

Number of dwellings 
in each category 

Modelled 
cost 

Overall 
Cost 

Under £8k 299 8000 £2,392,000 
Over £8k midpoint  28 9000 £252,000 
  327   £2,644,000 

Table 11 - EPC Band C data 
 
Table 11 shows approximately 327 properties are programmed to receive energy efficiency 
improvement works between 2025 and 2030 to achieve EPC Band C. 
 
Average costs of between £8,000 and £9,000 per dwelling have been applied to model the 
investment required to achieve EPC Band C compliance.  
 
As part of the developmental work and research associated with producing this Asset 
Management Strategy, the costs indicated above in Table 11 are in line, in general, with the 
sector averages for local authorities with similar stock profiles.  
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As a result, one of the highest investment areas in the five-year detailed investment plan 
(Appendix 2) is for energy efficiency improvements, with approximately £2.64m allocated to 
achieving EPC Band C. 
 
It should be noted the detailed five-year investment plan assumes the cost of achieving EPC 
Band C will be fully funded through the HRA.  
 
To support the financial resources required in the delivery EPC Band C works external 
funding opportunities will actively pursued, through for example, the Social Housing 
Decarbonisation Fund. Unlike many local authorities and registered providers, the HRA is not 
reliant on this funding to achieve the energy efficiency target.  
 
As with other stock data, work continues to improve data, to ensure modelling around future 
energy efficiency requirements are robust and accurate.  
 
4.4 Maintaining stock condition – responsive repairs and maintenance  

A significant proportion of ongoing investment in the housing stock is delivered through the 
responsive repairs service. 

The responsive repair service is delivered by the in-house contractor, supported by 
specialist contractors and subcontractors as dictated by operational circumstances. 

A responsive repairs service delivery model has been developed with capacity to deliver 
approximately 20,000 repairs per year, equating to almost exactly 4.0 repairs per dwelling 
per annum.  

By some measures, 4.0 repairs per property per annum is somewhat higher than sector 
averages.  

Lower repair volumes coupled with high levels of resident satisfaction, are generally 
interpreted in the sector as a measure of good stock quality.  

As planned investment works progressively improve stock quality, it is anticipated 
responsive repair demand will reduce over time. The extent and pace of this reduction 
cannot be precisely predicted. 

An annual responsive repairs project budget is in place and through the lifetime of this 
strategy this budget will increase in line with inflation, and any shift or significant 
amendment in repairs demand. 

At the time of writing this strategy, the Repairs Service is subject to a review to identify 
opportunities to improve efficiency, effectiveness, and value for money. 

Improvements are being made in repairs pricing mechanisms, investment in IT systems 
(including a new mobile working solution), investment in staff training, and improved 
programme and works management systems are being introduced.  

In addition, the Repairs Handbook and Repairs Policy has been updated and published. 
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Repairs to empty or void dwellings 
 
Works to void or empty dwellings form an essential element of the wider stock investment 
strategy. They provide a key opportunity to ensure properties are brought up to Decent 
Homes Standards and the Lettable Standard required prior to re-letting. 

These works also ensure compliance with statutory requirements, including those arising 
from the Homes (Fitness for Human Habitation) Act and the Landlord and Tenant Act. 

As part of the voids workstream, robust inspection and quality assurance processes are in 
place to confirm that, at the point of letting, properties meet Decent Homes Standard, and 
all relevant statutory requirements as outlined above. 

Works to void properties are currently outsourced to contractors, ensuring value for money 
services are being received. 

Opportunities to update stock condition data are taken when void works are undertaken, and 
a specific action to strengthen this approach from early 2027 has been included within the 
Asset Management Strategy action plan. 

 4.5 Risk management  

A risk assessment has been developed identifying the key risks that may impact on the 
delivery of the key objectives of this Asset Management Strategy. The risk assessment is 
included in Appendix 5 of this strategy. 
 
As the strategy is implemented, new risks are likely to emerge, and existing risks may change 
in significance as mitigation actions are applied and delivery progresses. 
 
The risk assessment is therefore a dynamic document, to be reviewed and updated regularly 
as part of the ongoing governance of this strategy. 

 
4.6 Compliance  

A strategic approach to compliance exists whereby the majority of compliance surveys, 
inspections and remedial actions are undertaken primarily through specialist external 
contractors. 
 
Demonstrable progress in strengthening statutory compliance across key safety 
workstream areas is evident. This being supported by improving data maturity and enhanced 
contractor management arrangements. 
 
Noteworthy progress has been achieved in relation to fire risk assessments, fire door 
installations, electrical safety testing, asbestos management, and water hygiene and 
legionella control. 
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At the time of drafting this strategy, multiple concurrent procurement and mobilisation 
processes are being managed to further strengthen compliance outcomes for residents.  
 
In compliance with the Building Safety Act 2022, and in alignment with its Corporate Strategy 
and Housing Improvement Plan, a Building Safety Resident Engagement Strategy 2025-2028 
has been developed. The strategy and its associated action plan are embedded into Housing 
and Compliance operations.     
 
Overall, compliance performance is trending upwards. Operational resilience is however 
variable, and requires strengthened monitoring, clearer escalation mechanisms, and tighter 
supply-chain accountability. 
 
4.7 Non-housing assets  

In common with many local authorities, the HRA includes a range of non-housing assets that 
support and are associated with the housing stock. 

These assets generate rental income and require periodic investment to ensure they remain 
safe, functional, and fit for purpose. 

Non-housing assets within the HRA include commercial properties, typically estate-based 
shops adjoining council housing, and domestic garages. 

There are currently ninety-six garage blocks within the HRA portfolio. Investment works to 
garages are programmed over the lifetime of this strategy, recognising a number of garage 
sites will be subject to options appraisal and sustainability assessments that may result in 
redevelopment. 

The detailed five-year investment programme, set out in Appendix 2, includes provision of 
£362,000 for investment works across the garage portfolio. 

There are eleven commercial property assets held within the HRA. Most commercial 
properties are let on long leases, some extending to 2041, and many incorporate an adjoining 
residential flat.  

A standalone business plan has been developed to inform future investment decisions 
relating to the HRA commercial property portfolio. 

The five-year investment programme (see Appendix 2) includes provision of approximately 
£200,000 for investment in the commercial HRA assets over the lifetime of this strategy. 

5. Stock sustainability, potential redevelopment and NPVs  

This strategy recognises the need to introduce a more rigorous and structured assessment 
framework to support investment decision-making.  

Ensuring investment decisions deliver value for money and long-term sustainability is a key 
priority of this strategy. Structured approaches to replace, redevelop, dispose, or improve 
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housing stock and related assets that are uneconomic, obsolete, or unsustainable are 
therefore required.   

An early start has been made in developing financial performance information for the 
housing stock, expressed through Net Present Value (NPV) analysis, with early indicative 
values calculated for key elements of the portfolio. 

This NPV work will be progressively expanded to provide an NPV assessment for the entire 
housing stock, in line with current social housing sector best practice. 

The development of an NPV methodology will support a comprehensive stock sustainability 
approach. This will enable the identification of properties that may be financially or 
operationally unsustainable in the short to medium term. 

Looking ahead and in the medium term. This approach will be further developed into a 
broader stock sustainability model. The model will integrate financial performance with 
social, economic, and environmental factors to assess long-term asset viability. 

The model will support more informed prioritisation of investment by directing resources 
towards homes that offer the strongest long-term sustainability outcomes. 

Further development of NPV analysis is therefore a key requirement of the Asset 
Management Strategy, building on work already undertaken. 

A key output of the Asset Management Strategy action plan will be a comprehensive 
performance assessment of the housing stock, including NPV analysis for all dwellings. 

This analysis will enable the identification of stock performing poorly from a financial and/or 
wider sustainability perspective, allowing alternative options to be considered. Options may 
include targeted investment, conversion or deconversion, remodelling, and, in the longer 
term, redevelopment, demolition or disposal. 

Notwithstanding the future development of a formal stock sustainability model 
redevelopment opportunities have been identified. These include the redevelopment of 
garage sites and the demolition of unsustainable stock such as Airey houses. 

In most cases, redevelopment has resulted in the provision of replacement affordable 
housing on the same sites, or such provision is currently planned. 

Innovative delivery approaches, including the development of Passivhaus-standard homes, 
are proposed at a number of sites, including Broomfield, Clover Road, Station Road and 
Rapleys Field. 

Westborough and Park Barn. Homes in this area suffer from subsidence and structural issues 
and have significant decent homes investment requirements. Consequently, the area has 
been identified for regeneration and redevelopment. In preparation several buy-backs of 
previously owned council homes have been completed and briefing packs for architectural 
services prepared.  
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This regeneration project will be some years in consultation and planning. investment and 
disinvestment options are currently being considered together with consultation and 
communication plans.         

At the time of preparing this Asset Management Strategy, a total of twenty-seven new social 
homes are proposed across identified redevelopment sites. 

As the stock sustainability model matures, it is anticipated that further redevelopment 
opportunities will be identified, particularly as additional potentially unsustainable stock is 
highlighted through improved data and analysis. 

 

6. Resident involvement  

Residents are at the centre of service development and support a range of engagement 
meetings and focus groups. These activities ensure residents have the opportunity to 
comment on services through a range of measures.  
 
As part of the development of this strategy, a wide-ranging resident engagement exercise 
was undertaken, this included a web-based survey and questionnaire. All respondents were 
asked for their views and housing and estate priorities over the next five years. 
 
Approximately 400 responses were received, of which 394 were from council tenants. 
 
Key results are: 
 

7. Which of the following features are most important to you in your home? Please select 
up to five options from the list below:  

Answer Choices Response 
Percent 

Response 
Total 

1 Well insulated   
 

61.50% 246 

2 Low running costs   
 

50.50% 202 

3 A safe home   
 

60.75% 243 

4 Well maintained   
 

59.00% 236 

5 Quick repairs service   
 

53.50% 214 

6 A modern kitchen   
 

39.75% 159 

7 A modern bathroom   
 

41.75% 167 

8 New windows   
 

48.25% 193 

9 New external doors   
 

19.25% 77 

10 Fencing   
 

18.25% 73 

11 Better internet   
 

5.00% 20 

12 Use of green or renewable energy   
 

8.00% 32 
 answered 400 
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8. Please select three of the following options that you would most like Guildford Borough 
Council to support or invest in, in your home and local area?  

Answer Choices Response 
Percent 

Response 
Total 

1 Improving the energy efficiency of my 
home   

 

56.75% 227 

2 Repairing and painting the outside of 
my house more frequently   

 

18.25% 73 

3 Housing for older people   
 

19.00% 76 

4 Repairing and maintaining my fencing   
 

21.00% 84 

5 Tiling all the bathroom walls when 
bathrooms are replaced   

 

28.75% 115 

6 Helping to decorate my property   
 

25.50% 102 

7 Improving the quality of plastering in 
my property   

 

25.25% 101 

8 Improving the look of our 
neighbourhood   

 

21.25% 85 

9 Help maintaining my garden   
 

10.75% 43 

10 
Improving the quality of homes 
Guildford Borough Council lets to 
new tenants 

  
 

19.00% 76 

11 None of these   
 

8.50% 34 

 
Chart 7: Results of consultation exercise showing the investment areas and workstreams that 
tenants would like the Council to prioritise. 
 
Comparison with the five-year investment programme demonstrates a strong alignment 
between resident priorities and planned investment. 
 
In particular, significant investment is planned in the following areas: 
 

• Improving the thermal efficiency of homes 

• Reducing running costs through insulation and heating improvements 

• Installation of new kitchens 

• Installation of new bathrooms 

• Replacement of external doors and windows 

• External fabric repairs, maintenance and improvement works. 
 

Resident involvement is supported by the ongoing collection of performance and profiling 
data, with benchmarking undertaken to compare service delivery against other social 
landlords. 
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Tenant Satisfaction Measures (TSMs) 
 
This section summarises the current position regarding Tenant Satisfaction Measure results 
that are directly relevant to this Asset Management Strategy. 
 
Table 12 below sets out the Council’s current performance against selected perception-
based TSMs, alongside median results for comparable landlords. 
 
In all key TSM areas, Guildford Borough Council's performance results are some margin below 
average landlord results. The Council is cognisant of these results, and it can be anticipated 
that as the planned improvements identified in section 4 of this strategy are progressively 
delivered, satisfaction levels across all relevant measures will improve. 
 
Other arrangements are in place, outside the immediate scope of this strategy, to monitor 
customer satisfaction information and data, including TSM information through the lifetime 
of this strategy. 
 

Perception based 
results gathered 
through independent 
tenant survey (2024) 

Measure Result Average 
(median 
landlord) 
perception  

 

TP01  Overall satisfaction with 
the landlord  

61%  71.8% 

TP02  Satisfaction with repairs  63%  73.6% 

TP03  Satisfaction with time 
taken for most recent 
repair  

63%  69.5% 

TP04  Satisfaction that the 
home is well maintained  

61%  71.9% 

TP05  Satisfaction that the 
home is safe  

68%  77.6% 

Table 12 -Tenant Satisfaction Measures – perception survey results (2024) 
 
https://www.guildford.gov.uk/article/27524/Tenant-Satisfaction-Measures-TSMs 
 
 
 
 
 
 

https://www.guildford.gov.uk/article/27524/Tenant-Satisfaction-Measures-TSMs
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7. Delivering the objectives of this strategy 
 

7.1 Ensure homes are fit for purpose 

Maintaining the quality of the housing stock remains a core principle of the asset 
management approach, and the 30-year business plan reflects this commitment. 

The business plan ensures that homes meet the requirements of the Homes (Fitness for 
Human Habitation) Act and that essential component renewals are delivered in a timely and 
planned manner. 

This objective will support the delivery of homes that meet and, where possible, exceed the 
Decent Homes Standard and other statutory and regulatory requirements. 

To ensure homes are fit for purpose, this strategy commits to: 

• Maintaining housing stock to the Decent Homes Standard 

• Complete the current three-year stock condition survey programme. Thereafter 
sustain a high level of asset intelligence through regular stock condition surveys 
covering approximately 20% of stock annually and maintain an up-to-date stock 
condition database. 

• Using information from other inspection regimes, responsive repairs data and local 
knowledge 

• Ensuring that the maintenance and investment programme is realistic, affordable and 
delivers value for money for residents. 

• Aligning planned investment with actual construction costs and material availability 

• Consulting with residents in advance of major maintenance or refurbishment works. 

• Wherever possible, completing maintenance and refurbishment works within agreed 
timescales and keeping tenants informed where delays arise. 

• Ensuring adaptations are delivered efficiently, simplifying the pathway for 
occupational therapists to assess and recommend adaptations to properties.  

• Ensuring residents can live independently at home for longer, avoiding the need to 
move home or secure supported living or residential accommodation. 

• Adapting the investment programme to reflect technological advances and emerging 
products that can improve stock performance.  
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7.2 Ensure homes are safe to live in 

A good track record of maintained compliance and improved safety standards across the 
housing stock is evident throughout the previous strategy period. 

This approach will be further strengthened through full compliance with the Building Safety 
Act 2022 and the establishment of a dedicated building safety function. 

The dedicated compliance team aims to ensure residents live in homes that are safe and 
meet all required health and safety compliance requirements.  
 
To ensure homes are safe to live in, this strategy commits to:  

• Maintaining statutory and regulatory compliance across all homes, including 100% 
continuous gas compliance, electrical safety, asbestos management, water safety, 
lift service and inspections, and fire safety.   

• Implement and embed dedicated compliance monitoring and reporting software, 
TCW, supporting the existing Keystone and Orchard databases.   

• Targeting investment to reduce identified compliance risks. 

• Employing and/or developing existing, appropriately qualified and experienced staff 
who use robust processes and systems that comply with all regulations and safety 
legislation. 

 
7.3 Procurement and contract management 

Balancing competing pressures on the investment programme, particularly in the context of 
inflationary cost increases and ongoing supply chain challenges, is a key requirement of this 
strategy.  
 
The quality of housing stock directly impacts financial viability. Well-targeted investment 
can improve void turnaround times and reduce long-term repair costs. 
 
To support effective investment planning, actively monitoring data from stock surveys, 
repairs enquiries, complaints, and the stock condition database will ensure that year-on-year 
budgets support well timed investment. 
 
To support intelligent assessment of investment options fit-for-purpose systems and 
analytical tools will be maintained.  
 
To ensure effective financial control overseeing the work, this strategy commits to: 

• Operating within agreed procurement and tendering procedures to ensure value for 
money. 

• Review regularly specifications ensuring a balance between financial efficiency, 
climate impact, and robust products, which will repay the initial investment with 
longevity. 
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• Ensuring tendered works deliver lasting value by including weighted quality 
assessments in tenders. 

• Where possible and practicable to procure services and works jointly with Waverley 
Borough Council.   

• Ensure the management of contractors and programmes are undertaken in 
accordance with approved procedures.  

• Strengthen the contract and commercial management capabilities of the delivery 
team through targeted recruitment, training, and development.          

• Assessing both the financial performance of homes through NPV analysis and non-
financial performance through stock sustainability indicators. 

• Identifying groups of homes which negatively impact portfolio viability. Appraising 
options to improve the performance of these homes or replace them where this is 
deemed appropriate, following consultation with residents and other stakeholders. 

• Returning maximum benefit from investment by targeting works intelligently, 
maximising the lifecycle obtained from components without compromising quality. 

 

 
8. Key targets and objectives to be achieved through the lifetime of this Asset 
Management Strategy 

Objective – strategic asset management Target date 

Undertake a new stock condition survey with the objective of 100% of the 
stock being surveyed by Q4 2027/28  

Thereafter implement a 20% rolling stock condition survey programme 
keeping condition data robust and up to date 

Ensure this is in line with current best practice, regulatory requirements and 
RICS good practice, and Regulator of Social Housing requirements. 

3 year 

Cyclical ongoing 

Development a robust and up to date NPV assessment of stock.  Quarter 3 

2026/7 

Develop a wider stock sustainability asset options appraisal methodology to 
identify best performing and underperforming dwellings to inform future 
investment planning. 

Quarter 4 

 2026/7 

Ensure all non-housing assets such as garages, communal areas and 
communal rooms in sheltered housing schemes, etc, are fully identified and 
associated condition information is incorporated into the stock condition 
database. 

Quarter 2 

2026/7 

Further develop an asset management risk register (incorporate into the 
HAMS) 

Quarterly 
assessment 
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Objective – strategic asset management Target date 

through the 
lifetime of the 

asset 
management 

strategy 

Ensure all homes achieve a minimum EPC band C rating by 2030. March 2030 

Ensure the five-year stock investment program is delivered on time in 
accordance with the timeline in section 4 of the strategy. 

Quarterly review 

Staffing – Develop a recruitment and retention plan to ensure that adequate 
staffing resources are in place to deliver the key objectives of this strategy 

Quarter 2 

2026/27 

Strengthen the capacity and capability of the building and fire safety 
element of the Compliance team by recruiting a Building Safety Manager 

Quarter 1 

2026/27 

Staffing – Develop a training and development plan to ensure staff use 
robust processes and systems that comply with all regulations and safety 
legislation.   

Quarter 1 

2026/27 

Develop a strategic approach to dealing with increasingly unpopular bedsit 
accommodation in sheltered housing schemes linked to the stock 
sustainability options appraisal methodology. 

Quarter 3 

2026/7 

Review this asset management strategy regularly on a quarterly basis.  July 2026 and 
quarterly 

thereafter 

 

 
9. Review period 

This Asset Management Strategy will be subject to formal quarterly review, with progress 
against the key targets set out in Section 8 and the risk assessment in Appendix 5 updated 
as part of each review cycle. 
 
Additional amendments may be made where new data or information becomes available, 
particularly where this affects stock condition data, levels of Decent Homes compliance, 
Category 1 and Category 2 hazards under the Housing Health and Safety Rating System, or 
future investment programmes. 
 
The first formal review of this strategy will be undertaken in July 2026, with subsequent 
reviews carried out on a quarterly basis thereafter. 
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Appendix 1: Screenshot of the 30-year investment plan baseline costs for HRA properties 
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Appendix 2: Screenshot of the detailed five-year investment plan 2025-2031 
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Appendix 3: Tenant consultation exercise questionnaire 

 
Tenant Feedback on Property Condition and Improvements  
Guildford Borough Council is developing an Asset Management Strategy to guide how we maintain, improve, and invest in our housing 
stock over the coming years. This strategy ensures that homes are safe, energy-efficient, and meet the needs of residents. Your feedback 
will help us prioritise improvements and make informed decisions. 
Your responses will be kept confidential and used only to inform our housing strategy. For more information, please see our Privacy 
Statement. 
 

1. Full Name 
 

2. Address 

• House/Flat Number 

• Street Name 

• Postcode 

3. Type of Tenancy 

• Council tenant 

• Leaseholder 

• Temporary accommodation 

• Other (please specify) 

4. Length of Time in Current Home 

https://www.google.com/url?sa=t&rct=j&q=&esrc=s&source=web&cd=&cad=rja&uact=8&ved=2ahUKEwiVwJfkzqiPAxUHS0EAHaAgORMQFnoECBoQAw&url=https%3A%2F%2Fwww.guildford.gov.uk%2Farticle%2F24392%2FHousing-Services-Privacy-Statement%23%3A%7E%3Atext%3DWe%2520will%2520keep%2520your%2520housing%2Cbe%2520kept%2520for%25206%2520years.&usg=AOvVaw1BocoW_6zHxouiMmcnqpn3&opi=89978449
https://www.google.com/url?sa=t&rct=j&q=&esrc=s&source=web&cd=&cad=rja&uact=8&ved=2ahUKEwiVwJfkzqiPAxUHS0EAHaAgORMQFnoECBoQAw&url=https%3A%2F%2Fwww.guildford.gov.uk%2Farticle%2F24392%2FHousing-Services-Privacy-Statement%23%3A%7E%3Atext%3DWe%2520will%2520keep%2520your%2520housing%2Cbe%2520kept%2520for%25206%2520years.&usg=AOvVaw1BocoW_6zHxouiMmcnqpn3&opi=89978449
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• Less than 1 year 

• 1–5 years 

• 6–10 years 

• Over 10 years 

 
 

From the following list, please select the five that are most important to you: 
  

� Well insulated property 
� Low running costs 
� Safe home 
� Well maintained home 
� Quick repairs service 
� Modern kitchen 
� Modern bathroom 
� New windows  
� New external doors 
� Fencing 
� Better internet 
� Green or renewable energy 

 
 
Which three of the following would you like to see Guildford Borough Council support or invest in 
your local area:  
 

� Improve the energy efficiency of my home 
� Repair and paint the outside of my house more frequently 
� Housing for older people 
� Repair and maintain my fencing 
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� Tile all the bathroom walls when bathrooms are replaced 
� Help me decorate my property 
� Improve the quality of plastering in my property 
� Improve the look of our neighbourhood 
� Help me maintain my garden 
� Improve the quality of homes Guildford Borough Council lets to new tenants 
� None of these 

Property Condition and Maintenance  
On a scale of 1 to 5, how would you rate the condition of the following: 
 
Kitchen:  

� 1 (Very unhappy with the condition) 
� 2 (unhappy with the condition) 
� 3 (Ok condition)  
� 4 (Happy with the condition)  
� 5 (Very happy with the condition)  

 
Bathroom:  

� 1 (Very unhappy with the condition) 
� 2 (Unhappy with the condition) 
� 3 (Ok condition)  
� 4 (Happy with the condition)  
� 5 (Very happy with the condition)  

 
Windows:  

� 1 (Very unhappy with the condition) 
� 2 (Unhappy with the condition) 
� 3 (Ok condition)  
� 4 (Happy with the condition)  
� 5 (Very happy with the condition)  
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Doors:  
� 1 (Very unhappy with the condition) 
� 2 (Unhappy with the condition) 
� 3 (Ok condition)  
� 4 (Happy with the condition)  
� 5 (Very happy with the condition)  

 
Roof:  

� 1 (Very unhappy with the condition) 
� 2 (Unhappy with the condition) 
� 3 (Ok condition)  
� 4 (Happy with the condition)  
� 5 (Very happy with the condition)  

 
 
 
 
 
Continued on next page 
Heating:  

� 1 (Very unhappy with the condition) 
� 2 (Unhappy with the condition) 
� 3 (Ok condition)  
� 4 (Happy with the condition)  
� 5 (Very happy with the condition)  
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Do you feel safe and secure in your home?  
 

� Yes  
� No   

Have you experienced issues with condensation, damp or mould? 
 
I’ve experienced: 

� Condensation 
� Damp or mould 
� No issues 
 

Do you feel your home is energy efficient? 
 

� Yes 
� No 

 
Additional Comments 
Do you have any other comments about the condition of your property? 
 
Optional text box.  
 
 
Thank You 
Thank you for taking the time to complete this questionnaire. Your feedback is valuable and will be used to inform and improve our Asset 
Management Strategy. We will review all responses and use them to guide future decisions about housing maintenance and investment. 
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Appendix 4: Decent Homes Methodology 

 
INTRODUCTION & BACKGROUND  

 
The revised Decent Homes guidance provides a breakdown of measures to identify if a property is considered as Non-Decent.  Due to the 
arbitrary nature of the guidance, together with it not being updated since 2006, can create ambiguity when defining a property as Non-Decent.  
To circumvent misinterpretation, the following document has been prepared to provide GBC with a clear rationale on how data captured from 
stock condition surveys will be reviewed to confirm properties considered Non-Decent.  
  
The following document provides a breakdown of key considerations, aligned with the Decent Homes Guidance (2006), together with the 
principles proposed to be applied when reviewing data.  The full guidance is available online:  
https://assets.publishing.service.gov.uk/government/uploads/system/uploads/attachment_data/file/7812/138355.pdf  
  
  
MINIMUM STANDARD FOR HOUSING  

 
Decent Homes Guidance  MLCS3 Rationale  
A property should be free of Category 1 Hazards.  Any property where a severe risk has been identified as part of 

HHSRS will be classed as non-decent.  
  
  
REASONSABLE STATE OF REPAIR – KEY COMPONENTS  

 
In accordance with the guidance provided, for a property to be classed as Non-Decent, one or more key components needs to be old and because 
of condition, requires replacing or major repair.  The following table provides a breakdown of the Key Components detailed within the Decent 

https://assets.publishing.service.gov.uk/government/uploads/system/uploads/attachment_data/file/7812/138355.pdf
https://assets.publishing.service.gov.uk/government/uploads/system/uploads/attachment_data/file/7812/138355.pdf
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Homes guidance together the guidance’s basis for what is classified as old together with what is classified as poor condition.  To fail, the 
component needs to be both old and in poor condition.  
  
It is important to note that for flats, some external components have not been captured within the stock condition survey as these are to be picked 
up at the block level.  As block surveys have not been commissioned, flats will be excluded from reporting for external components.  
  

Component  
Decent Homes – Age  

Decent Homes – Poor Condition  MLCS3 Rationale  Houses 
Bungalows  

Flats (Below 
6 Storeys)  

Flats (6+ 
Storeys)  

Wall  
Structure  

80  80  80  Replace 10% or more or repair 
30% or more  

To meet this criteria, we are of the view that this 
would be picked up as a severe HHSRS risk for 
Structural Collapse and Failing Elements and 
would therefore be picked up under Minimum 
Standard for Housing.  To add, any extensive 
repairs would be managed by responsive repairs.  
For these reasons, data from stock condition 
survey will not be assessed for this component.   

Wall Finish  60  60  30  Replace/repoint/renew 
 50%  or more  

To meet this criteria, we are of the view that this 
would be picked up as a severe HHSRS risk for 
Structural Collapse and Failing  

 

Component  
Decent Homes – Age  

Decent Homes – Poor Condition  MLCS3 Rationale  Houses 
Bungalows  

Flats (Below 
6 Storeys)  

Flats (6+ 
Storeys)  

     Elements and would therefore be picked up under 
Minimum Standard for Housing.  To add, any 
extensive repairs would be managed by responsive 
repairs.  For these reasons, data from stock 



45 
 

condition survey will not be assessed for this 
component.  

Roof  
Structure  

50  30  30  Replace 10% or more or 
strengthen 30% or more  

To meet this criteria, we are of the view that this 
would be picked up as a severe HHSRS risk for 
Structural Collapse and Failing Elements and 
would therefore be picked up under Minimum 
Standard for Housing.  To add, any extensive 
repairs would be managed by responsive repairs.  
For these reasons, data from stock condition 
survey will not be assessed for this component.  

Roof  
Covering  

50  30  30  Replace or isolated repairs to 
50% or more  

To meet this criteria, we are of the view that this 
would be picked up as a severe HHSRS risk for 
Structural Collapse and Failing Elements and 
would therefore be picked up under Minimum 
Standard for Housing.  To add, any extensive 
repairs would be managed by responsive repairs.  
For these reasons, data from stock condition 
survey will not be assessed for this component.  

Chimneys  50  50  N/A  1 chimney need partial 
rebuilding or more  

To meet this criteria, we are of the view that this 
would be picked up as a severe HHSRS risk for 
Structural Collapse and Failing Elements and 
would therefore be picked up under Minimum 
Standard for Housing.  To add, any extensive 
repairs would be managed by responsive repairs.  
For these reasons, data from stock condition 
survey will not be assessed for this component  
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Windows  40  30  30  Replace at least one window or 
repair/replace sash or member to 
least two (excluding easing 
sashes, reglazing painting)  

The guidance focuses upon timber windows and 
therefore UPVC/Metal windows will not be 
assessed.  Houses/Bungalows with timber 
windows (excluding outbuildings) which are over 
40 years old and have been identified for renewal 
in 2024/2025 or earlier will be identified as Non-
Decent.    

External 
Doors  

40  30  30  Replace at least one  Any external door that is over the recommended 
age (as per guidance) together with being 
identified for renewal in 2024/2025 or earlier will 
be identified as Non-Decent.  

Gas Boilers  15  15  15  Replace or major repair  It should be recognized our survey is purely visual 
and no testing was conducted. To add, it is 
presumed that GBC have an ongoing Gas 
Servicing contract and therefore boilers will be 
decent.  If nondecent, the boiler would be 
decommissioned and managed by  

Component  
Decent Homes – Age  

Decent Homes – Poor Condition  MLCS3 Rationale  Houses 
Bungalows  

Flats (Below 
6 Storeys)  

Flats (6+ 
Storeys)  

     responsive repairs.  Therefore, the stock condition 
data will not be assessed to determine decency.  

Storage 
Heaters  

30  30  30  Replace or major repair  It is presumed that GBC have an ongoing EICR 
contract and therefore if passed, the electric 
storage heaters are operational and do not require 
replacement.  In addition, as storage heaters are 
independent heat source, should one fail, it is 
assumed the individual unit will be replaced and 
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full replacement would be considered at the next 
phase of internal refurbishment.  

Electrics  30  30  30  Replace or major repair to 
system  

It should be recognized our survey is purely visual 
and no testing was conducted. To add, it is 
presumed that GBC have an ongoing EICR 
contract and therefore if passed, electrics will be 
decent. In addition, any internal planned works 
carried out at the property would require the 
electrics to be tested and upgraded to the latest 
NICEIC edition.  Any remedial works required 
would be managed by responsive repairs.  
Therefore, the stock condition data will not be 
assessed to determine decency.  

Gas System  40  40  40  Replace or major repair  It should be recognized our survey is purely visual 
and no testing was conducted. It is presumed that 
GBC have an ongoing Gas Servicing contract and 
any remedial works required would be managed 
by responsive repairs.  Therefore, the stock 
condition data will not be assessed to determine 
decency.  
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REASONABLE STATE OF REPAIR – OTHER COMPONENTS  

 
In accordance with the guidance provided, for a property to be classed as Non-Decent, two or more other building components are old and 
because of condition, requires replacing or major repair.  The following table provides a breakdown of the Other Components detailed within the 
Decent Homes guidance together the guidance’s basis for what is classified as old together with what is classified as poor condition.  To fail, the 
component needs to be both old and in poor condition.  
  
It is important to note that for flats, some external components have not been captured within the stock condition survey as these are to be picked 
up at the block level.  As block surveys have not been commissioned, flats will be excluded from reporting for external components.  
  

Component  
Decent Homes – Age  

Decent Homes – Poor Condition  MLCS3 Rationale  Houses 
Bungalows  

Flats (Below 
6 Storeys)  

Flats (6+ 
Storeys)  

Kitchen  30  30  30  Major repairs or replace 3 or 
more items out of the 6 (cold 
water drinking supply, hot water, 
sink, cooking provision, 
cupboards, worktop)  

Kitchens that are more than 30 years old, and 
identified for replacement in 2024/2025 will be 
identified as non-decent.  However, the property 
will only be identified as Non-Decent if 2 or more 
components are non-decent.  

Bathroom  40  40  40  Major repairs or replace 2 or 
more items (bath, wash hand 
basin, WC)  

Bathrooms that are more than 40 years old, and 
identified for replacement in 2024/2025 will be 
identified as non-decent.  However, the property 
will only be identified as Non-Decent if 2 or more 
components are non-decent.  

Central 
Heating  

40  40  40  Replace or major repair  Heating Distribution that is more than 40 years 
old, and identified for replacement in 2024/2025 
will be identified as non-decent.  However, the 
property will only be identified as Non-Decent if 2 
or more components are non-decent.  
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MODERN SERVICES & FACILITIES  

In accordance with the guidance provided, a property is classed Non-Decent if three or more of the following criteria are met.  
 
 

Component  Decent Homes Criteria  MLCS3 Rationale  

Kitchen Age  Is over 20 years old.  Identify properties where the kitchen is more than 
20 years old.  

Kitchen Layout  A kitchen failing on adequate space and layout would be one 
that was too small to contain all the required items (sink, 
cupboards, cooker space, worktops etc.) appropriate to the size 
of the dwelling.  

On the basis the kitchen was reasonably designed 
to accommodate the configuration of the space we 
would consider this to be decent  

Bathroom Age  Is over 30 years old.  Identify properties where the bathroom is more 
than 30 years old.  

Bathroom/WC Location  An inappropriately located bathroom and WC is one where the 
main bathroom or WC is located in a bedroom or accessed 
through a bedroom (unless the bedroom is not used or the 
dwelling is for a single person).  A dwelling would also fail if 
the main WC is external or located on a different floor to the 
nearest wash hand basin, of if a WC without wash hand basin 
opens on to a kitchen in an appropriate area.  

On the basis the bathroom was reasonably 
designed to accommodate the configuration of the 
space we would consider this to be decent  

External Noise Insulation  Inadequate insulation from external airborne noise would be 
where there are problems with noise (i.e. traffic or factory 
noise).  Landlords should ensure reasonable insulation from 
these problems through  

Where HHSRS risk “noise” is identified as a 
slight risk or above will be considered as non-
decent as long as a further two categories are also 
identified at the property.  
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Component  Decent Homes Criteria  MLCS3 Rationale  

 installation of appropriate acoustic glazing in line with the 
current Building Regulations.  

 

Size/Layout  of  Common  
Entrance Areas to Block   

Inadequate size and layout of common entrance areas for blocks 
of flats would be one with insufficient room to manoeuvre 
easily for example where there are narrow access ways with 
awkward corners and turnings, steep staircases, inadequate 
landings, absence of handrails, low headroom etc.  

We have not surveyed any general 
needs/leasehold blocks and therefore do not have 
sufficient information to make an informed 
decision regarding this criteria.  

   
THERMAL COMFORT    

 
In accordance with the guidance provided, a dwelling is to have both efficient heating and effective insulation.  Due to differences in efficiency 
between gas/oil heating systems and other systems, the level of insulation deemed appropriate differs.  
  
In terms of rationale, any properties where “No Fixed Heating” has been identified will be considered as Non-Decent.  In terms of measuring 
effective heating and insulation, the following rationale will be applied:  
  

Component  Decent Homes Criteria  MLCS3 Rationale  

Gas/Oil Heating (Boilers)  Cavity wall insulation or at least 50mm loft insulation.  Only properties where the wall construction is 
brick cavity construction will be considered  

Storage  Heaters/LPG/Solid  
Fuel  

At least 200mm of loft insulation and cavity wall insulation  Only properties where the wall construction is 
brick cavity construction will be considered  

  
Please Note – the Decent Homes guidance focuses on properties which are brick cavity construction.  With regard to solid wall, non-traditional 
or system build type properties we have interpreted the guidance as recognising this construction as ‘hard to treat’ homes where the construction 
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may preclude the installation of traditional cost-effective insulation measures. We will include this construction type in our analysis and 
feedback our findings to the client.   
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 Appendix 5 : Risk Management – risk assessment identifying current key risks at the time of preparing this Asset 
Management Strategy.  

  
  

Risk description Current risk impact description Current risk likelihood 
description 

Current risk 
score 

Failure to invest in the stock will mean that there is a 
risk of properties not meeting the Decent Homes 
Standard 

Low level of risk stock as almost fully compliant with 
DHS 

Investment plans fully address non-decency 

Ongoing  stock condition surveys will identify future 
failure well ahead of potential deterioration 

Investment works are fully funded and sufficient 
headroom in the HRA 

Medium risk, there are 
currently around 500 

properties not meeting 
decent home standard 

5 

Failing to meet the Decent Homes Standard and the 
regulatory framework carries a high risk of 
reputational loss, potential compliance action by 
tenants and regulatory intervention by the Regulator 
of Social Housing 

 

Low level of risk exposure subject to regular active 
monitoring measures 

To be mitigated by new stock condition survey 

Fully funded detailed investment plan in place 

Medium risk, they are 
currently around 500 

properties not meeting 
decent home standard 

5 

The new proposed decent home standard improves 
the quality of social housing stock making its 
achievement unaffordable 

Current information is that the new DHS will come 
into force, at the earliest, in 2035. There are some 
areas of poor information at present but 
substantively implications are well understood. 
Significant additional investment in the 30-year plan 

On the basis of current 
knowledge, extremely 

unlikely 

1 
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Risk description Current risk impact description Current risk likelihood 
description 

Current risk 
score 

have factored increased decent homes works costs 
from 2035 onwards (approximately £5m) 

Significant gaps in the stock condition survey data 
and poor data leading to incorrect or inappropriate 
stock investment decisions 

Some gaps in data, but these are known, high level 
of risk exposure subject to regular active monitoring 
measures 

To be mitigated by the ongoing cyclical stock 
condition survey 

Medium risk, the main 
area of concern will be 

refusals leaving to some 
gaps in information and 

data on individual 

4 

There may be insufficient headroom in the HRA 
business plan to fund current planned investments 
which currently do not fully address thermal 
installation and decarbonisation costs 

Minor acceptable level of risk subject to existing 
ongoing monitoring measures 

Key area of concern is the future decarbonisation 
costs 

Current information is 
that there is significant 

funding available and 
headroom in the HRA 

1 

Failures to manage health and safety compliance may 
put residents, staff and contractors at risk 

Minor acceptable level of risk subject to existing 
ongoing monitoring measures 

Contracts are 
outsourced, there is 

some risk of contractor 
under performance 

4 

Failures to meet statutory standards can carry 
penalties and will damage the organisation’s 
reputation and potentially expose the organisation to 
legal action 

Minor acceptable level of risk subject to existing 
ongoing monitoring measures 

Although individual 
properties may fail to 

meet statutory 
standards the measures 

in this asset 
management strategy 

will ensure the vast 
majority of stock 

3 
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Risk description Current risk impact description Current risk likelihood 
description 

Current risk 
score 

complies with statutory 
and regulatory standards 

An incorrect scope or poor quality of stock investment 
will have a key influence on customer satisfaction 

Minor acceptable level of risk subject to existing 
ongoing monitoring measures 

To be addressed by the 
stock condition survey 

2 

Poor value for money in asset management will have a 
major impact on the HRA business plan as stock 
investment works represent a large proportion of 
business plan spend 

Regular procurement exercises ensure that good 
value for money is achieved 

Procurement 
partnership 

arrangements will 
deliver good value for 

money 

3 

Failure to improve stock thermal efficiency will 
increase the risk of fuel poverty amongst tenants.  

Minor acceptable level of risk subject to regular 
ongoing monitoring and modelling, and delivery of 
the 5-year investment plan.  

Unlikely since this plan is 
not reliant on external 
funding for achieving 

EPC Band C 

3 

Current skill level and technical capacity together with 
appropriate qualifications is underdeveloped in the 
council at present and needs to be significantly 
improved by appropriate recruitment and retention 
initiatives 

Lack of technical capacity will significantly impair 
and place at risk the delivery of many initiatives in 
the strategy, particularly with the forward 
investment plan. 

However a recent skills audit exercise is underway 
around key important areas including procurement 
and contract management, compliance, 
performance management and monitoring which 
will upskill colleagues and staff members. 

Likely future 
recruitment and 

retention difficulties 
represent a significant 

risk. 

 

Training following the 
skills audit should 

achieve significant step 
change in staff skill base 

6 
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Risk description Current risk impact description Current risk likelihood 
description 

Current risk 
score 

Local government reorganisation The coming together of a number of local 
authorities with various approaches to stock 
investment and with inconsistent approaches to 
survey data, procurement and delivery mechanisms 
may represent a significant risk to achieving the 
delivery plan in this asset management strategy 

Plans need to be put in 
place to ensure delivery 
of the investment plan is 

not detrimentally 
affected by 

reorganisation. At 
present there is a 

moderate risk level here 

7 

Others to be added as this strategy develops    
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Appendix 6 : Alignment key council policies and strategies.  

 
This Asset Management Strategy is in line and complimentary to a range of key corporate policies and strategies as identified below: 
 

• Council’s Corporate Strategy 2024-2034  

• Guildford Borough Council Housing Strategy 2025-2034 

• Corporate Procurement Strategy 

• Council Housing Tenant and Leaseholder Engagement Strategy 

• Building Safety Resident Engagement Strategy 

• Planned Maintenance Policy 

• Repairs Policy 

• Disrepair Policy and Procedure. 
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