
London Borough of Hammersmith and Fulham 

Older People’s Housing Strategy (2017-2019)– Draft 

1. Introduction 
The purpose of this strategy is to set out the Council’s approach to addressing the housing 

needs of the older people in Hammersmith and Fulham (LBHF/H&F).  The term ‘Older 

People’ refers to the over 65 population living in the borough.  However, within this broad 

age range, older people’s housing support needs will differ greatly.  Those in the 85 and 

above age band are likely to have very different needs to those in their late 60’s who may  

still be working.  

This strategy has been been jointly commissioned by the Housing and Adult Social Care 

services within the Council. It outlines the key issues and challenges for older people’s 

housing in the borough and identifies priority areas for joint and co-ordinated action.  Whilst 

the Council has good relationships with key external partners such as Health and Third 

Sector, it recognises that a more co-ordinated and integrated approach is needed if we are 

to address the many challenges we face, and start to address gaps. We have started to 

break down ‘silos’, and work more collaboratively across Council services such as Housing, 

Adult Social care and Public Health, but more needs to be done. 

In a climate of significant financial constraints, increasing demand and changing needs, the 

emphasis of this strategy will be on targeting resources effectively and working with partner 

agencies to develop initiatives and housing options to support independence, with the aim 

of reducing demand for more intensive interventions. 

We will use the priorities and actions from this strategy,  to review how we work with 

others, and ensure that our working arrangements fully support effective delivery. The 

Older People’s Housing Strategy is aligned to the Council’s Housing Strategy published in 

May 2015  and links to the Council’s Smarter Budgeting exercise which aims to focus 

resources on the outcomes that matter most to residents, minimising duplication and 

improving collaboration across departments and organisations. It also links to H&F’s 

development of an Adult Social Care prevention strategy and the Council’s Loneliness and 

Isolation work programme. 

2. Summary  
The main population growth for Hammersmith and Fulham over the next 10 years is in the 

over 65 age group and currently over 53% of this age group live in either social rented 

housing or private rented housing which is a higher percentage than elsewhere in London 

(31%).  

As people are living longer it is inevitable that many will be living longer with long term 

health problems and disabilities – over 51% of older people living in the borough stated 

their day to day activities were limited either a lot or a little (Census 2011). The majority of 

older people in Hammersmith and Fulham are living in general needs housing across tenures 

rather than specialist housing and there are limited housing options for older people who 



may wish and can afford to purchase or rent privately more specialist housing. It is likely 

that most older people requiring support to remain independent will receive support whilst 

living in general needs housing and this support may mean making changes or adaptations 

to the property. Our knowledge of the social rented housing stock in the borough indicates 

that it doesn’t lend itself well to meeting the needs of the physically disabled older 

population. Although the future supply of lifetime homes and wheelchair accessible homes 

will increase in the long term as the borough continues to meet its targets in this area, in the 

short and medium term there continues to be a lack of accessible homes to rent or buy with 

lifted or ground floor access. Whilst national research has found that the majority of older 

people prefer to remain and receive support in their own home the evidence also shows 

that many older people will consider a planned move when the right affordable options, 

advice and support are available. 

 

3. Principles, priorities and challenges 
 

The Council along with other public sector organisations is facing significant financial 

challenges and we need to find a way to deliver services in a more effective way with a 

focus on people and places. 

The council has determined three key principles to underpin its work in this area:  

Early intervention and prevention – we want to shape council services around better 

identifying and working with those at risk of deterioration and to shape services to tackle 

issues at an early stage.  

Partnership working – Good housing options and safe, secure and affordable housing is 

essential in delivering better outcomes for older people. Older peoples housing need cannot be 

looked at from a housing perspective alone. In line with duties under the 2014 Care Act, housing 

needs assessments will be undertaken through a joint approach between housing, health and 

adult social care. To deliver good outcomes for older people in a cost effective way the Council needs 

to work closely with Adult Social Care and Heath and Third Sector partners.    

Customer focussed approach – through better partnership working and early intervention - 

we want to make every contact count and reduce customers having to unnecessarily 

navigate multiple departments and agencies. 

 

 

 

 

 

 



Priorities 

Through consultation with key stakeholders and in response to the key challenges faced we 
have identified the following priorities which will contribute towards delivering good 
housing options for older people in the borough. These are explored further in section 11 
and will form the basis of the Older People’s Housing Delivery Plan (Appendix 2 – to 
follow): 
 
Priority 1 - Better understand the housing options older people need and want 

Priority 2 - Maximise use of existing stock 

Priority 3 - Increase housing options for older people 

Priority 4 - Focus housing and support services around prevention to promote 

independence and reduce social isolation and loneliness. 

 

Challenges 

Issue Implication Priority Action Area 
The main predicted 
population growth in 
Hammersmith and Fulham 
over the next 25 years is 
expected to be in the 65+ 
age group with the 
sharpest increase in the 
over 85’s.  

The Council needs to plan for 
increased lifespan and ensure 
the right housing support and 
options are available to meet 
changing demand and needs 
in the older people’s 
population. 

Implementation of Older 
People’s Housing 
Strategy 

The changing demographic 
in Hammersmith and 
Fulham means that the 
number of older people 
living with long term health 
conditions, physical 
disabilities and dementia is 
expected to increase. 
 
Unsuitable housing can 
contribute towards a 
deterioration in older 
people’s health which can 
lead to costly interventions. 

Existing housing stock across 
all tenures is not well suited 
for those with physical 
disabilities and may not lend 
itself to meeting changing 
needs.  
 
 
 
The Council needs to focus on 
prevention and promote 
independence with the aim of 
reducing demand for more 
intensive. 
 
Due to the nature of local 
housing stock in 
Hammersmith and Fulham it 
will be a challenge to meet 

Priority 1 & 3 



any growth in demand for 
accessible and adapted 
properties. If the number of 
disabled older people 
increases at a local level, this 
will have an impact on the 
provision of Aids and 
Adaptations and Disabled 
Facilities Grants (DFG) and 
means the council needs to 
maximise the use of existed 
adapted and accessible stock, 
the budgets for DFG and Aids 
and Adaptations and the 
opportunities that Assisted 
Technology offer. 

Longer periods with 
physical disabilities and the 
move to provide care and 
support in the community 
increases the risk of 
loneliness and isolation as 
people may be less able to 
leave their home.   

Preventative services aimed 
at reducing isolation and 
maintaining health and well- 
being are needed to support 
people in their homes and to 
reduce the need for more 
intensive interventions. 
 
The number of unpaid carers 
in the borough is already 
below the national average 
and informal caring is crucial 
to maintaining independence 
later in life. 

Priority 4 

Based on national research 
there is a consensus that 
the majority of older 
people prefer to remain in 
their own home as they 
grow older but that a 
significant number may 
consider a planned move if 
there are appropriate local 
housing options available 
across all tenures. 

Recognising that Housing is 
only part of the jigsaw - the 
Council’s Housing, Adult 
Social Care and Public Health 
Departments will need to 
work closely to reduce 
barriers to independence in a 
cost effective way. 
 
The limited older peoples 
housing offer in- borough, 
lack of affordable housing 
and barriers in existing 
downsizing schemes may 
discourage older people from 
downsizing into more suitable 
accommodation locally and 

Priority 1, 2,3&4 



freeing up larger properties. 

The majority of older 
people in Hammersmith 
and Fulham are living in 
either privately owned 
homes or social rented, 
general needs housing. 
Only a small minority of the 
older population live in 
specialist sheltered or extra 
care housing or the private 
rented sector.  

The bulk of specialist housing 
is 1 bed and LBHF’s general 
social housing stock 
comprises mainly of flats with 
limited ground floor access, 
limited lift access and almost 
no wheelchair accessible 
properties. Research shows 
that when making a planned 
proactive move, people over 
65 tend to prefer 1 bed and 
above. 
 
 

Priority 1&3 

Housing options for older 
people in Hammersmith 
and Fulham are limited 
especially for those outside 
of the social rented sector. 
There are currently no new 
proposals for market 
provision of sheltered 
housing or designated 
downsizing properties. 
 

Living in unsuitable housing 
increases the risk of 
accidents, hospital 
admissions and deterioration 
of health and can lead to 
costly interventions. 
 
Existing disabled and adapted 
stock and specialist provision 
needs to be maximised and 
further work is needed with 
partner organisations on 
improving older people’s 
housing options. 
 
 

Priority 1&3 

 

4. The National Context 
 

The UK has an ageing population. By 2030, it is expected that one third of the population 

will be over 60. More people born in the post war ‘baby boom’ era are now reaching old 

age, and improvements in life expectancy means people are living longer. Although health is 

improving, disability-free life expectancy is unlikely to keep up, and people will live for an 

increasingly long period with long-term conditions, particularly dementia but also conditions 

that affect mobility and that may require significant support from others to allow them to 

remain independent. Overall it is expected that the number of people with disability, 

dependency and care needs will increase significantly over the next 20 years. 

As people are living longer lives and health needs are changing, the specialist housing 

offered now may not be appropriate for the future. National policy direction is underpinned 



by the principle of sustaining older people at home for as long as possible, improving the 

specialist offer, utilising the opportunities from Assisted Technology and recognises that 

improving housing alone will not meet health and wellbeing aspirations. Housing 

improvements need to be in conjunction with good care and support services. The 2011 

National Housing Strategy committed to providing older people with greater choices and 

support to live independently with funding for Disabled Facilities Grants (DFG’s) Aids and 

Adaptations and First Stop Online Information services to support this approach. National 

planning policy guidance for older people recognises that supporting independent living can 

help to reduce the costs to health and social services in the long term, and providing more 

options for older people to move could also free up dwellings that are under occupied. The 

NHS 5 year forward plan places an emphasis on a radical upgrade for health, social care and 

housing in prevention efforts shifting the emphasis to prevention as demands need to be 

managed effectively. 

According to Age UK figures three quarters of a million people aged 65 and over need 

specially adapted accommodation and 145,000 report living in homes that do not meet their 

needs. 67% of owner occupiers are living in poverty. Over 20% all older householders live in 

a home that fails to meet the Decent Homes standard. 780,000 householders aged 55+ live 

in fuel poverty. The UK has some of the worst levels of home energy efficiency in the 

Europe. 36% of people aged 65 – 74 and 47% of those 75+ have a limiting long standing 

illness. 

5. Older People’s Housing Preferences 
 

Existing national evidence support the consensus that the majority of older people prefer to 

remain and where necessary, receive support in their own homes. The Wanless Social Care 

review 2006 looked at people preferences should they need care and based on the evidence 

available the report concluded that the majority of people prefer to remain at home as they 

get older and their care needs change. 

However, many older people will consider a planned move. Research conducted by Shelter 

in 2012 found a third of those interviewed would be interested in retirement housing but 

that a key barrier to moving was the lack of suitable options and lack of information about 

housing options - retirement properties make up 2% of national housing stock with only 

around a fifth of those available to purchase. One study found that many older people aged 

75+ who had moved home expressed they should have done it sooner when they were 

younger and more able and once moved older people expressed satisfaction with their 

homes. 

In 2013 Demos carried out a survey of 1,500 people over 60: 

 Of those 58% were interested in moving  

 1 in 4 of those surveyed were willing to consider buying a purpose built specialist 
property.  



 57% of the 58% wanted to move for reasons of downsizing with two bedrooms being 
the preferred choice of new property.  

 

The lack of available suitable property was found to be a significant barrier to older owner 

occupiers downsizing. Research by Joseph Rowntree Foundation ‘Supported Housing for 

older people in the UK’ Dec 2012 found that there is only enough specialist housing to 

accommodate 5% of the older population and not all of this is available to purchase. Most 

specialist housing is one bedroom whereas older people surveyed expressed a preference 

for two bed accommodation. 

Supporting older people to remain independent means offering a range of housing options 

for older people, addressing barriers to independence and maximising the opportunities 

that Assisted Technologies can offer. As people are living longer more people will have long 

term health conditions that may affect their mobility. The majority of older people will be 

living in general needs housing, however as physical needs change many older people will 

be seeking to adapt their homes or will consider moving to smaller or more specialist 

properties. For many older people moving home is often precipitated by a crisis such as loss 

of income, bereavement or health problems which may prompt older people to consider a 

smaller home or specialist accommodation. In the context of Hammersmith and Fulham, 

Older People can be supported in their housing choices through good advice and 

information and through the development of a good housing offer based on local need and 

preferences. 

6. London 
 

In 2015 the GLA Further Alterations to the London Plan set out for the first time specific 
requirements for purpose built homes for older people in London -  2,600 market, 1,000 
shared ownership and 300 affordable per annum, alongside 400 to 500 new bed spaces per 
annum in care homes. For Hammersmith and Fulham this equates to 60 new units across 
tenure per annum.   
 

 The GLA Strategic Housing Market Assessment 2013 indicates that at a London level 
there is insufficient supply of purpose-built older people’s housing, especially in the 
market sector. The previous Mayor was keen to encourage more specialist and 
mainstream developers to build more housing suitable for older people and this is 
reflected in the Care and Support Fund Phase Two.  

 The challenge identified over the coming decades is how to plan adequate housing 
provision for older people with increasingly limited financial equity. 

 The Mayor’s planning guidance sets out all new homes built in London should meet 
the Lifetime Homes standard, and that at least 10% should be designed to be 
wheelchair accessible or easily adaptable. For wheelchair users this will mean that 
over time London’s housing stock should, therefore, increasingly be able to 
accommodate changing circumstances for older and disabled people as a matter of 
course.  
 



The Mayor’s Care and Support specialised housing fund Phase Two (March 2015) aims to 

invest up to £35 million and it focuses on stimulating the private market and encourage 

private developers to provide additional market housing for older persons and disabled 

adults. This will include properties that encourage downsizing and offer value for money. 

This should provide a good resource on new models of delivery, market testing and best 

practice. 

 

7. Older People in Hammersmith and Fulham 
 

Demographic change 

Population data shows that Hammersmith and Fulham has a relatively young population 

with a higher working age population than the proportions in other London boroughs. 11% 

of total households are aged 65 and over. The borough has the 9th smallest proportion of 

older people (65+) in England. The highest concentration of older people in the borough are 

in Palace Riverside ward (over 15%), in areas of private housing which is in the south of the 

borough. Almost 68% of the older population in the borough live in areas which are in the 

top 30% most deprived nationally with over 18% living in the most deprived decile. 

The borough has a diverse older population with people from many social and economic 

backgrounds, ethnicities and faith:  

 

 

Over a quarter of this older population are classified as living in poverty which is slightly 

higher than the London average. Almost 32% of the population are receiving pension credit 

compared to London as a whole (25%).  H&F’s Joint Strategic Needs Assessment (JSNA) 

estimates the needs for an additional 1000 unpaid carers over the next decade as currently 



the level of unpaid care in the borough is the 3rd lowest nationally. Only just over 10% of 

older people living in the borough provide some level of informal unpaid care. 

The largest predicted population growth over the next 10 years in the borough is expected 

in the over 85 age group although the number aged 65 – 85 is also expected to grow by a 

fifth (GLA population projections 2014). People are living longer and at the same time there 

is a gradual shift in the older people population of people living longer periods of time with 

chronic and disabling conditions. For example, the number of those living with dementia is 

expected to rise by 24% to 2025 and the current levels of dementia diagnosis (48%) are 

higher than the national level (42%).   

 

 

 

 

 

 

 

 

 

LBHF Housing tenure 

Based on 2011 census figures there were 16,024 people aged 65 or over living in households 

in Hammersmith and Fulham. The breakdown of tenure for those households is: 

 

Owned outright, 
6155 

Owned with 
mortgage, 1348 

Council rented, 
3152 

Other social 
rented, 2724 

Private rented/ 
rent free, 1678 

Sheltered, 967 Extra care, 114 

Residential care 
home (in/ out 
borough), 133 

Nursing care home 
(in/ out borough), 

224 



The majority of the over 65 population live in general needs housing with only 6.4% in 
sheltered or extra care sheltered (see chart above). Just over 42% of the over 65 population 
live in owner occupied accommodation (73% England) with the majority owning the 
property outright and just over 53% of the population live in social rented or private rented 
accommodation. The 2011 Census showed 1.7% of the population living in residential or 
nursing care (locally authority funded, NHS funded or privately funded). A snap shot of 
locally authority funded residential care and nursing care placements show that in March 15 
there were 114 residents in residential care and 217 in nursing care. This number has shown 
a gradual decline over the last 10 years from a number of 175 in residential placements and 
260 in nursing placements which supports the Council’s commitment to supporting people 
at home where possible.  
 
Hammersmith and Fulham has a higher proportion of affordable/social rent properties 

(31.2%), than other London boroughs (24.1%). Hammersmith and Fulham has a very high 

average house price when compared to other parts of the country. At September 2014, the 

average price for a property sold was £795k - the highest average house price in the 

borough since records began. This is over 1.7 times higher than the average price for 

London as a whole. Generally, house prices are lowest in the north of the borough, and 

highest in the south. 

Levels of under-occupation are lower than is typical of London (half compared to three 

quarters), which may be a reflection of the high level of social housing stock (home to over 

45% of the older population). However just over 50% of the population have 1 or more 

rooms than required although many social housing tenants report that having an additional 

is essential for visiting residents and therefore would not perceive themselves as under 

occupiers. Just under 23% of LBHF tenants over 65 have 3 bed rooms compared to just 

under 18% for those private renting or living rent free. This highlights the need to have an 

attractive targeted downsize offer which address barriers to moving and helps older people 

to move to more appropriate housing that better meets their needs and frees up valuable 

family size accommodation. 

Current LBHF tenant profile  

The majority of social housing tenants aged 65 and over live in general needs housing rather 
than in specialist types of housing for older people. There are almost 3 times as many 70 -  
79 years olds in general needs compared to sheltered housing and over double the number 
of residents aged 80+ live in general needs rather than sheltered housing. The borough has 
the 4th highest proportion in the country of older people who live alone (43%). Of those 
older people living alone 50% live in social rented and a further 12% in the private rented 
sector and over 58% have a long term health problem or disability. This profile alongside 
challenges of the housing stock increases the risk of isolation and loneliness in the older 
people’s population in LBHF. 
 

At March 2016 there were approximately 4145 tenants or households members aged 65 

and over in LBHF social housing and this equates to 17% of the total number and of these 

934 live in sheltered housing, the remainder live in general needs. Over 2000 tenants or 



household members across both specialist and general needs housing are aged 75 and over. 

The 2011 Census figures show that a further 2700 people aged 65 and over live in Register 

Providers (referred to as Housing Associations throughout this document) properties in the 

borough with around 559 in Housing Association sheltered. Around 88% of LBHF sheltered 

housing tenants are aged 65 and over and almost 10% are between 60 and 65.  

With the majority of older people living in general needs rather than specialist housing, it is 

important that practical solutions to maintaining independence need to work for the 

majority of residents, and not just those living in specialist schemes.  

There is currently a needs assessment underway for sheltered housing and data from this 

will be available to inform the development of the older people’s housing strategy. 

 

Social Housing Demand – 

 At May 2016 of the 1,868 households on the Housing Register there are 173 where 
the main applicant is aged 65+. Looking at all household members there are 224 in 
total who are aged 65+. 

 At the end of May 16 there were 86 (out of 1868) households on the housing register 
that were flagged as eligible and interested in sheltered housing. 

 The average waiting times for sheltered for those rehoused in 2015/16 was 24.7 
months based on registration date.  

 Of the 32 applicants aged over 65 seeking adapted properties 14 require 2 bed or 
above and therefore sheltered will not be an option and those who are willing to 
consider sheltered may find that their needs cannot be met within existing stock.  

 In 2014/15 around 4% of homelessness acceptances were aged 65 and over.  

 At March 2016 there were 37 households in temporary accommodation where the 
main applicant was aged 65 and over and where the council has accepted a duty to 
rehouse or are currently investigating the case 

 Currently 53 people on the homebuy register are age over 60 which is just over 0.5% 
of the overall waiting list. 

 

 

 

 

 

 

 

 

 

 



Social Housing Stock 

General Needs 

The Council has around 11,353 units of general needs housing and three quarters of the 

borough’s general needs housing stock is flats with nearly half having no ground floor 

entrance and some having no lifts. 35% of Hammersmith and Fulham’s Housing Stock is one 

bedroom properties. This is a higher proportion than both West London and London. There 

are a lower proportion of two and three bedroom properties in LBHF compared to Greater 

London. The accessible housing register records for general needs housing show: 

 

Category Definition No of local 

authority 

No of Housing 

Association 

A Fully wheelchair accessible 0 1 

B Wheelchair accessible to essential 

rooms 

0 0 

C Lifetime homes 16 542 

D Easy access 1 267 

E Step free 1757 3384 

E+ Up to four steps 3871 1903 

F General Housing 4871 5379 

G Not yet assessed 837 - 

 

 

Specialist Housing 

LBHF data shows 971 units of sheltered provision and around 559 units of Housing 

Association sheltered housing available in borough - the majority of this will be 1 bed 

accommodation. LBHF sheltered stock has been assessed for the accessible housing register 

(AHR) as follows: 

Category Definition No 

A Fully wheelchair accessible 0 

B Wheelchair accessible to essential rooms 1 

C Lifetime Homes 125 

D Easy Access 5 

E Level access including narrow doors and corridors 329 

E+ Up to four step 70 

F General Housing 279 

G Not yet assessed 161 

 Other 1 

 Total 971 



 

LBHF sheltered provision is provided across 22 schemes. Sheltered Housing tenants benefit 

from an enhanced management service which provides 12 specialist housing officers (SHO) 

who provide a minimum of 3 hours on site service a day per scheme. SHO’s undertake a 

range of core housing management tasks as well as facilitating communal activities and 

services to provide for this specific client group’s general well-being. The enhanced cost for 

this service is £22.52 PW added to rent levels.  An optional Careline service funded by Adult 

Social Care is provided at £400,000 per annum.  Careline provides security through a 

telephone link to a tenants’ home 24 hours a day, 365 days a year to help residents maintain 

their independence and live in their own home for as long as possible. 

Access to the schemes is based on housing need and eligibility. There is currently no market 

provision in-borough. In addition there are 114 units of extra care housing which provides 7 

day a week 24 hour care person centred to support changing need. Allocations to extra care 

provision are via Adult Social Care rather than the housing register. 

A housing support service is available across tenures for people requiring practical support 

and advice with the aim of maintaining independence. 

Housing Supply 
 
The Council supports major regeneration and growth in the borough’s five regeneration 
areas and the borough’s Local Plan proposals aim to:  
 
• Deliver 25,800 new homes in the period 2015-2035 to meet local housing needs and 
enable local residents to access affordable homes to buy or rent;  
• Deliver 49,500 new jobs in the period 2015-2035, providing a range of skills and 
competencies and supported by initiatives to enable local residents to access employment 
and training; and  
• Deliver new physical, social and environmental infrastructure that meets the needs of new 
residents as well delivering tangible benefits for surrounding communities. 
 
Housing Strategy Action 2 states that the Council will develop and implement an affordable 
housing delivery strategy designed to draw together all available resources to the Council to 
maximise affordable housing delivery over the 2015-2025 Local Plan period. Where the 
Council provides ‘leverage’ through land and/or funding, affordable housing requirements 
with the aim of exceeding the overall 40% affordable housing target set out in this section 
with an emphasis on increased provision of social rented housing. The five regeneration 
areas will play an important role in delivering significantly more market and affordable 
housing over the next 20 years as well as this small and medium sites can play an important 
role in contributing to housing targets. The Council wants Hammersmith & Fulham to attract 
housing developers, particularly housing associations to build genuinely affordable housing. 
Collectively, housing associations have 12,450 rented affordable homes. (LBHF are currently 
on target for both the lifetime homes indicator and 10% wheelchair accessible) 
 
The main new provision for older people will be new extra care units in White City which are 
due to be delivered in 2021. These will include 65 affordable units set at Local Housing 



Allowance levels and 15 shared ownership units which will be available via the Council’s 
Home Buy scheme. There are currently no proposals for market provision of sheltered 
housing or downsizing properties. 
 
LBHF is meeting its target for 100% of new developments to Lifetime Home Standard and 
10% wheelchair accessibility. 
 

Fuel Poverty 

A household is said to be in fuel poverty when its members cannot afford to keep 

adequately warm at reasonable cost, given their income – when a household’s required fuel 

costs are above the median level; and if they were to spend what is required, then the 

household would be left with a residual income below the official poverty line.  Cold homes 

are linked to an increased risk of cardiovascular, respiratory and rheumatoid diseases, as 

well as hypothermia and poorer mental health.   

2014 Fuel Poverty data shows a higher proportion of fuel poor households in the borough 

compared to both the London and national averages (see below table). Between 2013 and 

2014 there has been an increase of 2.3 % points in the number of H&F households in fuel 

poverty (+2,478); this compares to 0.8 and 0.2 % point increases in London and England. 

There is no breakdown available by tenure types, but an initial analysis looking at the  

correlation (at LSOA level) between the level of fuel poverty and  % tenure splits shows that 

areas with the largest proportion of H&F households living in private rented sector have the 

highest levels of fuel poverty; this is closely followed by owner occupiers. Conversely, the 

areas with the highest proportion of households living in social rented accommodation 

show the lowest levels of fuel poverty – particularly for those households renting from the 

Council. 

LA Name Estimated no. 
of Fuel Poor 
Households 

2013 

Proportion of 
households 

fuel poor (%) 
2013 

Estimated no. 
of Fuel Poor 
Households 

2014 

Proportion of 
households 

fuel poor (%) 
2014 

% point 
change 

Hammersmith and Fulham 8,500 10.3% 10,978 13.6% +2.3% 

London 326,114 9.8% 348,215 10.6% +0.8% 

England 2.35m 10.4% 2.38 m 10.6% +0.2% 

 

Fuel poverty can be alleviated through income maximisation initiatives for householders, 

such as benefits entitlement checks and winter fuel and cold weather payments, improved 

home energy efficiency through (grant funded) heating and insulation improvements and 

energy efficiency advice, and through reduced fuel costs through the warm homes discount, 

fuel switching, tariff switching and fuel debt grants.  However, the prevalence of flats and 

pre-war stock in Hammersmith and Fulham affect the effectiveness of such initiatives. 

 

8. Direction of travel 
 



In line with national and regional policy Hammersmith and Fulham’s approach to housing 

for older people is to promote independence and support people within their own homes. 

There are a range of preventative services available funded by Health and the local 

authority, all designed to promote independence and reduce the need for more intensive 

services and are delivered with a focus on supporting people to remain at home.  

Hammersmith and Fulham faces a number of local challenges of high rents, high housing 

prices, local stock that doesn’t easily meet the needs of physically disabled and shortage of 

affordable rented housing evidenced in both the Housing Strategy (2015) and Strategic 

Housing Market Assessment (2014). Alongside these challenges is the national policy agenda 

of welfare reform reducing benefit levels; Local Housing Allowances that cap the level of 

Housing Benefit that can be paid, below the market rent; The Housing and Planning Act 

2016 which contains the requirement for councils to dispose of higher value properties as 

they become vacant.  

Since 2010, Government funding to Hammersmith and Fulham Council has reduced by 

£66m with a further reduction of £33.6m expected between 2015/16 and 2019/20.  To 

meet changing need and demand in such complex circumstances the Council has initiated a 

smarter budgeting programme and will continue to work closely with partner agencies such 

as the NHS, Public Health and Adult Social Care providers to explore innovative approaches 

to delivering improved outcomes with significantly reduced resources. In practice this 

means that the council in partnership with strategic partners needs to look at how it can 

best structure itself and services in order to deliver better outcomes in a more cost effective 

and efficient way and reduce demand for more intensive services.  

 

The Council intends to get the best value and use from existing resources and provision as 

well as exploring with health and housing association partners how best our housing offer 

can be shaped to meet increased  demand and changing needs in order to support our 

policy approach to meet residents’ aspirations.  

Hammersmith and Fulhams Older People’s Housing Strategy is a non-statutory document 

which sets out the framework and priorities for action and engagement with partners 

agencies. It flows from and links to:  

Hammersmith and Fulham’s Housing Strategy 2015 - a statutory strategy which sets out the 

Council’s intention to increase the amount of genuinely affordable housing being delivered, 

improve the private rented sector and consider options for the future of the Council’s 

housing stock via a residents’ commission. The Housing Strategy also includes commitments 

to ensure that there are adequate housing options to support older people including the 

adequate provision of aids and adaptations and disabled facilities grants for private sector 

households. The Housing Strategy includes a number of actions that are directly relevant to 

the development of an older people’s housing strategy:  

 Build on the JSNA across LBHF, Westminster and Kensington and Chelsea on health 
and disability housing needs and undertake further detailed work with partners and 



stakeholders to examine what housing options are required to meet future demand 
and changing needs.  

 Improve the recording, and matching, of adapted properties to ensure the best use 
of stock.  

 Seek to deliver new mixed use extra care units in borough including private for sale 
units for older people. 

 Map the system for updating and maintaining the accessible housing register and 
make recommendations for improvements.  

 Review and improve the system for void notification and allocation of adapted 
properties.  

 Explore with Adult Social Care and Health department initiatives that could provide 
any innovative preventative services. 

 

The Council’s JSNA (2013 - 14) and Health and Wellbeing strategy (2013 – 15) include the 

priority: ‘Better access for vulnerable people to sheltered housing’. The strategy sets out the 

aim to support people to live in suitable accommodation as they age and which allows them 

to manage their health at home rather than having to be admitted to hospital or needing to 

be placed in short or long term nursing care. H&F’s JSNA estimates the need for an 

additional 1000 unpaid carers over the next decade as currently the level of unpaid care in 

the borough is the 3rd lowest nationally. This gap in unpaid carers could have a significant 

impact on statutory services which may be required to step in where no informal care 

arrangements exist. The Health and Wellbeing strategy is currently in the process of being 

updated. 

 

The Draft Local Plan Borough Wide Policy HO7 addresses meeting the needs of people who 

need care and support. This policy sets out the requirement for new special needs housing 

proposals to establish the need for the development, have facility standards that are 

satisfactory and suitable for the intended occupants with a good level of accessibility to 

public transport and other facilities and that are not detrimental to the amenity of the local 

area and services. 

Poverty and Worklessness Commission 

This Commission was launched to identify and tackle the long term causes of poverty and 

worklessness. It has identified the priority of ‘Improving Wellbeing of Vulnerable Older 

People in the Borough’. 

 

9. What we are already doing 
There are a range of existing preventative services and housing options for older people in 

Hammersmith and Fulham funded by Health, Housing, Housing Associations and Adult 

Social Care and other third sector funders which all contribute towards maintaining and 

promoting independence and these include: 



Accommodation: 

 Sheltered Housing – Housing for people aged 60 and over who are eligible provided 
by Council or Housing Association. Additional support provided through Careline 
service and specialist housing officers who will visit the schemes daily. Access is via 
the Council’s Housing Register for those who meet eligibility and have a housing 
need. 

 Extra Care Housing  - Housing for people with support needs – support available on 
site 24 hours a day, 7 days a week. Adult Social Care assess eligibility and make 
referrals. 

 Residential Care -  Private rooms with 24 hour care facility. All residents receive 
domestic care and some degree of personal care. Adult Social Care assess eligibility 
and make referrals. 

 Nursing Care - Private rooms with 24 hour care facility. All residents receive domestic, 
personal and nursing care. Adult Social Care assess eligibility and make referrals. 

 

Preventative services 

 Community Independence Service –  multi agency service working with older people 

(often following discharge from hospital but also via community referrals) to 

promote independence and prevent further deterioration. Adult Social Care assess 

eligibility and make referrals. 

 Disabled Facilities Grant and Aids and Adaptations – service that co-ordinates the 

assessment and delivery of major and minor adaptations to council stock and 

applications for disabled facilities grants in private sector households and registered 

social landlord. 

 Floating support – time limited housing support available across tenures with the aim 

of solving a housing crisis and supporting older people remaining in their own homes. 

 Befriending services – There are a number of third sector commissioned services to 

provide a range of befriending services to vulnerable older people across tenures 

 ASC Care at Home service – Home Care services to provide domestic and some 

personal care support. Adult Social Care assess eligibility and make referrals. 

 Meals Service – hot meals service delivered to people’s homes for eligible older 

people. 

 Community Shopping Service – for those who could not otherwise do their own 

shopping provides transport to supermarkets and assistance with shopping. 

 Local Authority Occupancy Team – works with Local Authority Social Housing tenants 

to help residents to move into more suitable accommodation. 

Advice 

 H&F Advice  – Housing Advice Service for residents in housing need. 

 People First website – online resources for older and disabled residents and their 

carers to access information about maintaining independence and well-being. 



 Age UK – Advice and Information services covering areas such as money, housing and 

care 

 

10.   Principles and Priorities for Action 
 

11.  Priorities for action 
 

Priority 1 - Better understand the housing options older people need and 

want 

It is clear from national research that the majority of older people prefer to receive care and 

support to remain in their own home as they age and their needs change. In Hammersmith 

and Fulham the majority of older people live in social rented and private rented 

accommodation with the majority of these people living in areas of multiple deprivation 

which suggests that it is unlikely that these older people would be in a position to afford 

market or some affordable housing products. National evidence also shows that a significant 

minority would consider a move if the right options, advice and information were available. 

In reality many older people are making decisions about housing at a point of crisis often 

related to their health or care needs and this can result in distress and reactive decision 

making and highlights the importance of encouraging people to think about housing options 

at an early stage. Both Haringey and Brent Council have recently developed new older 

people’s provision across tenure. 

The future older population in borough will not be the same as the older population today 

and the predicted demographic shift in the borough offers an opportunity for the Council to 

re-assess the availability and suitability of the existing older people’s housing offer.   

However, there is a gap at a local level in understanding what the barriers are to moving and 

what housing options older people will consider. The Council and other housing providers 

need to better understand future demand so that this can help shape the existing offer and 

inform new development. There needs to be a clearly articulated and evidenced message 

about the housing needs and requirements for older people in the borough which can be 

communicated to developers and partner organisations. 

To achieve this priority we will: 

Action Specifically in 2016 – 17 and 17/18 

Undertake focused consultation with older 
people in the borough 

Identify opportunities to include questions 
around older people’s housing options in 
any future surveys and consultations. 
Explore with other partners the feasibility 
of running focus groups with older people 
on housing options. 

Improve the evidence base to support 
decision making 

Undertake further detailed work with 
Housing Associations, Health and other 



partners to examine what housing options 
are required to meet future demand and 
changing needs.  
 

 Undertake detailed benchmarking with a 
number of other London boroughs. 

 Undertake a more detailed needs analysis 
and modelling using findings from sheltered 
housing needs assessment. 

                                                                                                                  Work with public health on the findings 
from the Health and Care JSNA 

 

Priority 2 - Maximising use of existing social housing stock  

The majority of older people living in Hammersmith and Fulham live in general needs 

housing with over 53% living in social rented or private rented accommodation. The 

percentage of people aged 65 and over owning their own property in Hammersmith and 

Fulham is just over 46% which is significantly less significantly less than the national figure ( 

78%) and a third less than the London rate (68%). There is a strong correlation between 

areas of social deprivation, social housing and the location of the older people’s population 

and high levels of over 65’s experiencing income deprivation. Given the cost of local housing 

it is unlikely that the majority of older people in social or private rented will be able to 

afford either market or some affordable housing products and there will be many owner 

occupiers who are asset rich with very limited disposable income. 50% of older people in the 

borough have one or more rooms than they require which is significantly higher than both 

the London (33%) and National figure (22%) this suggests the need for a more targeted 

downsizing initiative. 

One of the most important resources that the Council has is its own stock of housing and 

that of local housing associations. However much of this stock does not lend itself well to 

the needs of those with physical disabilities which are prevalent in the older people 

population. In the 2015 Housing Strategy we said that the Council needs to be more 

innovative and proactive in its approach to identifying housing options for older people 

from existing social housing. Given the scarcity of accessible stock the Council needs to 

ensure that existing adapted and accessible stock is matched appropriately to support good 

housing outcomes and minimise waste. 

Downsizing offers a useful tool to encourage older people under-occupying their property 

into a more suitable housing option freeing up larger stock for families on the housing 

register. For the downsizing offer to work effectively a number of barriers need to be 

addressed and these include bedroom size, moving experience and the quality and standard 

of void at tenancy handover. 

 

 



To achieve this priority we will: 

Action Specifically in 2016 – 17 and 17/18 

Review systems for allocation and matching 
all accessible and adapted stock. 

In line with actions in the Housing Strategy 
we will undertake a review to improve 
systems for recording and allocation 
accessible stock. This work will include 
linking with Housing Association partners. 

 Map the system for updating and 
maintaining the accessible housing register 
and make recommendations for 
improvements  
 

Work with Housing associations to ensure 
best use of social rented stock in borough. 
 

Develop a costed package of future 
proofing measures for existing LBHF and 
Housing Association stock identifying 
potential long term savings. 
 
Work with public health on the findings 
from the Housing and Care JSNA. 

Pilot an improved downsizer offer to social 
renting tenants allowing downsizers one 
bedroom above allocation and putting 
together an enhanced package addressing 
existing barriers to downsizing.                                                                                                                

Develop a business case for an enhanced 
downsize offer. 
Undertake a targeted downsize initiative 
with over 65 population. 

Review approach to future planned works 
programmes and maintenance to ensure 
future proofing in line with DDA 
considerations. 
 

Develop a protocol for future planned 
works programmes to consider options for 
upgrading existing stock in line with DDA 
best practice and to future proof stock for 
benefit of older people. 

 

Priority 3 - Increasing housing options for older people 

Good quality and appropriate housing is crucial to enabling people to stay healthy and well, 

and less likely to need more costly health and social care interventions.  There is a strong 

evidence base of the impact of poor quality or inappropriate housing accommodation. It can 

trigger health and social care needs, exacerbate existing needs and lead to early loss of 

independence and more intensive interventions. 

Whilst many older people prefer to remain in their own home – a significant number would 

consider a move and research shows that older people that complete a planned move 

report high levels of satisfaction. The current offer of older people’s housing is limited with 

no private for sale or to rent specialist or downsizer accommodation in borough. Existing 

specialist accommodation reports high level of satisfaction from residents and forms an 

important part of the older people’s offer. This strategy and its action plan provide an 

opportunity for the Council to review its specialist offer to identify how it fits in the overall 



picture of the housing offer and how it might lend itself to better meet changing demand 

and needs.  

To achieve this priority we will: 

Action Specifically in 2016 – 17 

Take a leadership role at a local level in 
identifying how best to meet changing 
demand and need and to shape the 
conversation with developers. 

Review Local Plan content and consider 
whether amendment is required. 
 
Set up a working group with housing 
associations to explore future housing 
options for older people. 
 
Review existing sheltered housing offer and 
eligibility identifying options for the future. 
 
Link with GLA on specialist housing fund. 

Pilot a mutually beneficial package for older 
people to switch between tenure.  

Develop a costed business case for a 
scheme which allows older owner 
occupiers in unsuitable accommodation to 
move to a social rented tenure and the 
local authority to use the existing property 
for social renting purposes. 
 
Test out the ‘tenure swap’ scheme initially 
to LBHF lease holders over 65. 
 
Explore uptake of ‘Homeshare’ initiatives 
locally. 

Deliver an additional 80 units of extra care 
in White City (including 15 shared 
ownership) . 

 

In partnership with Health and Adult social 
pilot a new approach to housing options 
advice for older peoplewhich is integrated 
with People First information offer. 

Review advice and information on housing 
options for older people with a view to 
developing a clearly articulated offer and 
pathway. 
 

 

Priority 4 -  Focus housing and support services around prevention to 

promote older people’s independence and reduce social isolation and 

loneliness. 

Across Health, Adult Social Care and Housing there are many opportunities to prevent, delay 

and reduce the needs of older people and this has been identified across a number of 

strategic documents across the Council. There are a number of tools available to support a 

preventative approach and these include making changes to a property to meet someone’s 



physical needs through aids and adaptations and Disabled Facilities Grants, adopting and 

improving the use of Assistive Technology, ensuring new stock is built to Lifetime Home 

Standards and that the target for Wheelchair accessible properties is met. As well as this 

there are support services such as floating support to provide additional support to maintain 

independence. Fuel poverty continues to remain a significant problem in London with the 

numbers increasing rather than decreasing and cold homes are a significant factor in winter 

deaths and hospital admissions.  

In Hammersmith and Fulham there are around 43% of older people living alone and the 

majority of these households are likely to be made up of single women. Loneliness can have 

a significant impact on health and psychological wellbeing which may also lead to higher 

care costs. 

The recent Housing and Care JSNA across Hammersmith, K&C and Westminster has found 

that commonly residents in touch with one service or facility will benefit from others but 

may not find their way to that service in a timely fashion.  The pressure on resources and 

the volume of residents needing some level of support requires local authorities to secure 

greatest impact from each contact with a resident, with all contracted services and 

providers actively promoting and facilitating engagement with health and wellbeing – 

focusing on self-reliance, self-care or appropriate access to the right service at the right 

time.  

To achieve this priority we will: 

Action Specifically in 2016 – 17 and 2017 -18 

Deliver an integrated preventative 
approach across health adult social 
care and housing. 

Work with adult social care and health to 
develop a single housing pathway for older 
people that can be used by residents and other 
professionals and that links with existing 
information and advice. 

 Review current DFG and aids and adaptations 
services to ensure processes are working as 
smoothly as they can and to understand likely 
impact of future demand on this budget. 
 

 Link with Hammersmith and Fulham’s poverty 
and worklessness commission workstrand to 
combat isolation and loneliness. 

 Link with the Health and Wellbeing Board to 
deliver an integrated approach between Health, 
Housing and Social Care in particular the 
opportunities that assisted technology can 
offer. 

 Build partnerships with Housing Associations to 
identify potential budget savings delivered 
through a more integrated approach to 
prevention. 



 Review approach with Health and Adult social 
care to tackling Fuel Poverty and cold homes. 

 Work with public health on the findings from 
the Housing and Care JSNA. 

 Agree mechanisms between health, adult social 
care and housing to deliver integrated 
assessment to minimise duplication of effort. 
 

 

 

 


