hsf\/

putting residents first

London Borough of Hammersmith & Fulham

Housing, Health And Adult
Social Care Select

Committee

Supplementary Agenda

Tuesday 17 July 2012
7.00 pm

Courtyard Room - Hammersmith Town Hall

MEMBERSHIP

Administration:

Opposition

Co-optees

Councillor Lucy Ivimy
(Chairman)

Councillor Joe Carlebach
Councillor Oliver Craig
Councillor Peter Graham
Councillor Steve Hamilton
Councillor Peter Tobias

Councillor lain Coleman
Councillor Stephen Cowan
Councillor Rory Vaughan

Maria Brenton, HAFAD

CONTACT OFFICER:

Sue Perrin

Committee Co-ordinator
Governance and Scrutiny

®:

020 8753 2094

E-mail: sue.perrin@lbhf.gov.uk

Reports on the open agenda are available on the Council’s website:
http://www.lbhf.gov.uk/Directory/Council_and Democracy

Members of the public are welcome to attend. A loop system for hearing impairment
is provided, along with disabled access to the building.

Date Issued:

10 July 2012




London Borough of Hammersmith & Fulham

Housing, Health And Adult Social Care

Item
10a

Select Committee

Agenda
17 July 2012
Pages
HOUSING STRATEGY CONSULTATION 1-152

THIS SUPPLEMENT REPLACES ITEM 10 ON THE AGENDA

The attached draft housing strategy documents, approved at Cabinet on
21% May 2012, are presented to the Committee for consultation. They
replace the old version of the Housing Strategy which was inadvertently
circulated at item 10 on the agenda.

The following documents are attached;

Page 1 — Building a Housing Ladder of Opportunity — Report to Cabinet
21 May 2012

Page 25 — Draft Housing Strategy

Page 45 — Draft Tenancy Strategy

Page 70 — Draft Housing Allocation Scheme

Page 115 — Draft Homelessness Strategy

Page 138 — Case Studies

Page 143 — Initial Screening Equality Impact Analysis



Agenda ltem 10a

r\_// London Borough of Hammersmith & Fulham
h&.f Cabinet

putting residents first

21 MAY 2012
CABINET MEMBER BUILDING A HOUSING LADDER OF Wards:
FOR HOUSING OPPORTUNITY INCORPORATING:DRAFT All
Councillor Andrew HOUSING STRATEGY
Johnson DRAFT TENANCY STRATEGY

DRAFT SCHEME OF ALLOCATION
DRAFT HOMELESSNESS STRATEGY

The purpose of this report is to seek Cabinet’s
approval and endorsement of the documents
listed above for public consultation including
interested parties and the Mayor of London who
is a statutory consultee.

The draft Housing Strategy provides an
overarching framework for the other documents
and for the Council's Housing activities as a
whole. There are 3 key themes of Delivering
Major Economic and Housing Growth, Tackling
Economic and Social Polarisation and Managing
a better, streamlined council housing service. It
sets out the Ladder of Housing Opportunity and
the vision of social housing as a staging-point,
not a final destination.

The draft Tenancy Strategy proposes fixed-
term tenancies for new social housing lettings,
typically 5 years, but 2 years in cases such as
special schemes for working households

The Scheme of Allocation will significantly
increase the proportion of social housing lettings
allocated to working households and those
making other contributions to the community and
promotes Local Lettings Plans to produce more
balanced communities. It proposes changes to
the inefficient Housing Register to clarify who
qualifies for Housing and restricts access to the
Register to those who have a reasonable
chance of being housed. The report proposes
ending the Choice-Based Lettings system which
creates false hopes and expectations for
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CONTRIBUTORS

EDHRD
DHOSED
ADLDS
EDFCG

HAS A EIA BEEN
COMPLETED?
(initial screening)
YES

HAS THE REPORT
CONTENT BEEN
RISK ASSESSED?
YES

applicants.

The draft Homelessness Strategy sets out how
the Council will meet its a statutory obligations
but also proposes breaking the link between a
homelessness application and a social housing
tenancy through using new powers to discharge
duty into the private sector.

The proposed changes will yield significant
General Fund savings from 2014/15.

Recommendation(s):

That the Draft Housing Strategy, Draft
Tenancy Strategy , Draft Scheme of
Allocation and Draft Homelessness Strategy
documents for public consultation with the
interested parties identified in section 9 of
this report be approved.
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1.1.

1.2.

INTRODUCTION AND EXECUTIVE SUMMARY

The Housing environment is in a period of significant change both
within the borough and externally. It is therefore a timely moment for
the Council to set out its strategic position on a range of issues that
now need to be addressed. The Localism Act 2011 has brought
discretions and opportunities in the area of social housing, Right to
Buy discounts have been increased bringing home ownership within
the reach of many council tenants once again and clear progress is
being made in the major Opportunity Areas for regeneration in the
borough.

This report introduces four documents which provide a statement of
the Council's intent in driving forward the housing agenda and
Building a Housing Ladder of Opportunity. These are consultation
drafts of the;

Housing Strategy
Tenancy Strategy
Scheme of Allocation
Homelessness Strategy.

The purpose of the different documents is summarised in Annex B.

1.3 The framework set by the Draft Housing Strategy is set out below in

Section 2. Key points from the rest of the report are as follows;

Tenancies

Currently most social housing tenancies are granted on a secure /
assured tenancy basis. This takes no account of changes in
household circumstances, can lead to a poor use of housing
resources and provides little incentive for promoting personal
aspiration, for example to move into home-ownership or the making
of contributions to building successful communities;

Existing tenants will be unaffected by the new proposals;;

However, most new tenancies will be for a fixed term. Usually this will
be for 5 years but with exceptions of 2 year tenancies in certain
circumstances, for example where there are special schemes for
working households within Local Lettings Plans.

New tenancies in sheltered accommodation and for other older
residents and for those with special housing or health needs would
still be on a secure / assured basis.

Many tenancies will be renewed but this will provide the Council with
the opportunity to review how the tenancy has gone and whether the
circumstances which led to its being granted still apply.

Priorities for Allocations

The current system of allocating social housing has successfully
provided for people who are vulnerable and who cannot house
themselves. However, it has also created concentrations of people on
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Housing and Welfare Benefits and some disadvantaged communities
which are not sufficiently balanced or cohesive. The system has also
disadvantaged households on low or modest incomes which are not
in a position to buy or rent on the open market but whose need for
housing may be as great as those who have been housed.

e The new Scheme of Allocation will give a greater priority to those who
are working, those in training leading to employment and those
making a significant contribution to the community and as a result a
significantly higher proportion of lettings will go to such groups.
Examples of a community contribution would be ex-service personnel
and foster carers.

e A system of Local Lettings Plans would serve to deliver mixed,
balanced and sustainable communities in particular areas; this would
include giving access to households on the Home Buy register to
short-term tenancies as a prelude to low-cost home-ownership
options.

Housing Register

e The Housing Register is an inefficient mechanism for applying for
Housing and creates false hopes and expectations for applicants.
Most applicants have no chance of being housed and as many as
1in 5 are from outside the Borough.

e |t is proposed to introduce more rigorous qualification criteria
such that only people with a reasonable prospect of being
housed will be accepted on to the Register. A local connection of
at least 5 years is proposed as a qualification criterion.

System for Allocating Social Housing

e The Choice-Based Lettings system attracts many bids for each
letting, the great majority of which are futile and/or unrealistic. On
the other hand, some applicants on the Housing Register rarely or
never bid.;

e It is proposed to replace the CBL system with a system of
“Assisted Choice”. Applicants will be offered a number of options.
This could include a social housing tenancy or private sector
accommodation; declining an offer would be reflected in an
applicant’s status on the Housing Register;

e The aim would be to deal with cases quickly and provide high
quality advice, particularly to those people who are vulnerable for
health or other reasons.

Homelessness

e The homelessness system provides for people who are vulnerable
but can also create perverse incentives to leave accommodation;

e Under these proposals the Council will continue to meet its
statutory obligations, but there will no longer be an automatic link
between a homelessness application and a social housing
tenancy. It is proposed that the Council use its prospective powers
to discharge its duty in the private housing sector.
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1.4

2.

2.1

(a)

(b)

Hammersmith & Fulham is amongst the first authorities formally to
bring forward proposals arising from the Localism Act. Some of the
proposals of other London Boroughs that have initiated consultation on
their response to the Act reflect those in this report. For example,

LB Havering is anticipating fixed-term tenancies with a norm of 5
years;

LB Brent is exploring how flexible tenancies could help make best
use of the housing stock, probably withy a minimum 5 years as a
norm. The Authority is also minded to exclude applications from
anyone not resident in the Borough and those who have no prospect
of being housed and to use the flexibility offered to extend the use of
private rented households for homeless households;

Royal Borough of Kensington & Chelsea proposes 5 year flexible
tenancies as the norm with older tenants and those with a substantial
disability or illness being granted secure or assured tenancies;
Westminster City Council proposes 5 year flexible tenancies as the
norm with a 2 year tenancy for specific groups, eg young people
saving for a deposit. WCC also propose secure tenancies for older
residents.

THE FRAMEWORK SET BY THE HOUSING STRATEGY

The Draft Housing Strategy is attached as Appendix A. A cross cutting
theme of all the Council’s future work on Housing will be our ambition to
Build a Housing Ladder of Opportunity. The Council aims to achieve
this in a range of direct ways, such as through the reinvigorated right to
buy to council tenants; increasing discount market sale opportunities in
new housing developments; delivering new housing through the Local
Housing Company; promoting shared ownership and other ‘First Steps’
opportunities such as slivers of equity in Council homes. Our broader
objective is to treat affordable housing as a valued, integrated and more
accessible segment of the housing market, playing a greater part in
regenerating local communities and local economies. To achieve this,
the Council will:

Deliver Major Economic and Housing Growth — To be achieved
using housing investment acting as a catalyst for wider socio economic
change. Hammersmith & Fulham is uniquely positioned to continue that
through delivery of its five regeneration opportunity areas, three of
which are identified by the Mayor of London as strategic priorities and
via its Local Housing Company.

Tackle Economic and Social Polarisation — To be achieved by
promoting Right-to-Buy and creating low cost home ownership
initiatives such as slivers of equity and part-rent and part-buy in Council
housing using more imaginative and flexible approaches to estate
regeneration; allocations policies prioritising working households; local
lettings plans and flexible tenancies.
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(c) Manage a better, streamlined council housing service — To be
achieved through more effective and efficient housing and leasehold
management services with clear, realistic performance targets using
other housing management service providers as required to increase
resident satisfaction with repairs, resident involvement and dealing with
Anti-social behaviour.

3. THE CURRENT SOCIAL HOUSING SYSTEM AND THE CASE FOR
CHANGE

3.1 The current system in which people apply for social housing in
Hammersmith & Fulham, are allocated a home and then occupy it can
be summarised as follows;

¢ An “open” Housing Register, open to all applicants, whether within the
borough or not, as long as they are not specifically rendered ineligible
by statute; the total on the Register is 10,300 and 1 application in 5 is
from outside the borough;

e Applicants are placed in one of 4 bands (A to D) on the register
according to their assessed level of priority for Housing; 94% of
applicants are in one of the two lowest bands;

e Applicants “bid” for specific properties on a “Choice-Based Lettings”
(CBL) scheme called “Locata.” The properties are provided either by
the local authority or by Registered Providers (Housing Associations.)

¢ Bids are made using the priority afforded by an applicant’s place in the
banding system; a higher band will outbid a lower band and within the
same band an applicant with an earlier application date will outbid one
with a later date; a total of 131,000 were made in 2010/11.; the average
number of bids for 3 bedroom properties was 157.

e Far fewer properties are available than there are applicants and as a
result most bids and indeed most applications are unsuccessful; in
2011/12 and net of transfers fewer than 500 lettings were available;

e Special quotas are made available to ensure a minimum number of
properties are allocated to specific groups, e.g. those in employment,
people who are vulnerable or residents who are nominated by Adults or
Children’s services;

e The Council has a statutory duty to give “reasonable preference” to
particular groups set out in legislation, including homeless households;

o Homelessness legislation requires the authority to assess applications
from those approaching it as homeless, to secure temporary
accommodation while an application is being assessed and to provide
accommodation on a permanent basis where a rehousing duty is
accepted,

e Since the demand for permanent accommodation for homeless
households cannot be met immediately, such households can spend a
considerable period in temporary accommodation, usually accessed
from private landlords. There are over 900 such households placed by
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3.2

3.3

the Council and increasingly their accommodation is being provided
outside the Borough,;

e Where a permanent allocation is made to social housing in the

Borough, this is almost always on a secure or assured tenancy basis.

The social housing system operated at present was originally built on
the best of intentions. But in its effects it can be said to be unfair to
certain groups, to give false hopes and expectations, to create
perverse incentives to particular categories of applicant, to make
inefficient use of resources both of assets and staff and not sufficiently
to promote personal responsibility and economic growth which are
amongst the key objectives of the Borough’s Housing Strategy. This is
set out in more detail below.

The Housing Register and the Bidding System:

Key Statistics;

The Housing Register;

- At the beginning of April there were 10,300 households on the
Housing Register;

- Of these (49%) were within the lowest priority band (D) and 94%
within the lowest 2 bands (C and D).

- In 201112, there were 619 lettings to social housing. When
transfers are excluded, this figure drops to 470 lettings;

- 19.5% of applications were from outside the Borough;

- 2766 applicants had been on the Register for over 5 years and 478
for over 10 years;

- One applicant joined the register on 19 April 1976, almost 36 years
ago;

Choice — Based Lettings;

- In 2010/11 a total of 131,343 bids were made for property;

- The average number of bids for 2 bedroom properties was 84 and
for 3 bedrooms 157;

- The record number of bids for one property is 542;

- In 2010/11, 914 applicants on the Register made no bids for
accommodation;

- 7100 applicants have only ever made 3 bids or less or have never
bid;

- 363 homeless households have never made a bid for
accommodation;

- In 2010/11, there were 92 instances where the successful bidder
refused the offer of accommodation;

- The record number of refusals by any one household is 6.
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Like most local authorities, LBHF uses a housing register to assess
priority for social housing. There are 4 bands, A to D, in decreasing
order of assessed housing need.

Band A; Emergency and very severe housing need,;

Band B, High priority applicants with an urgent need to move;

Band C; Others with an identified housing need and within the
Statutory “reasonable preference” categories;

Band D; All other registered applicants.

Most allocations are via a bidding system — Choice-Based Lettings
(CBL). If applicants “bid” for a property, the bid from the highest band is
successful and within each band the bids are assessed in date order
from the original application.

Although this is a form of queue it has its own special rules, such that
for many people the longer they wait, the further they get from the front.
There are now a number of significant of problems with this system;

Anyone can apply to go on the register, unless they are ineligible for
reasons such as their immigration status. Applications can be made
from outside the borough and even outside the UK;

As a result the register is very lengthy — 10,300 at the latest count. 1 in
5 applicants live outside the Borough;

Against this, the resources available, in the form of lettings in social
housing are very limited. Exclusive of transfers, the number in 2011/12
was 470;

The large majority of people on the register therefore have no chance
of ever being housed within this system. Many stay on the register a
long time and more than 1 in 4 have been on the register for more than
5 years. The system could be said to lack fairness and transparency
for residents and to create false hopes, false expectations and
frustration amongst applicants;

Most properties advertised within CBL receive large numbers of bids.
Because of the number of applicants, most of these bids are futile.
Many applicants are bidding many times without any prospect of being
successful. A total of 131.000 bids were made in 2010/11 and on
average each 3 bedroom property attracted 157 bids;

On the other hand, some people on the Register do not bid at all or if
they do, do so on a limited basis only once they realise the real
prospect of being successful. In 2010/11, 914 applicants did not make
a bid. In all, 7,100 households have made 3 bids or less or have never
bid;

There are 363 cases where homeless households have made no bids
for accommodation;

Sometimes the successful applicants refuse the property; this occurred
on 92 occasions in 2010/11; although strenuous efforts are made to
avoid this, this increases the risk of delays in letting the property and
hence loss of rental income;
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3.4

All applications require some level of administration even if there is no
prospect of it resulting in a successful allocation of property. Many
applicants make enquiries about their position. As a result there is
unnecessary cost in administering the system and a less than optimal
balance between the resources available to deal with cases of
vulnerability or severe housing need and those where there is little or
no housing need.

The Homelessness Process

Key Statistics;

In 2010/11, 2521 approaches were made to the Council’s Housing
Options Service. 6. 5% of these cases resulted in a homeless
application.

- In 2010/11, 345 formal homelessness applications were made; of
these, the majority, 181, were not accepted;

- Of those cases not accepted, the reason in 27% of cases was that
the applicant was found not to be homeless and in another 37% of
cases not to be in priority need. Intentional homelessness was found
in 17% of cases and 18% of cases were found not to be eligible for
assistance;

- Where applications were accepted, over 1 case in 3 was where the

household had been excluded by their family, relatives or friends.

The next largest category ( 27%) was where the household had lost

rented or tied accommodation.

Homelessness legislation has provided an important safety net for
people in the borough who through no fault of their own have housing
that is insecure or, in a few cases, who literally have nowhere to stay.
The system has been successful in helping people who are vulnerable.
This will continue to be case. For many years the Council has
recognised that the best approach is to intervene to prevent
homelessness before it occurs and to obviate the need for a formal
homelessness application. Substantial resources have been
successfully deployed to achieve this and to assist residents to find
accommodation in the private sector.

However; the current system has some unsatisfactory consequences
and can create perverse incentives. For example:

If a homelessness application is made and accepted the resident is
almost always placed in temporary accommodation. However, they are
awarded preferential status within the existing allocation system for
permanent housing. This means that, at some point, however long
they wait in temporary accommodation, they are effectively guaranteed
a social housing tenancy. This is the case even if their objective level of
housing need is less than other residents in the borough who have
chosen, for whatever reason, not to make a homelessness application;
The largest single category of homelessness applications is from
households which have been excluded from their existing
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3.5

accommodation by their own family, relatives or friends. While in many
cases the home circumstances may be unsustainable, the system and
the prospect of a social housing tenancy can act as a perverse
incentive for applications to be made;

e As a result, a significant proportion of general needs social housing in
the borough is allocated to households who have made and had
accepted a homelessness application. This may be at the expense of
other groups whose need for housing may have been as great or
greater.

¢ In some cases the homelessness system creates false expectations of
gaining a social housing tenancy quickly. In reality, the stay in
temporary accommodation can be lengthy. Increasingly, given the price
of private accommodation in Hammersmith & Fulham, it is outside the
borough, causing potential disruption to family life, education and job
prospects. Procuring and managing temporary accommodation is a
major and costly exercise for the Council.

e The homelessness system has generated its own bureaucracy, much
of the output of which is deciding not to accept a homelessness
application. The majority of homelessness applications are refused, but
not before an often complex investigation is carried out, often itself
subject to legal challenge by the applicant. Applicants have the right of
review of a negative decision, which again can involve a complex
investigation, is usually also refused and again is subject to legal
challenge.

The Allocations process

Key Statistics

- Approximately 70% of social housing tenants in Hammersmith
and Fulham are currently workless and dependent on
benefits.

The current system of deciding who lives in social housing has been
relatively successful in providing for people who are vulnerable and
cannot physically house themselves, for example due to their age or a
disability. However, it has also;

e Produced a concentration in social housing of people on Housing and
Welfare Benefits, with disproportionately high levels of unemployment,
which was not the intention when the property was built;

e As a consequence created disadvantaged communities and places
which are not sufficiently balanced, cohesive or economically vibrant;

e Disadvantaged other households on low or modest incomes who
cannot meet market rents or afford to buy their own home but whose
housing need may just as great as those who are housed. This
includes working households and other people who may not be working
but are training to work or people who are making a valuable
contribution to the community in another way.
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3.6

To this extent, some areas of the borough with large proportions of
social housing are not making the contribution that could to help drive
economic growth and community cohesion.

Tenancies

Key Statistics;

- in 2010, 9% of council tenants on Housing Benefit were
under-occupying their property by one bedroom or more,
while 13% lacked one or more bedroom;

- In March 2012, 355 households on the housing register were
severely overcrowded (lacking 2 bedrooms or more);

- In 2010/11, 34 council tenants were evicted for rent arrears
and 11 for anti-social behaviour.

The current system means that Council tenancies are granted on a
permanent basis and tenants have the right to stay for life unless the
tenancy is brought to an end because of a breach. While this has
brought a high degree of security for individual tenants, it;

e Takes no account of the fact that a household’s need for social housing
may be temporary;

e Can lead to a poor use of resources in that the tenancy is for life even if
household circumstances change. This can mean, for example, that
one resident is under-occupying by 2 or more bedrooms while another
family in the borough is grossly overcrowded. Again, tenants have the
right to stay in the property on a permanent basis even if their
household income rises to a level which means they could afford
shared or full home-ownership;

o Effectively gives 2 rights of succession, for example to a partner and
then, for example to a child, even if in the latter case the housing need
of the individual is less than other potential applicants;

e Provides little incentive for making contributions to building successful
communities or to promoting personal aspiration, for example to move
into home-ownership.

HOW THE CONSULTATION DOCUMENTS FIT TOGETHER

The Draft Housing Strategy sets the overarching policy framework for
taking forward the Council’s policy objectives.

The Tenancy and Homelessness Strategies and Scheme of Allocation
documents are crucial components within the overarching Housing
Strategy through which the Council will ensure that it delivers on
making flexible use of available, affordable housing stock.

The common thread running through these work streams is to ensure

that outcomes are aligned to the Council’'s ‘Borough of Opportunity’
vision which seeks to foster more balanced, mixed-income
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5.1

communities, increase and balance housing and home ownership
options and to support hardworking households in affordable housing
Tenancy Strategy — Sets out the Council’'s approach to introducing
fixed term tenancies in certain circumstances.

Homelessness Strategy — Review of the Council’'s current approach
to homelessness and development of an effective prevention
methodology that meets legislative requirements and aligns with the
Housing Strategy, Scheme of Allocation, and the Council’'s working
households’ agenda.

Scheme of Allocation — Comprehensive review of the allocations
policy with the Council setting its own eligibility rules to support its
objectives to build sustainable mixed communities, support people on a
low income who work and those who contribute positively to the
community.

SUMMARY OF PROPOSALS

Tenancies

The proposals on social housing tenancies are set out in the Draft
Tenancy Strategy. It is important to stress that these proposals will not
normally affect existing tenants. However, they will apply to new
tenancies and will gradually change significantly the way social housing
in the borough is occupied.

The Council intends to take full advantage of the opportunity to grant
fixed-term tenancies and will expect Registered Providers (mainly
Housing Associations) to do the same. This does not mean that at the
end of the tenancy tenants will not have the opportunity for renewal.
Nor will there be a presumption that a tenancy will not be renewed.
However, it will give LBHF the opportunity periodically to review
whether the rationale for granting the tenancy in the first place is still
there and to review how the tenancy has gone. If an allocation has
been prioritised for particular groups, fixed term tenancies will give the
Council the ability to ensure this is still the case. This will also
encourage good behaviour in tenancies and greater contributions to
community life and the local economy. Existing tenancies will not be
affected.

It is proposed that the standard tenancy term will be 5 years .
Tenancies would be for 2 years in the following cases, where
prospective tenants;

are aged between 18 and 25;

have a history of anti-social or criminal behaviour;

are an economically active household of any age where the Allocations
Scheme or a Local Lettings Plan had designated a special case for
working households or people making a community contribution
including where this is being provided as a launch-pad into home-
ownership; or
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5.2

e where the Registered Provider is seeking a market or intermediate rent.

Prior to considering renewal of the tenancy there would be a review of
the reason for the original award of the tenancy and whether it still
existed. Considerations would include;

¢ whether the accommodation was still suitable given the size of the
household;

e any anti-social or criminal behaviour;
the tenants’ rent record and their general management of the property;

¢ whether the commitments of working households or to making a
community contribution had been met;

¢ the income and wealth levels of the tenant and whether the tenant
could be assisted into another form of tenure such as HomeBuy.

Shorter term lettings will also be required where the Council has embarked
on regeneration schemes.

In some cases, secure / assured tenancies would still be offered. This
will include tenancies in sheltered accommodation and for other older
residents and for those with special housing / health needs.

The Council will support the statutory one right of succession and the
approach on succession rights in fixed term tenancies will reflect the
approach set out above. The detail of this will is set out in the Scheme
of Allocation.

Housing Regqister

It is proposed that access to the Housing Register will be restricted to
those people within the “reasonable preference” categories within the
housing legislation. This will ensure that only those with a clear housing
need will be admitted to the register.

Normally, access will also be restricted to applicants who can
demonstrate that they have a local connection with Hammersmith &
Fulham. This connection would be via residency, the current proposal
is that the required length of local connection would be 5 years.

It is estimated that these changes will radically reduce the number on
the register from the current level of around 10,000 and that this figure
will be more than halved. This will allow for more efficient
administration of the register and a higher-quality and effective advice
and assistance service for those who qualify. Those who do not qualify
will still be given a package of advice and assistance about their
housing options.
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5.3

5.3

The System for Allocating Social Housing

It is proposed to end the Choice-Based Lettings system. It will be
replaced by a system of “Assisted Choice” where applicants will be
offered a number of housing options. This may include a social housing
tenancy, but could also feature accommodation in the private sector or
the opportunity to buy a HomeBuy property. If an offer was declined,
this would be reflected in an applicant’s status on the Housing Register.

The aim will be to deal with cases quickly and to provide high quality
advice to residents about their options. In reducing both the time taken
to deal with applications and the total number of applicants on the
Housing Register, the aim would be to free-up time to deal with more
complex cases and to provide a more comprehensive service for
vulnerable clients, such as those with mental health difficulties or where
there are people in the household with a physical disability.

Priorities for Allocations

The Draft Scheme of Allocation sets priorities for groups applying for
Housing. The overall aim of the change will be to offer greater priority
to working households, those in training leading to employment and
those making a significant contribution to the community, while meeting
statutory obligations to offer “reasonable preference” to certain types
of applicant and as set out in Housing legislation.

The reduced numbers on the Housing Register will be placed in one of
4 bands, as follows

Band 1; Urgent need to move due to reasonable preference, local
connection and an additional priority;

Band 2; Need to move; reasonable preference plus local
Connection and Community Contribution;

Band 3; Need to move; reasonable preference, local connection
but no Community Contribution;

Band 4; Reduced Priority; need to move; reasonable preference

but with reduced priority.

The way in which different categories of applicant would be placed in
each band is set out in detail in Annex 4 of the Draft Scheme of
Allocation.

Examples of a Community Contribution would include working
households; volunteering; people in training or education; ex armed
services personnel; and registered foster carers. The list could be
expanded subject to the “reasonable preference” criteria being met.

Each year an Allocations Plan would be drawn up setting out how the
Scheme of Allocation was to be applied for that year. This would
include special quotas to ensure a minimum provision is achieved
within the “reasonable preference “ categories for specific groups. It is
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5.4

5.5

proposed that this would include an employment quota and a quota for
ex-service personnel and could include groups such as care leavers,
and nominees from Adults and Children’s social services.

The majority of allocations would be managed through this process and
allow the Council to meet its statutory obligations towards the
“reasonable preference” categories of applicant. A small percentage of
lettings would be reserved for management cases including estate
renewal decants and ex-staff commitments.

Local Lettings Plans

From time to time, the Council will adopt Local Lettings Plans for new
schemes and/or areas of the borough where it wishes to deliver the
broad objective of mixed, balanced sustainable communities. In
addition to ensuring that successful applicants for accommodation are
making a community contribution, the Council is also keen to ensure
that higher income households from the Council’'s Home buy Register
have access to rented housing on short-term fixed tenancies as a
prelude to low cost home ownership options. This will give such
households the experience of managing a household budget and also
provide an opportunity for such households to save money towards a
deposit for a low cost home ownership option. Providing this quota
does not dominate the allocations based on need, such an approach is
considered sustainable via the mechanism of local lettings plans.

Homelessness

The Council’'s proposed approach to meeting its homelessness
obligations is set out in the draft Homelessness Strategy.

The Council will continue to meet its statutory obligations towards
homeless households. It will also continue to prioritise the prevention of
homelessness and providing high-quality advice and assistance to
residents of the borough about their housing options. This will include
continuing to seek and procure access to accommodation in the private
sector. By preference this will be within the borough but as is the case
now could equally be outside it.

However, a change in approach will be that the Council will use the
new discretion in the Localism Act to discharge its homelessness duty
to a household into suitable accommodation in the private sector. This
will end the previously assumed link between a homelessness
application and a social housing tenancy. This does not mean that the
household concerned cannot gain access to a social housing tenancy;
but it will mean that access cannot be guaranteed via the making of a
homelessness application. Homeless households will sit within the
‘reasonable preference” categories within the Scheme of Allocation.
However, as with other applicants, their priority for housing will be
increased if they are working or making another form of Community
Contribution as set out in that Scheme.

Page 15



Households will be encouraged and assisted in considering a range of
options other than a homelessness application. If the option of an
application is chosen, the advice they receive will include the changed
relationship with access to social housing and the likely location
(including potentially outside the borough) of any temporary
accommodation. The household will be fully advised of their options
before deciding which route to take.

The household may still qualify for social housing through being in a
“reasonable preference” category within the Allocations system, but
there will be a more” level playing field” with other priority, reasonable
preference groups.

WHAT WILL BE DIFFERENT IN THE FUTURE

Taken together, the proposals in this paper potentially add up to a
significant cultural shift in the way social housing is accessed and
occupied and in the contribution it makes to the economy and life of the
borough. A social housing tenancy will need to be earned and its
retention worked at. It will no longer necessarily be passed from one
generation to the next.

Existing tenants of social housing will not immediately be affected by
the proposals. Over time, however, they will be impacted by the
changes, as empty homes in their area or on their estate are allocated
through the new mechanisms described.

The proposals will bring a number of major advantages;

Incentives will be built into the system to work, to train, to make a
contribution to the community, to look after the property and to behave
well and as a result a significantly greater proportion of lettings will be
allocated to working households and those making a community
contribution.;

The emphasis on contribution to the community will foster community
cohesion;

Tenants will be encouraged to look at moving into full or partial home-
ownership;

There are mechanisms to create more balanced and successful
communities; both as part of the general Scheme of Allocation and
through Local Lettings Plans

Social housing residents will make a greater contribution to the local
economy;

There will be more effective and efficient use of the housing stock on
behalf of the whole community;

It will still be a high priority to accommodate vulnerable people within
the community and to contribute towards other Council priorities such
as providing for those with a learning disability or for those with
responsibilities as carers;
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71

8.

The proposals will make more effective use of staffing resources, with
a more comprehensive service for high priority clients and leading to
savings in the cost of administering the service.

For some existing applicants for housing the proposals may at first
sight be seen as a negative development. Most people currently on the
Housing Register, for example, will no longer be and they will have
access instead to a package of advice and assistance. In reality,
however, this will not represent a material change in their
circumstances, since their prospect of receiving an offer of a social
housing tenancy is currently either minimal or nil. The new system will,
however, reduce the number of people who have false hopes or
expectations of being re-housed. Equally, those with a significant
housing need will still be eligible for assistance and those whose
position is an emergency or who have an urgent need to move, for
example because of a serious medical condition, will still be afforded
high priority.

Some applicants for housing will see their priority for housing
increased; for others it will be reduced. In some instances, existing
applicants will not be eligible to re-apply. This will principally be
because of the increased emphasis on work and the making of a
community contribution. This is one of the explicit objectives of the
changes.

Some examples of how the changes may impact on some categories of
applicant can be found in Annex A.

GOVERNMENT TIMESCALES AND CONSULTATIONS

Whilst the 2011 Localism Act has been enacted for some months, a
number of the sections are not as yet in force. Specifically, Councils do
not as yet have the power to discharge their homelessness duties into
the private rented sector. The consultation on revising the Scheme of
Allocation guidance which proposed giving additional preference to ex
armed services personnel, only recently closed. Both these new
provisions are expected to be in force later in the year. Legislation
governing homelessness is broadly unchanged and therefore the
council’s ability to effect major changes to its approach to meeting such
obligations is limited to the above mentioned ‘discharge’ powers when
available.

INTERIM MEASURES
The Council is in a position to effect changes in the way that it operates

its housing strategic role in advance of the set of housing strategy
documents being adopted by Cabinet. Specifically:
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9.1

9.2

9.3

10.

10.1

Local Lettings Plans can be adopted under the existing Scheme of
Allocations to increase the numbers of eligible working households who
are allocated accommodation for specific housing areas/schemes

The 2012/13 Allocations Plan to be adopted can include higher quotas
for categories such as ex armed services personnel; working
households; and other groups providing they meet the reasonable
preference criteria

Officers are currently considering possible interim measures around the
administration of the Housing Register prior to full implementation of
the proposals in this report.

CONSULTATION PROCESS

This suite of documents has been developed in consultation with key
staff members of the Housing and Regeneration Directorate (HRD)
with input from Environment Services and Community Services staff.
The development process has been undertaken over a relatively short
timescale and has been overseen by the Lead Member for Housing;
Executive Director for Housing and Regeneration; and Director
(Housing Options). Two ‘soft’ consultation exercises have been held
with outside housing agencies — registered providers and service
providers/users of supported housing.

The documents will require a wider consultation process with three
core audiences:

Borough residents, including tenants and leaseholders of the Council;
tenants, leaseholders and shared owners of Registered Providers (i.e.,
housing associations); and residents of other tenures in the borough

Council staff both within the Housing and Regeneration Directorate and
wider staff membership, particularly staff responsible children and the
elderly agendas as well as staff responsible for vulnerable adults such
as people with dependency issues, victims of domestic violence

Key agencies responsible for approving and/or delivering the Housing
Strategy document, e.g., Mayor of London (who will need to ensure
that the local strategy is in broad compliance with his own regional
document); private and affordable housing developers; private
landlords; providers of supported housing services; voluntary sector
agencies; local advisory agencies.

A detailed consultation plan will be developed and implemented.
TIMETABLE

The consultation strategy and communications plan will need to be
developed accordingly. On the basis that these draft documents are
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approved in May 2012 it is proposed that the public consultation
process begin immediately after Cabinet approval in order to begin the
circ. 8 week consultation period. Subsequent to the consultation and
any resulting amendments, the policies will be submitted for Cabinet
approval in Autumn 2012.

10.2 Implementation will be in phases; Both the Tenancy and Homelessness

1.

11.1

Strategies can be implemented on approval. It is proposed that the
new system for allocating properties be ready for implementation in
April 2013. Consideration is being given to the stages of implementing
the new Scheme of Allocation following approval by Cabinet, with the
intention of ‘going live’ in April 2013.

FINANCIAL IMPLICATIONS
Financial issues relating to the proposals are in four areas.

Homelessness and Temporary Accommodation

The Council has had considerable success in meeting and containing
the costs of homelessness through its Housing Options and prevention
operations and through matching the cost of temporary accommodation
to rents payable and changing Housing Benefit and Local Housing
Allowance arrangements. The HB Assist team has succeeded in
negotiating rent reductions with private Landlords of homeless
households in temporary accommodation.

The Housing Options service faces considerable challenges in
addressing homelessness particularly in the light of recent and
prospective changes to Housing and Welfare Benefit entitlement.
These arise both from increasing difficulty for some households in
sustaining a private sector tenancy and for the council itself in
procuring access to private sector accommodation within the resources
available to it. The proposals in this report may have some indirect
impact on homeless households. In particular, the prospects of a
homeless household receiving an offer of a social housing tenancy will
be more dependent in the future on their being in work or making a
community contribution within the terms of the Scheme of Allocation.
To the extent that this results in fewer allocations being made to
households applying down the homelessness route, this will increase
the need to secure access to private sector accommodation.

Against this, the new system set out in this report may be perceived as
affording less advantage to the making of a homelessness application
and may start to exert downward pressure on the number of
homelessness applications.

The impact on the general fund cost for temporary accommodation will
require careful monitoring.
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11.2

11.3

Income to the Housing Revenue Account and the Cost of Void
Properties

A key proposal in this report is the introduction of flexible tenancies in

Council property and the potential increase in the number of

households in work living in the Council’s social housing stock. The

question therefore arises as to whether this may lead to more voids

and bad debts as flexible tenancies come to an end, and hence

additional financial pressure on the HRA due to:

e additional void rent loss

¢ increased maintenance void costs

e increased staff costs due to the volume of relets required

e arisk of additional bad debts due to the increased tenancy turnover
and due to an increase in the number of tenants not on full housing
benefit

On the other hand, there are a number of potentially countervailing
factors;

While there is no presumption that a tenancy will be renewed, equally
there is no presumption that it will not. This will depend upon a case by
case assessment. It is likely that a significant number of tenancies will
be renewed and the issue of the majority of the additional void costs
will not arise. There may still be a residual impact on staff costs.

The proposals have a built-in incentive for tenants to look after their
property;

The proposals have a built-in incentive for tenants to keep a clear rent
account.

Proposed welfare reforms are likely to result in a cessation of direct
Housing Benefit payments in all but vulnerable cases. This may in any
case result in additional bad debt pressures potentially applying to all
tenancies..

The effect of the proposals on income and void costs will require
careful monitoring and revised assumptions are currently being fed into
the business plan. Any significant impact will not arise until 2014/15 at
the earliest as the first 2 year tenancies come up for renewal.

Staffing Costs

As noted above, there will be an increased cost for Housing Services in
dealing with the renewal of flexible tenancies. This will be factored into
the specification for the Medium Term Financial Strategy
Transformation of Housing Services.

Within the Housing Options service there will be some additional
general fund costs in administering a system of review and appeals
and the assessment of applicants making a community contribution.
Nevertheless, from 2014/15 this should be outweighed by significant
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11.4

12.

121

12.2

13.

13.1

General Fund savings in dealing with a reduced number of housing
applicants, albeit seeking to provide them with a more comprehensive
service.

Transitional and Development Costs

Some general fund expenditure on transitional and development
general fund cost will be required to implement the proposals. These
costs will relate to programme and project management, resident
communication and consultation, amendments to IT systems and staff
training. Currently it is anticipated that these costs can be met from the
proposed carry-forward of an under spend in Housing Options budgets
from 2011/12 into 2012/13.

RISK MANAGEMENT

A separate Risk Log has been raised and will be incorporated into the
departmental risk register once the final document contents have
been agreed by the Lead Member for Housing and the Executive
Director for Housing & Regeneration. Key risks identified include;

- A dependency on Government formally bringing into force certain
provisions, particularly in the areas of Homelessness and the
prioritisation of allocations to ex-service personnel;

- The need to secure access to additional private sector
accommodation to deal with the local impact of changes in Local
Housing Allowances and the introduction of Universal Credit in
2013.

The report incorporates and illustrates risks presented by the draft
strategies and Scheme of Allocation documents and will be managed
in accordance with the council’s project management approach.

EQUALITY IMPLICATIONS

The initial screening assesses the Draft Housing Strategy as being
broadly positive to most protected characteristics. There will be no
direct impacts arising from the approval by Cabinet of the Draft
Housing Strategy, but does give a greater likelihood (with the recent
adoption of the Borough Investment Plan) of attracting affordable
housing and wider regeneration funding in the future which will have
the potential to deliver direct positive impacts for Hammersmith &
Fulham’s residents. Separate attention will need to be given to the
proposed development of the Tenancy Strategy; revision of the
Borough's Scheme of Allocation; revision of the homelessness
strategy; and any change to the mechanism by which the Council
allocates its homes (and those of its Registered Provider partners)
where equalities impacts will need to be carefully considered.
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14.

141

15.

15.1

15.2

15.3

15.4

15.5

COMMENTS OF THE EXECUTIVE DIRECTOR OF FINANCE AND
CORPORATE GOVERNANCE

The financial implications are detailed in Section 11 of this report.
There are no additional comments at this stage.

COMMENTS OF THE ASSISTANT DIRECTOR (LEGAL AND
DEMOCRATIC SERVICES)

The Localism Act 2011 has introduced changes to the way in which a
Housing Authority can allocate social housing, the kinds of tenancies it
can grant and to the ways it can discharge its homeless duty. But not
all of the relevant provisions are in force. Taking each of these
elements in turn:

Tenancy Strategy

Section 150 (1) of the Localism Act requires to the Council to prepare
and publish a tenancy strategy setting out the matters to which the
registered providers of housing in the borough are to take in account
when formulating polices relating to the kinds of tenancies they will
grant; circumstances in which they will grant a tenancy of a particular
kind; the length of flexible or fixed term tenancies and the
circumstances in which they will renew a tenancy. In addition the
Council is required to publish its tenancy strategy by the 15 January
2013. In preparing the strategy the Council must have regard to its
current allocation scheme; its current homelessness strategy and the
London Housing strategy.

The Localism Act has amended the Housing Act 1985 to give the
Council the right to grant flexible tenancies for a minimum term of 2
years. A tenant has the right of review a decision to grant flexible
tenancy and of the decision to seek possession at the end of the term.
At the end of the term a court can only refuse to grant possession if the
review has not been carried out in accordance with the Act or if the
review decision is wrong in law. A flexible tenant has the same rights
as a secure tenant, for example the right to exchange, succession and
take in lodgers.

Scheme of Allocation

Since the Housing Act 1996 came into force all local housing
authorities have been required to publish an allocation scheme for
determining priorities and the procedure to be followed in allocating
housing accommodation. It is proposed to modify the existing
allocation scheme and in doing so the Council must have regard to the
tenancy strategy, the homelessness strategy and the London Housing
strategy.

The Housing Act 1996 requires the Council to ensure that the
Allocation scheme gives reasonable preference to the categories of
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15.6

15.7

15.8

15.9

15.10

people set out in the Act this includes the homeless those who need to
move on medical or welfare grounds. The term “reasonable
preference” is not defined in the Act but case law defines this as a
‘reasonable head start’ it is accepted that this does not guarantee a
person an allocation.

Sections 145 to 147 of the Localism Act make significant amendments
to Housing Act 1996 relating to the allocation of social housing. But at
present the provisions of the Act are only in force to the extent of
enabling local housing authorities to draft and consult on allocation
schemes and confer power on the Secretary of State to make
regulations;

The amendments will give the Council power to determine which
applicants do or do not qualify for an allocation of social housing in the
borough. Social Housing may only be allocated to a “qualifying
person”. As set out in 5.2 of the report it is proposed that only persons
who fall within the reasonable preference categories will be admitted to
the register.

Section 166A (5) of the Housing Act 1996 (as amended) provides that
the council may frame the allocation scheme to take into account
factors for determining priority of accommodation. The draft allocation
scheme propose to take into account factors such as financial
resources, behaviour and local connection. It is also proposed to give
additional priority to working households, those in training leading to
employment and those making a significant contribution to the
community.

The secretary of states draft guidance states it is for housing
authorities, after appropriate consultation to decide how to give effect
the provisions of the Act. This view is reinforced by the case of R (on
the application of Ahmad) v Newham LBC (2009). The House of Lords
held that it was undesirable for the courts to get involved in questions
of how priorities are accorded by local authorities except in rare and
extreme circumstances. It was also held that it was impossible to
argue that a housing authorities allocation scheme was unlawful unless
the basis on which it accorded priority between the reasonable
preference groups was irrational. The court pointed out that housing
allocation policy is a difficult exercise requiring not only social and
political sensitivity and judgement but also local expertise and
knowledge.

The Homeless strategy

The Homelessness Act 2002 imposed a duties on all local housing
authorities to formulate and publish a homelessness strategy every 5
years. This means a strategy formulated for preventing homelessness;
securing that sufficient accommodation is and will be available for the
homeless and securing that there is satisfactory provision of support for
the homeless. In formulating the strategy the council must have regard
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15.11

to the allocation scheme, the tenancy strategy and the current London
Housing strategy.

Section 148 of the Localism Act amends section 193 of the Housing
Act 1996 to allow housing authorities to make “private rented sector
offers” to end the homeless duty to a household. In section 5.5 of the
report it is explained that the Council proposes to make use of this
power and this is articulated it the draft strategy . However, it should be
noted that Section 148 is not yet in force.

The Public Sector Equality Duty

15.12

15.13

The public sector equality duty provisions of the Equality Act 2010
came into force on 5" April 2011 and widened the general equalities
duties with which a local authority has to comply. Amongst other things
age is now included as one of the protected characteristics to which
the general equality duties will apply and amends slightly the factors to
which authorities will need to have due regard if they are to comply with
those duties.

A full Equality Impact Assessment will be produced when the final
strategies are presented to Cabinet, so that it can be taken into account
by members before a final decision is taken. Members will have to
weigh the potential adverse impacts on the protected groups as
identified in the final EqlA, together with proposed mitigation measures;
and will have to consider these and any countervailing factors before
reaching their final decision.

LOCAL GOVERNMENT ACT 2000
LIST OF BACKGROUND PAPERS

No. | Description of Name/Ext of Department/
Background Papers holder of Location
file/copy
1. HM Government — Laying the Foundations: | Aaron Cahill x HRD / Housing
A Housing Strategy for England. 1909 Options
(Nov. 2011)
2.
Draft Borough Investment Plan Aaron Cahill x HRD / Housing
1909 Options
3.
LDF Core Strategy Aaron Cahill HRD / Housing
x1909 Options
CONTACT OFFICER: Mike England NAME: Mike England
EXT. 5344
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Building a Housing Ladder of Opportunity: Draft Housing Strategy

Consultation

This Draft Strategy sets out in broad terms the Council's approach to housing
in Hammersmith & Fulham. Central to this housing approach is creating a
housing ladder of opportunity. To make that theme a reality, three core
objectives need to be achieved:

e Deliver Major Economic and Housing Growth
e Tackle Economic and Social Polarisation
e Manage a better, streamlined council housing service

Achieving these objectives will help deliver more low cost home ownership
across the borough and also deliver a range of other housing and
regeneration outcomes that will deliver the Council's Community Plan and
Core Strategy objectives.

In tandem with this document, the Council is consulting on its Draft Tenancy
Strategy; Draft Scheme of Allocation; and Draft Homelessness Strategy, part
of its Building a Housing Ladder of Opportunity programme of work. This work
is intended to convey the Council’s intention to adopt a different housing
approach, reflecting the new environment in which local housing authorities
are now working. As well as reflecting the freedoms and flexibilities available
to local housing authorities following the passing of the 2011 Localism Act, the
new approach is intended to be more realistic, reflecting the difficult choices
individual local housing authorities are having to make when seeking to meet
its housing obligations and the impact this will have on housing register
applicants’ future expectations and choices.

The consultation period starts on 22 May 2012 and will end on 18 July 2012.

To submit your response, email xx@lbhf.gov.uk

Contact xx@lbhf.gov.uk for further information on this process.

Note: This Housing Strategy will remain a draft document until the 2011
Census data has been published and analysed. For the present, the Council
is inviting comment on the ‘direction of travel’ set out in this document.

The Council intends to adopt the final Housing Strategy in early 2013
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Introduction

The over-arching vision of Hammersmith & Fulham’s Community Strategy is
creating a borough of opportunity for all, enabling all local people to have a
real stake in the area and share in its growing prosperity. This Strategy
centres on the real contribution that housing can make to deliver that vision,
providing the catalyst for the borough’s regeneration opportunities. Delivering
these opportunities will create better places to live; more housing choice;
more local employment and training opportunities; improved transport
infrastructure; better education opportunities; and better housing and
management services for residents.

The central theme of all our future work will be Building a Housing Ladder
of Opportunity. The Council aims to achieve this in a range of direct ways,
such as through the reinvigorated right to buy to council tenants; increasing
discount market sale opportunities in new housing developments; promoting
shared ownership and other ‘First Steps’ opportunities. Our broader objective
is to treat affordable housing as a valued, integrated and more accessible
segment of the housing market, playing a greater part in regenerating local
communities and local economies. To achieve this, the Council will:

1. Deliver Major Economic and Housing Growth — To be achieved
using housing investment acting as a catalyst for wider socio economic
change. Hammersmith & Fulham is uniquely positioned to continue that
through delivery of its five regeneration opportunity areas, three of
which are identified by the Mayor of London as strategic priorities.

2. Tackle Economic and Social Polarisation — To be achieved using
more imaginative and flexible approaches to estate regeneration;
allocations policies prioritising working households; local lettings plans;
flexible tenancies; and low cost home ownership initiatives.

3. Manage a better, streamlined council housing service — To be
achieved through more effective and efficient housing and leasehold
management services with clear, realistic performance targets using
other housing management service providers as required.

Core to the success of these three objectives will be increasing the numbers
of working households and others who are making a community contribution,
such as ex armed services personnel, who can access affordable
accommodation.

Much of the change that is being sought will be delivered through other new or
revised documents such as the tenancy strategy; scheme of allocation; local
lettings plans; or through day to day service and regeneration delivery. In view
of the opportunities now at our disposal, this Strategy sets out what the
Council is seeking to achieve in a clear and transparent way.

Cllr Andrew Johnson,
Cabinet Member for Housing
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Section 1 — Building a Housing Ladder of
Opportunity

1.1

1.2

1.2

With the publication of the Coalition Government's National Housing
Strategy and the Mayor’s London Plan and Revised Housing Strategy,
the pan-regional planning, regeneration and investment setting is
relatively certain and streamlined, leaving local authorities to take
responsibility for their future. The Council has the advantage of a
recently adopted Core Strategy providing a planning framework for the
jobs and housing that Hammersmith & Fulham needs. To help deliver
the Council’s objectives, the enactment of the 2011 Localism Act has
given freedoms and flexibilities to local authorities to calibrate their
housing approach to suit the localities they are responsible for: the
Council intends to take advantage of these new powers for maximum
effect.

Increasing Home Ownership

Core to this Housing Strategy is increasing the levels of affordable
home ownership in the borough. With house prices the fourth highest
nationally, the challenge is great. Compounding that is the wide
disparity of house prices and deprivation levels between the north and
south of the borough. The Council will promote the Government's
reinvigorated right to buy programme to ensure the tenants access the
new discounts and will continue to deliver new discount market sale
housing and other low cost home ownership housing through the
planning system.

Objective 1 - Deliver Major Economic and Housing Growth within
our Opportunity Areas

Growth is the engine of economic opportunity and the pathway to
helping people out of poverty. Cities are built for people, but they are
also built around their transportation systems. The stations are more
important than the railway lines. That is why Hammersmith & Fulham is
going for growth in Earl’'s Court, White City and OIld Oak/Park Royal,
three of West London’s major transport nodes. In total we want to
create 38,000 jobs and build 22,000 homes in these three Opportunity
areas to provide the much-needed economic lung for London in the
west. The Council’'s Local Housing Company will play an increasingly
key role in creating affordable housing opportunities in areas of
disadvantage. With the fourth highest property prices in Britain and
unrivalled transport infrastructure, Hammersmith & Fulham is poised for
major economic and housing growth.
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1.3

1.4

1.5

Objective 2 - Tackle Economic and Social Polarisation through the
creation of more mixed and balanced communities where no one
tenure predominates

Hammersmith & Fulham is a polarised borough has some of the most
deprived neighbourhoods in the country and is ranked the 13" most
deprived borough in London. In 2010, the GLA published the Children
in Poverty report which shows the proportion of children living in
families in receipt of out of work benefits or of tax credits where their
reported income is less than 60% of median income. According to that
measure, 35% of children in the borough were in poverty in 2008; this
is the 10" highest in London. The Joseph Rowntree Foundation 2006
report Local Affordability Issues for Working Households Buying their
First Home showed that 75% of households with occupants aged under
40 who would not normally be able to access social housing, could not
afford to buy properties in the lower quarter of house prices in the
borough. Through its Building a Housing Ladder of Opportunity work
programme, the Council intends to give greater housing priority to this
cohort of housing need, who up until now have had minimal access to
the housing ladder.

The Council is committed to ensuring that the borough’s residents have
maximum opportunities to access home ownership opportunities as a
means to alleviating economic and social polarisation. Continuing to
facilitate the delivery of low cost home ownership products, such as
discount market sale and shared ownership/equity will continue to be
part of the council's strategic housing approach. Maximising
opportunities from the Government’'s reinvigorated right to buy
programme will be a simple and effective way of tackling economic and
social polarisation in disadvantaged areas. The Council intends to
develop and implement a ‘slivers of equity’ approach whereby tenants
who wish to exercise their right to buy gain an additional discount
through meeting their tenancy obligations in an exemplary way as well
as making community contributions as set out in the Draft Housing
Allocation scheme. In tandem, the Council intends to pursue ‘part’ right
to buy / part ownership approaches to council housing to help deliver
wider social and economic objectives.

The Council through its new Housing Allocation Scheme intends that
households who are working or otherwise making a community
contribution and those who can demonstrate a local connection with
the borough should get greater priority in the housing register. The
community contribution will include ex-services personnel who meet
the reasonable preference criteria. The Council also intends to adopt a
more flexible approach to tenure, with the adoption of fixed term
tenancies to ensure available affordable rented housing is used to its
maximum value.
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1.6

1.7

1.8

Objective 3 — Manage a better, streamlined housing service, with a
focus on local decision making, delivering outcomes that improve
resident satisfaction

Council tenant and particularly leaseholder satisfaction with housing
services is far too low. The Council has the challenge of improving
efficiency and service quality, whilst at the same time reducing the level
of debt and ensuring that an effective long term asset management
strategy is put in place and applied. The Council’'s housing stock should
be viewed in the context of assets to be managed as well as providing
a housing service to tenants and leaseholders.

The Council intends to give consideration to the localisation of housing
management services. This will follow market testing which may
necessitate eventual contracting out of some housing management
services. There will need to be a clear link between resident
satisfaction and performance on issues such as anti-social behaviour,
repairs and resident involvement, with an incentive to increase service
level satisfaction within the contract.

Conclusion

Successfully delivering the three objectives set out above, will decide
the success of the vision of creating a housing ladder of opportunity.
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Section 2 - Deliver Major Economic and Housing
Growth

Key Facts - Hammersmith & Fulham:

Has capacity to deliver a minimum of 14,400 additional homes and
25,000 jobs in the next twenty years, with potentially more that can be
delivered in the 3 Mayor of London Opportunity Areas

Has the fourth most expensive market sale housing in England with an
average price of £646,257

Has private rents ranging from £215 per week for a one bedroom home
up to £700 per week for a four bedroom home

Has 4,143 households on the Council’'s Home buy Register

See Annex 1 for more information

Planning for Regeneration and Growth

2.1

The Council's Core Strategy is the key document that governs the
planning framework for regeneration and growth in Hammersmith &
Fulham. The following abstract from the Core Strategy sets out in clear
terms the Council’s approach to the borough’s spatial development:

The council will focus and encourage major regeneration and growth in
the five key regeneration areas shown below* and on the Proposals
Map. All development must respect its context and setting. Elsewhere
in the borough, development of smaller sites will be more constrained
by the local context and character of neighbourhoods.

The regeneration areas could provide at least 13,200 additional
dwellings and 25,000 jobs during the period 2012-2031 as indicated in
the table below. The extent to which these figures can be met or could
be exceeded will depend on acceptable development proposals coming
forward.

The acceptability of any development in the borough will be dependent
on a number of factors including:

e the appropriate response to the local context and setting;

e the creation of inclusive and accessible places that provide
acceptable living environments with a suitable mix of housing
types, sizes and affordability;

e there being satisfactory public transport and highway
accessibility and capacity, and measures to produce acceptable
trip generation;

e environmental impact assessment; and

e the provision of services, facilities and infrastructure to support
new development.
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The indicative quantities of new housing and indicative new jobs for
each area are set out below. Further detail on the basis for these
figures, is provided in specific area and site policies elsewhere in this
document™* and in supporting planning frameworks.

* summarised in Table 1 below
** LBHF Core Strategy (October 2011)

Regeneration Opportunity Areas

2.2

The Council's Core Strategy (Oct 2011) sets out in clear terms the
development and wider regeneration potential that Hammersmith &
Fulham has. Despite being one of the smallest boroughs in London it
represents a considerable and attractive regeneration proposition. The
large majority of that capacity is located in the five regeneration
opportunity areas identified in the Core Strategy. Of these five, three
are endorsed by the Mayor of London as Opportunity Areas in his
London Plan.

Table 1 — Regeneration Opportunity Area — Core Strategy Indicative
Additional Homes and New Jobs

Indicative Additional Indicative New Jobs
Homes

White City Opportunity | 5,000 (of which 4,500 in 10,000
Area* White City East)
Hammersmith Town 1,000 5,000
Centre and Riverside
Fulham Regeneration | 3,400 (excluding any 5,000 - 6,000
Area (including Earl’s | increase in estate lands)
Court and West
Kensington
Opportunity Area) *
Park Royal * 1,600 5,000
South Fulham 2,200 300-500
Riverside

Note: * Mayor of London Opportunity Areas
Source: Abstract from Hammersmith & Fulham Core Strategy (October 2011)

2.3

2.4

Since the Core Strategy was adopted, the potential jobs and housing
opportunities identified above has increased significantly. With the
Government’'s commitment to build a High Speed 2 interchange station
at Park Royal City International, the potential housing capacity is likely
to be significantly greater than that set out above.

In terms of the numbers of homes that will be developed, the Core
Strategy Policy H1 on Housing supply states that the council will
work with partner organisations and landowners to exceed the
proposed London Plan target of 615 additional dwellings a year up to
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2.5

2.6

2.7

2.8

2021 and to continue to seek at least 615 additional dwellings a year in
the period up to 2032. The Council believes that Hammersmith &
Fulham can exceed that target and deliver 720 homes per annum, but
that delivery will be less in the early years of our programme and
greater in the later years due to the long lead in times associated with
major project delivery.

One of the major strengths of Hammersmith & Fulham is its transport
infrastructure. The Council intends to see improved north-south
connectivity facilitated by its growth strategy, as well as capitalising on
the potential of existing and new transport nodes. Four of the five
regeneration areas (i.e., excluding Fulham Riverside) have the benefit
of significant existing transport infrastructure that can be used and
developed to achieve this objective.

The most obvious example of this is realising the Council’s vision for
Park Royal City International. With the Government’s January 2012
statement supporting the development of High Speed 2 including a
transport hub with Crossrail and other elements of the railway network,
the Council estimates that up to 10,000 homes could be developed in
the wider area. This will be subject to an Opportunity Area Planning
Framework being developed by the Mayor of London in conjunction
with the four boroughs who are impacted by the vision for Park Royal.

Other housing policies relating to issues such as design, special needs
accommodation can be found in the Core Strategy document. In line
with Policy A3 of the Council’'s Proposed Submission Development
Management Document (DPD) (Nov 2011), all new housing
development should include provision for between 15% and 35%
affordable three bedroom family housing.

The Council’'s Borough Investment Plan (BIP) adopted by the Mayor of
London in December 2011 sets out in strategic terms the investment
needed to deliver the homes and jobs identified above. The BIP also
details the community infrastructure, e.g., schools; health facilities;
affordable housing necessary to ensure that the housing development
sought is sustainable.

Local Housing Company

2.9

In order to both give leadership and take responsibility for affordable
housing delivery in the borough, the Council has established a Local
Housing Company (LHC) to deliver an element of future new housing
supply. Hammersmith & Fulham is one of the few councils in the
country to adopt this radical approach to remedying the shortage of
housing it is experiencing. The Council has initiated the first phase of
conversion/infill  sites, exclusively funded from the Decent
Neighbourhoods Fund. The pilot programme of 25 discount market sale
homes are in development, heralding a significantly larger roiling
programme of new housing development activity.
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Rest of Borough Sites

2.10 Additional capacity for 1,200 homes has been identified on ‘Rest of
Borough’ sites. This will be an important source of new housing in the
short to medium term, as the housing delivery trajectory is generally
long for major regeneration projects. Much planning work, time and
expenditure is often undertaken acquiring, remediating and preparing
such sites for new housing and accompanying infrastructure.
Therefore, short to medium term delivery of both market and affordable
housing will be critical to maintaining levels of housing delivery. It is
important that the Council and Registered Providers work closely
together to ensure that short to medium delivery is increased and
sustained to meet short term needs and targets.

Quality housing

211 The Mayor of London’s Housing Design Guide Interim Edition (August
2010) sets out design requirements for new housing which the Council
wishes to see applied in future developments. The scope of the
document is as follows: Shaping Good Places; Housing for a Diverse
City; From Street to Front Door; Dwelling Space Standards; Home as a
Place of Retreat; Climate Change Mitigation and Adaptation; and
Managing the Design Process. The Design Guide also makes
reference to delivering accessible housing and the sixteen Lifetime
Homes Standards.

To achieve the Economic and Housing Growth objectives, the Council
will:

- Seek to deliver the regeneration potential in each of its five opportunity
areas, maximising housing capacity from new and existing transport
infrastructure

- Roll out a wider programme of Local Housing Company-led housing delivery
- Work with Private Registered Providers to deliver new housing in the rest of
the borough

- Deliver high quality housing in line the standards set out in the Mayor of
London’s Housing Design Guide

11
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Section 3 - Tackle Economic and Social
Polarisation

Key Facts - Hammersmith & Fulham:

Has an average of 36% social housing compared to a London average
of 24%

Has 10, 238 households on the Council’'s Housing Needs Register
Is a polarised borough with some of the wealthiest and disadvantaged
wards in London

See Annex 1 for more information

Tackling Economic and Social Polarisation

3.1

3.2

Hammersmith & Fulham is one of the most prosperous boroughs in the
country, but paradoxically suffers greatly from social and economic
deprivation. Concentrations of poverty exist on our council estates.
Causes of this poverty include embedded economic and social under-
achievement in areas where the inter-related challenges of
unemployment; low educational attainment; and benefit dependency
has caused social and economic exclusion to become a norm.

Through a range of interventions, the Council intends to change this
situation. This will partly be achieved through regeneration and
development interventions described in Section 2, where more working
households will be able to access new low cost home ownership
housing. The Council also intends to promote a reinvigorated right to
buy scheme. But in terms of who is allocated to affordable housing in
the future, the Council intends to give greater priority to working
households; ex armed services personnel; and other households who
are making a community contribution.

Increasing Affordable Home Ownership: A Reinvigorated Right to Buy

3.3

3.4

Delivering the reinvigorated right to buy will be central to tackling social
and economic polarisation on the Council’s housing estates. Exercising
the right to buy is a simple and effective means to realising tenants’
aspirations; increasing wealth; and encouraging ambition. The
Government’s maximum discounts of £75,000 for eligible households is
expected to lead to increased interest in the right to buy locally which
the Council plans to both meet and encourage.

In tandem, the Council will continue to work with partner organisations
to develop innovative approaches whereby tenants through community
contributions can build up additional equity that can be used at some
point to increase the discount on homes sold under the right to buy.

Housing Allocation Scheme

12
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3.5

3.6

The Council intends to radically change the way it prioritises and
allocates accommodation to applicants on its housing register. Specific
objectives the Council wants to achieve following the adoption of this
document and its broader approach are as follows:

e Gives additional preference to working households and applicants
such as former Armed Forces Personnel who are making a
community contribution

e Adopting a Housing Allocation Scheme that realistically reflects
housing options available to applicants

e Introduces a ‘Assisted Choice’ approach, modifying a system which
has allowed the registration of applicants who have no realistic
prospect of successfully bidding for affordable rented housing

e Increases the use of the private rented sector both in the borough
and outside its boundaries in order for the Council to meet its
housing obligations

e Meets its statutory homelessness obligations

¢ Introduces a more rigorous approach to registrations, ensuring that
the Housing Register is up to date; that registration information is
verified at the earliest stage ensuring all applications are bona fide;
and, applicants being required to personally update their
applications on an annual basis

Two of the direct consequences of this approach will include the
discharging of homelessness duties into the private rented sectors, and
giving greater priority to those currently in work. More detail on how the
Council intends to adopt and implement this approach is set out in its
Draft Housing Allocation Scheme document.

Tenancy Strategy

3.7

3.8

In tandem with the new Scheme of Allocation, the Council intends to
adopt flexible tenancies for its own rented housing and recommend to
other Registered Providers (normally housing associations) that they
should adopt such an approach also. Over time, this will help increase
number of homes that the Council is able to let. In the shorter term this
will place greater obligations on new tenants to pay their rent on time;
refrain from engaging in anti-social behaviour; and avoid attempts at
tenancy fraud, as engaging in such behaviour may lead to their tenancy
not being renewed. The approach is also designed to facilitate interim
rented housing options for working households who aspire to low cost
home ownership.

More detail on how the Council intends to adopt and implement this
approach is set out in its Draft Tenancy Strategy.

Local Lettings Plans that Deliver Mixed and Balanced Communities

13
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3.9

3.10

The Council intends to adopt a number of Local Lettings Plans for
specific schemes and areas in the borough so that no one single tenure
dominates. In line with the broader approach set out in the Draft
Scheme of Allocation to diversify the income and wealth levels of
households receiving affordable accommodation in the borough, Local
Lettings Plans offer an opportunity to deliver area-specific outcomes.
This will include allocating affordable rented homes to working
households who wish to rent who are registered on the Council’'s Home
buy Register.

More detail on how the Council intends to adopt and implement
different Local Lettings Plans and approaches to them will be consulted
on as and when appropriate.

Homelessness Strategy: Tackling the worst impacts of economic and
social polarisation

3.1

3.12

The Council has a statutory obligation to produce and implement a
homelessness strategy. Just as the Council is keen to create incentives
for people on low to medium incomes, it is also keen to ensure that
there is a safety net for those who are unable to fend for themselves.
Such people may include victims of domestic violence; people with
mental health or dependency issues; people with major health issues;
and, households with vulnerable children. In addressing the needs of
the homeless and those threatened by homelessness, the Council will
need to continue effective cross-departmental working, particularly
those responsible for supporting people funding, to ensure a holistic
and effective strategy is in place to prevent homelessness where
possible.

More detail on how the Council intends to adopt and implement this
approach is set out in its Draft Homelessness Strategy document.

Asset Management and Estate Regeneration

3.13

3.14

In recent years, the Council’s housing stock has benefited from circa
£200m of decent homes resources, it nonetheless requires significant
ongoing investment. The Council estimates that this could entail an
annual average of ¢ £30m expenditure over the next five years alone.
The programme of work that the Council has in place seeks to build on
the achievement of the decent homes programme, maintaining the
standard whilst addressing the backlog of works that were not covered
by that programme.

The Council intends to adopt a forward looking, funded and deliverable
asset management strategy and has already begun the process with a
review of its sheltered housing stock. In the absence of any significant
public capital funding, the Council intends to be innovative and radical
in its approach to regenerating its estates. When considering individual
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sites — whether vacant/poorly used sites, individual blocks or whole
estates, the Council will take into account the following factors:

o Asset Management Appraisal

o Redevelopment opportunities with adjacent land owners and/or
development agencies, helping to ensure that new investment
benefits local residents

o Unpopularity of housing with residents (e.g., high levels of
transfer requests)

o Opportunities to deliver a wider mix of tenures to increase
community sustainability in line with Core Strategy and London
Plan policies.

3.15 The over-arching objective of the Councils asset management
approach will be to reduce social and economic polarisation by
diversifying tenures on Council estates; raising the quality of housing
either through comprehensive refurbishment or redevelopment;
maximising urban densities particularly where there is developed
transport infrastructure; and creating local employment opportunities.
Whether through a development partner or the Council’s Local Housing
Company, creating more low cost home ownership choice through its
asset management approach will be a key driver for change.

To tackle economic and social polarisation, the Council will:

- Encourage council tenants to take up their right to buy and develop
alternative approaches such as ‘slivers of equity’ that enable tenants to earn
additional equity from meeting tenancy obligations and making community
contributions

- Implement a Housing Allocation Scheme that will give greater priority to
people with a local connection who can make a community contribution,
including working households and ex-armed service personnel

- Implement a Tenancy Strategy that introduces flexible tenancies, helping to
improve mobility in the affordable rented sector

- Implement Local Lettings Plans where needed to encourage more balanced,
sustainable communities

- Implement a Homelessness Strategy which supports preventative
approaches to homelessness

- Develop and implement a council housing stock asset management strategy

15
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Section 4 - Better, streamlined council housing
services

Key Facts - Hammersmith & Fulham:

Has approximately 82,000 homes in the borough, of which nearly a
third are owned by the Council or other social landlords (26,000
homes) with the remaining two thirds (56,000 homes) in private
ownership.

Provides direct services to residents living in 17,500 homes managed
by the Council. 13,000 homes are for rented by tenants with the
remaining 4,500 owned by leaseholders

See Annex 1 for more information

Improve resident involvement and satisfaction in housing and wider
management services

4.1

4.2

4.3

4.4

Responsibility for the management of the council housing returned to
the borough from Hammersmith & Fulham Homes Ltd. (the arms length
management organisation) in April 2011. Now managed by the
Council's Housing and Regeneration Directorate, the Council directly
provides housing management servicesto over 17,500 tenanted
homes and leasehold homes.

The Council is determined to increase the quality of housing
management services and will need greater resident involvement to
make that happen.

In March 2012, the Council adopted a Resident Involvement Strategy
and Action Plan designed to promote the Council’'s accountability as a
housing service provider to its residents, whilst providing a means for
residents to feedback and improve those same services. In terms of the
principles to the approach, the Council will increase the number and
diversity of residents involved; widen the ways in which residents can
be involved; ensure resident involvement delivers continuous
improvement, value for money and services shaped by residents;
ensure that residents have the information needed to monitor and
make accountable housing service provision.

The Council also intends to introduce greater transparency on the costs
of housing management provision. An initial means to achieving this
will be through the introduction of tenant service charges, providing
clearer information on the cost of various estate management services.
As importantly, there is the broader objective of increasing awareness
to tenants and other interested parties the levels of expenditure and
income from rent and the public purse required to support the services
provided.
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4.5

4.6

The Council intends to give consideration to the localisation of housing
management services. This will follow market testing which may
necessitate eventual contracting out of some housing management
services. The Council believes a ‘mixed economy’ approach where new
agencies have the opportunity to provide services in a cost-efficient,
innovative way can form the basis for both increased resident
satisfaction and service improvement.

In addition to improving housing management services, the Council will
continue to deliver a range of community safety initiatives on and
around its estates. It will continue to adopt a zero-tolerance approach
to anti-social behaviour and where possible extend CCTV to improve in
personal and community security.

Maximises opportunities for more effective, integrated service delivery

4.7

4.8

4.9

The Government has backed the council’s proposal for a White City
Neighbourhood Community Budget where improvements in the quality
of public sector services in the area are being sought, working
collaboratively with local residents and other local partners.

The Council intends to work with Government and local partners on
reviewing local procedures and national rules governing the delivery of
local services and entitlements, and to explore some ‘re-design’ of local
service delivery and associated governance at the local level to provide
integrated service delivery. To allow a genuinely flexible local system to
take root in White City, the Council wishes to work with the local
community, partners and Government to develop new local procedures
and identify (and seek derogations from) national rules that impose
barriers to joined-up delivery.

Housing is a significant component to this radical approach. The White
City housing estate has over 2,000 homes of which three quarters are
council tenancies. There are significant opportunities for local residents
in the redevelopment of the land in the east of the area, where 4,500
new homes are being built. 25% of these are intended to be reserved
for existing White City tenants, creating space in the current housing
stock which can be used to create a more diverse social mix in the
community. Through this approach, there is scope to establish a
special purpose vehicle, capturing the asset values and income
streams that are currently in the area. Freedoms and flexibilities
following HRA reform and other powers following the passing of the
2011 Localism Act will play a key role in realising the vision for White
City.
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Lobby Government for increased ‘freedom to manage’ their housing
revenue accounts in order to create and sustain strong and balanced
neighbourhoods in deprived areas

4.10

4.1

4.12

413

The Council welcomes the reform of the Housing Revenue Account
(HRA) system, but is concerned that the opportunity to maximise the
use of councils’ assets is being un-necessarily limited, particularly
where there is the paradox of high value assets and significant socio-
economic deprivation.

Specifically, the Council wishes to use its housing property assets to
deliver new jobs, additional housing, economic growth and to deliver
the local regeneration necessary to arrest and reverse local deprivation
without increasing debt levels, the Council needs the freedom to:

. Mix tenures and therefore rents within the HRA (not just
affordable rent but also market rent and low cost home
ownership) to deliver mixed and balanced communities.

. Retain all receipts from disposals and Right to Buy provided they
are reinvested in council housing, regeneration, reduction of
HRA debt and other priorities

. Council housing debt should be accounted as trading debt rather
than national debt whilst accepting fully all proposed constraints
on council borrowing including the borrowing limit that will apply
under HRA reform.

The Council will continue to dispose of high value housing assets that
are in a poor state of repair to reduce the council’s housing debt as well
as to fund major initiatives such as the local housing company ‘hidden
homes’ schemes.

The Council will continue lobbying Government for the “freedom to
manage” its housing revenue account so that the council can create
strong and balanced neighbourhoods in areas that where there are
concentrations of deprivation.

To deliver better, streamlined housing services, the Council will:

- Improve resident involvement and satisfaction in housing management
services which will include market testing and contracting out alternative
approaches

- Maximise opportunities for more effective, integrated service delivery

- Lobby Government for increased ‘freedom to manage’ their housing revenue
accounts in order to create and sustain strong and balanced neighbourhoods
in deprived areas
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Section 5 — Action Plan Summary

From 2012, to achieve the Economic and Housing Growth objectives, the

Council will:

What By When
Seek to deliver the regeneration potential in each of its five | 2012 -
opportunity areas, maximising housing capacity from new and
existing transport infrastructure

Roll out a wider programme of Local Housing Company-led | 2012 -
housing delivery

Work with Private Registered Providers to deliver new housing in | 2012 -
the rest of the borough

Deliver high quality housing in line the standards set out in the | 2012 -
Mayor of London’s Housing Design guide

To tackle economic and social polarisation, the Council will:

What By When
Encourage council tenants to take up their right to buy and | 2012 -
develop alternative approaches such as ‘slivers of equity’ that

enable tenants to earn additional equity from meeting tenancy
obligations and making community contributions

- Implement a Housing Allocation Scheme that will give greater | 2012 -
priority to people with a local connection who can make a
community contribution, including working households and ex-

armed service personnel

Implement a Tenancy Strategy that introduces flexible tenancies, | 2012 -
helping to improve mobility in the affordable rented sector

Implement Local Lettings Plans where needed to encourage more | 2012 -
balanced, sustainable communities

Implement a Homelessness Strategy which supports preventative | 2012 -
approaches to homelessness

Develop and implement a council housing stock asset|2013-
management strategy

To deliver better, streamlined housing services, the Council will:
What By When
Improve resident involvement and satisfaction in housing | 2012 -
management services which will include market testing and
contracting out alternative approaches

Maximise opportunities for more effective, integrated service | 2012 -
delivery

Lobby Government for increased ‘freedom to manage’ their | 2012 -

housing revenue accounts in order to create and sustain strong

and balanced neighbourhoods in deprived areas
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Building a Housing Ladder of
Opportunity

Hammersmith & Fulham Council

Draft Tenancy Strategy
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Why the Council is issuing this document for consultation

The 2011 Localism Act places a statutory duty on local authorities to produce
a Tenancy Strategy, which should set out the local housing authority’s
approach to tenure reform in the social housing sector. This document is
Hammersmith & Fulham’s Draft Tenancy Strategy, setting out its approach to:

- Fixed term tenancies to be adopted by the authority in its landlord role
- Fixed term tenancies to be adopted by private registered providers
- Circumstances in which tenancies will be renewed

The Act requires the local housing authority to consult on its draft tenancy
strategy with all registered providers of social housing in its district and the
Mayor of London. In addition, the authority will be consulting with tenants and
residents of the borough; private landlords and other individuals/groups who
will/may have an interest in the outcome and implementation of the Tenancy
Strategy. The authority will seek to ensure that the views of all groups
identified are heard, and where possible incorporated, when formulating the
final document.

This document also sets out the authority’s position on the maximum rents to
be charged for new Affordable Rent housing which may be developed by
private registered providers as well as up to 50% of housing which is ‘re-let’
by private registered providers in the future. This draft strategy is being
issued in the Council’s strategic role as the local housing authority. The
Council in its landlord role is impacted by this document and is described as a
‘registered provider of affordable housing in this document. Housing
associations are also impacted and are described in this document as ‘private
registered providers’. The Council has established a local housing
development company which is a private registered provider which will also
be affected by the Tenancy Strategy.

In tandem with this document, the Council is consulting on its Draft Housing
Strategy, Draft Homelessness Strategy and Draft Scheme of Allocation, part
of its Building a Housing Ladder of Opportunity programme of work. The
Council’s intention is to adopt a different housing approach, reflecting the new
environment in which local housing authorities are now working. As well as
reflecting the freedoms and flexibilities available to local housing authorities
following the passing of the 2011 Localism Act, the new approach is intended
to be more realistic, reflecting the difficult choices individual local housing
authorities are having to make when seeking to meet its housing obligations
and the impact this will have on housing register applicants’ future
expectations and choices.

The consultation period starts on 22 May 2012 and will end on 18 July 2012.
To submit your response, email xx@Ibhf.gov.uk Contact xx@Ibhf.gov.uk for
more information on this process. The Council intends to adopt the final
Tenancy Strategy in the Autumn of 2012
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1.1

1.2

1.3

1.4

1.5

1.6

Summary

The 2011 Localism Act places a statutory duty on local authorities to
produce a Tenancy Strategy, which should set out the local housing
authority’s approach to tenure reform in the social housing sector.

e Fixed term tenancies to be adopted by the authority in its landlord
role

¢ Fixed term tenancies to be adopted by private registered providers

e Circumstances in which tenancies will be renewed

The Council intends to take full advantage of the opportunity to grant
fixed term tenancies and expects private registered providers (mainly
housing associations) to do the same. However, there may be a few
exceptions where secure/assured tenancies will still be granted.

Private Registered Providers (known as housing associations to most
people) are required to have ‘due regard’ to the authority’s Tenancy
Strategy and the authority expects such landlords to alter their policies
over a reasonable timeframe to reflect the Council’s position and
priorities.

This document is focused on tenancies that are granted by registered
providers — both the council in its landlord role and housing
associations as private registered providers - which operate in
Hammersmith & Fulham. It is not focused on who will be prioritised for
the allocation of affordable homes and other accommodation: this is
currently set out in the authority’s Housing Allocation Scheme (July
2009) which is the subject of review in tandem with this document. The
authority intends that the Tenancy Strategy will help deliver any revised
objectives set out in the new Allocations Scheme.

It should be noted that the implementation of the Tenancy Strategy will
not affect existing tenants housed by all registered providers, i.e., the
Council in its landlord role and housing associations.

On adoption of this Tenancy Strategy, in line with s 150 of the Localism
Act, the local housing authority must keep its tenancy strategy under
review and may modify or replace it from time to time. In order to
ensure the document is up to date and reflects changes in statutory
and non-statutory strategy and policy, the Executive Director of
Housing and Regeneration in consultation with the Lead Member for
Housing will have the authority to review and amend the Tenancy
Strategy. The local housing authority will publish the modifications as
amended as appropriate, e.g., the Council's website and other means
of communication.
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3.1

3.2

3.3

3.4

Hammersmith & Fulham’s Housing

Hammersmith & Fulham is the second smallest (excluding the City of
London) in the capital but has one of the highest population densities
in the country. The borough is also one of significant economic and
social contrasts. There are approximately 82,000 homes in the
borough, nearly a third of which are owned by the Council or other
social landlords (c 26,000 homes) with the remaining two thirds
(56,000 homes) being in private ownership. House prices as a whole
in the borough are the fourth highest in the UK, but only between 1%
and 2% of the stock is low cost home ownership housing which the
Council is committed to increasing.

What the Council is seeking to achieve

Hammersmith & Fulham is a very desirable location, hosting a range of
major employers, leisure and retail facilities, underpinned by its growth
and wider regeneration agenda. Households may wish to leave the
borough for particular reasons. But it is important that the
Hammersmith & Fulham housing market is as vibrant, accessible and
affordable as possible, offering a range of housing choices,
complemented by a wider borough ‘offer’ featuring schools of choice;
quality parks; accessible health facilities and other community
infrastructure that make places attractive to live.

The 2007/14 Community Plan sets out in clear terms the Council’s and
its partners’ social, economic and environmental objectives. Who is
able to access affordable rented housing has an important bearing on
the chances of successfully delivering those objectives. The Housing
Allocation Scheme (and associated documents such as Local Lettings
Plans) defines the Council’'s criteria for allocating affordable rented
homes in the borough. This document centres on the kinds of
tenancies that households who are allocated homes will receive in the
future. One of the outcomes sought from the Tenancy Strategy is
giving the council in its landlord role the power to grant fixed term
tenancies, whilst also giving guidance to Private Registered Providers
on what length and on what terms the Council would like them to grant
tenancies.

Put simply, the authority believes that registered providers should have
the opportunity to periodically review the housing needs of tenants who
are granted tenancies. This does not automatically mean that tenants
at the end of their fixed term tenancies will not be able to have their
tenancies renewed. The rationale for granting fixed term tenancies
issued by all registered providers are important for the following
reasons:

Secure Tenancies and Assured Tenancies - At present, registered
providers issue which are either local authority ‘secure tenancies’ or
private registered providers ‘assured tenancies’. These are in effect
self renewing ‘periodic tenancies’ where if the rent and service charges
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3.5

3.6

3.7

3.8

3.9

3.10

3.11

are paid and there are no breaches of tenancy conditions, then tenants
are likely to have the use of their homes for the rest of their lives.

In each instance household members, e.g., spouses, partners,
children, can have succession rights which can mean the tenancies
lasting for many decades, even if the household’s needs change over
that time. The commonly quoted example is the elderly person/couple
in a three bedroom property whose children have left home, living in
close proximity to a household which is overcrowded. Allowing for
financial incentives, there are no sanctions available to the Council to
address this situation.

By granting fixed term tenancies, registered providers will be able to
regularly review household needs and ensure that the affordable
homes that are available are allocated to those households who most
need them, making best use of the homes available, meeting the
criteria set out in the Draft Housing Allocation Scheme.

Granting Tenancies to Working Households and those making a
community contribution — The Council intends to give greater priority
to working households and other people making community
contributions, such as ex armed services personnel in the future. More
detail on how this work in practice is set out in the Council’s revised
Housing Allocation Scheme.

By granting fixed term tenancies, registered providers would be able to
regularly review the status of such households, ensuring that the basis
on which the accommodation was allocated still applies, e.g., because
the applicant(s) was in training and employment. The Council intends
to ensure that tenants who are allocated homes on this (or other
community contribution basis) meet any agreed continuing contribution
following the grant of a tenancy.

Granting Tenancies to Households who have made / are making a
Community Contribution — The Council intends to give higher priority
to households making a community contribution, such as former armed
services personnel and working households. More detail on how this
work in practice is set out in the Council’s Draft Housing Allocation
Scheme.

By granting fixed term tenancies, registered providers will have greater
flexibility to accommodate different kinds of households on shorter
terms to meet local needs and aspirations.

Creating a Ladder of Opportunity: Connecting Social Housing to
the Wider Housing Market — Social housing has become increasingly
‘residualised’ due to people in the greatest need having the highest
priority for available affordable housing, principally social housing. The
authority already makes considerable use of private sector housing
both within the borough and outside and envisages this to continue.
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However, the Council wishes to see the social housing sector to be one
of ‘choice’ for a wider section of the community rather than ‘need’. The
Council also want the sector to be perceived as an important segment
of the local housing market, which is a platform for progress to other
housing options, i.e., a starting point, not a destination, as part of the
housing ladder of opportunity approach. More detail on this approach is
set out in Section 4 of this document. The Council also wishes future
tenants to be making a greater contribution to the community and the
economy and fixed term tenancies are potentially an effective means to
structuring that arrangement.

By granting fixed term tenancies, registered providers will be able to
enable a wider section of the community to occupy social housing to
improve its accessibility and its perception to the wider community.

Income and Wealth Levels — In the past 30 years, social housing has
been increasingly granted on the basis of need rather than aspiration.
Before then, social housing was allocated to a wider range of people
on low to medium incomes. The Council wishes to return to a scenario
where income-earning households with a local connection are able to
access affordable rented housing, but not those on high incomes or
with significant wealth. The Council does not expect many tenants who
are allocated affordable housing to benefit from a sharp increase in
incomes and/or wealth. However, where this does occur, the Council
will be unlikely to renew a tenancy, encouraging the occupant to
consider options such as the right to buy, discount market sale or other
housing options. Consequently, the newly vacant home in question
could be used for an applicant in greater housing need.

By granting fixed term tenancies, registered providers will be able to
review the tenants’ income and wealth position when considering a
tenancy renewal. Where incomes and/or wealth are sufficiently high,
such tenants will be encouraged to take up accommodation in other
sectors of the housing market. This should be seen as an integral part
of the Council’s ladder of opportunity approach.

Anti Social and Criminal Behaviour - In a small number of instances,
some tenants and members of the household are committing anti
social and/or criminal behaviour. The Council believes that such
behaviour is unacceptable and considers that sanctions should be in
place,,with the ultimate sanction of eviction if the case demands it. .

By granting fixed term tenancies, all registered providers can review in
consultation with housing management and agencies such as the
police and anti social behaviour teams whether there is a case for not
renewing the tenancy. The Council sees this as an incentive for
occupants to be ‘good tenants’, as criminal and anti-social behaviour
spoils the quiet enjoyment of other tenants’ lives. Fixed term tenancies
should also be seen as an opportunity for tenants and/or household
members who have a history of anti social and/or criminal behaviour to
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rehabilitate themselves. In extreme cases, the Council will seek to
exclude such tenants from accessing affordable housing altogether.

Reducing Fraud — The Audit Commission in its Protecting the Public
Purse 2009 Report estimated that social housing tenancy fraud could
be as high as 5% in London. The Commission defined tenancy fraud
as:

e when people submit false housing applications
tenancy succession fraud, where the property is no longer occupied
by the original tenant; and

¢ the illegal sub-letting of a property for profit

Registered Providers will be given new powers to reduce such
incidences, complemented by the Government’s stated intention to
make tenancy fraud a criminal, rather than civil, offence. The Council
fully supports this change and will exercise their new powers where
appropriate.

By granting fixed term tenancies, registered providers will be able to
regularly review how the properties are being used, ensuring that the
tenants who were granted the properties are the ones occupying them.

In summary, the authority considers there to be a compelling case for
all registered providers to introduce flexible tenancies which in turn has
influenced the approach that is set out in the Draft Housing Allocation
Scheme. The social housing sector has for many years been seen as
a stand-alone part of the housing market with very little relationship to
the experience of other residents of housing, particularly working
households, who live in the private rented sector. The Council is
seeking to redress this position and integrate social housing within the
housing market via plans outlined in this Strategy and other documents
published in due course.

There is a broader issue of how the passing of the 2011 Localism Act
can facilitate a major shift towards ensuring all affordable housing
makes a greater contribution to accommodating the needs and
aspirations of the borough’s current and future residents. The key
document to achieve that objective is the Housing Allocation Scheme
which is the subject of a separate consultation exercise.

Affordable Housing and the Ladder of Opportunity

A central theme to the Council’s approach to affordable rented housing
is to consider it as an important and flexible segment of the local
housing market which provides a platform to other types of
accommodation. Social housing for rent historically has been allocated
to households in acute housing need and in some instances housing
crisis where their personal circumstances require Council support.
Affordable housing for rent offers support and shelter for people who
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are experiencing such housing need or crisis. However, the Council
would expect over time many, but not all, such tenants’ needs to
stabilise and that they will be able to move on to other housing options.
This will enable homes that they vacate to be used for new households
that require accommodation.

The Council wishes to change this approach. As part of its ladder of
opportunity approach, the Council wishes a wider section of the
community to be able to access affordable rented housing. Specifically,
the Council intends to give greater priority to future applicants who are
making a community contribution, such as ex armed services
personnel and working households. The Council also wishes
households whose incomes rise above a certain threshold, to access
housing options in the private sector (e.g., private rented housing,
discount market sale housing); other intermediate housing options run
by private registered providers; or, where eligible, exercise their right to
buy.

The Ladder of Opportunity set out below, illustrates affordable rented
housing as one of a number of ‘rungs’ on a ladder. To emphasise the
point, the Council sees affordable rented housing as a staging point for
households’ housing aspirations not a destination point. Annex B
describes the characteristics of individual tenancy / ownership types.

Ladder of Opportunity

Freehold home | Higher levels | Leasehold home
ownership of income | ownership

and wealth
Low Cost Home Private Rented
Ownership / inc Assured Shorthold
Shared Ownership Tenancy
& Shared Equity
Assured Tenancy / Secure Tenancy /
Assured Shorthold Flexible Tenancy
Tenancy
Starter Tenancy Introductory Tenancy
Non Secure
Tenancy
Living in Shared Living at Home
Accommodation
Homeless Lower levels | Refuge / Hostel /

of income | Supported

and wealth Accommodation

Note:
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for more detailed housing tenancy and ownership descriptions, see
Annex B.

Due to the high cost and restricted access to the home ownership
market, it may not be possible for residents to reach the top of the
ladder. It may also be the case that residents do not wish to reach the
top of the ladder for personal reasons or simply move further afield to
fulfil their aspirations, e.g., to live in a suburban location or move to
new employment. Whilst the Council respects the right of residents to
exercise choice, there will be limits as to what choices they can
exercise at the expense of the public purse. Whether through the need
to repay debt associated with historic capital expenditure on affordable
housing or through financial limits imposed by the housing benefits
regime, the Council has to ensure that available public and social
sector housing assets and resources are used to maximum effect.

In that vein, the Council’'s approach to flexible tenancies is about
ensuring that there is more movement between the affordable rented
sector and other tenures, providing the necessary level of support
where it is needed.

Flexible Tenancies - Our Proposed Approach

In simple terms, the Council in its local housing authority role is
recommending to all Registered Providers (i.e., the Council in its
landlord role and housing associations) that fixed term tenancies are
issued for the large majority of future affordable housing lettings. . All
fixed term tenancies should be preceded by a one year introductory or
probationary tenancy. This will not apply to transfer cases (including
‘decant’ cases) eligible for secure or assured tenancies. The fixed
terms recommended are as follows:

e Five Year fixed term tenancies for proposed tenants who are
nominated from the Council’s Housing Register including those who
meet the ‘reasonable preference’ criteria set out in current, relevant
legislation

e Two Year fixed term tenancies where the proposed tenant(s) is
aged between 18-25 years old *

e Two year fixed term tenancies where the proposed tenant has a
history of anti social behaviour or has been convicted, or pleaded
guilty, to any offence of violence against person or against property.

e Two Year fixed term tenancies for economically active households
of any age where the Council in its Housing Allocation Scheme
and/or a Local Lettings Plan has designated a special case for
working households. It is intended the tenancy be a platform for
stepping up to low cost home ownership.
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e Two Year fixed term tenancies where the Registered Provider is
seeking an intermediate or market rent

e Two Year fixed term tenancies where the Registered Provider has a
regeneration proposal for the property concerned which may
require vacant possession in the short term

All fixed term tenancies should be preceded by a one year introductory
tenancy in the case of a secure flexible tenancy, or starter tenancy in
the case of a housing association assured flexible tenancy (i.e., an
assured shorthold tenancy).

* In some instances, the Council will issue longer fixed terms, i.e., five
years (see below for more information). The reason for setting shorter
fixed terms for younger people is to help ensure they are able to take
on the responsibilities associated with sustaining a tenancy. Future
renewals following a satisfactory tenancy record may be for longer
timeframes, e.g., five years.

In the case of tenants transferring from other affordable rented
housing, tenants should be entitled to the granting of a similar tenancy.
This will mean an existing secure or assured tenant should be offered a
similar periodic tenancy by the recipient landlord. Put simply, a secure
or assured tenancy should be offered a secure or assured tenancy.
This does not preclude the council making an offer of a property on a
flexible tenancy which meets the needs of the household.

Exceptions or variations to the fixed term tenancies identified above
are as follows:

e Proposed tenants who are over 65 years old and/or wish to access
sheltered housing should be granted secure or assured tenancies

e Proposed tenants who have special housing and/or health needs
should be granted secure or assured tenancies*

e Proposed tenants who are aged 18-25 who were previously in the
care of the local authority and entitled to receive services under the
Leaving Care Act should be granted five year fixed term tenancies
(i.e. one year introductory tenancies and five year fixed term
tenancies

* The Council will convene a Panel of senior housing officers who will
have responsibility for designing and implementing the published
criteria which will be applied and will consider any appeals that follow.

An applicant may seek a review of the offer of a flexible tenancy.
He/she has 21 days from receipt of the notice stating the length of the
tenancy to request a review. The review will consider whether the
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decision on the proposed length of tenancy is in accordance with the
Council’s policy (as set out in the Tenancy Strategy and the Housing
Allocations Scheme).

Housing for Disabled Persons

The Council is committed to retaining where possible housing that has
been built and/or adapted for use by disabled tenants. Where a
tenancy has been granted for a fixed term and a tenancy renewal is
being considered, the Council would wish to ensure that there is a
continuing disabled person’s (or persons’) need for the property.
Where the current disabled tenant is no longer resident at that property
for whatever reason, and there is a remaining joint tenant and/or
household member(s) who are not disabled (and therefore do not need
the adapted property), the Council (and its Private Registered Partners)
will reserve the right to offer alternative (non-adapted) accommodation
elsewhere in the borough. Any new tenancy will be granted on similar
terms to their original tenancy (i.e., fixed term) and will reflect their
housing needs. For example, where the original household need was
three bedrooms and the changed housing need is two bedrooms, then
the household will be offered a two bedroom property. Any such
decision can be the subject of appeal to a panel of senior housing
managers.

The Council’'s Housing Options team and the Council in its registered
provider landlord role will be able to advise tenants on any general or
specific tenancy issues (See Section 10 for more information).

Council Tenants Affected by Regeneration Schemes

The Council Tenant Guarantee set out in the Core Strategy (Oct 2011)
states the following:

The Council has given assurance to tenants and leaseholder who
might be affected by the regeneration of council housing estates in a
statement included in the H&F Homes Magazine of autumn 2009. The
assurances are repeated here so they can be read with the Core
Strategy proposals and policies:

If regeneration proposals come forward on your estate in the next 20
years H&F Council and H&F Homes guarantee:

We would offer a permanent home in the area

e Rent levels will continue to be set by Government at a rate which is
affordable

e The chance to buy a home in any future development at low cost
Full involvement in any future plans or proposals

Source: LBHF Core Strategy (Oct 2011) - Sections 6.6-6.7
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In interpreting a ‘permanent home’, this would construe a secure or
assured tenancy rather than a fixed term tenancy as described in
Annex B of this document. Local authority rent levels are likely to
change following the implementation of the Housing Revenue Account
self financing regime.

This Draft Tenancy Strategy and its successor document do not
change the commitments to Council tenants affected by regeneration
schemes set out in the Council’s Core Strategy (Oct 2011).

Tenancy Renewal — Our Proposed Approach

The Council is required by the Localism Act legislation (see s150 in
Annex A) to set out the circumstances in which tenancies will be
renewed. This section sets out the Council’'s proposed approach to
tenancy renewal. This will apply to accommodation owned and
managed by the Council in its landlord role. In addition, the Council in
its local housing authority role expects Private Registered Providers
(PRPs), principally housing associations, to align their own approaches
to that set out in this Tenancy Strategy as soon as reasonably
practicable. The Council’'s proposed approach is straightforward and
will take the following sequence.

Put simply, the Council expects a large proportion of tenancies to
be renewed where tenancy conditions have been met and the
tenant’s (or tenants’) circumstances have not substantially
changed. However, there should not be a presumption that a tenancy
will be renewed. The Council wishes to create incentives for tenants
and household members to keep their homes in good condition; pay
rent on time; avoid anti-social behaviour and so on. Circumstances
where a tenancy might not be renewed could include under-occupation
of the home; persistent late and/or non-payment of rent and service
charges; anti-social behaviour including causing loss of other tenants’
quiet enjoyment of their home.

The Council will adopt the following approach to tenancy renewals:

Stage 1 - Nine months before the tenancy is due to expire, write to the
tenant(s) concerned asking them to submit a new Housing Register
application to continue remaining in the property they occupy.

Stage 2 - During the six and nine months period before the tenancy is
due to expire, the Council will review the tenant(s) housing needs and
state before the six months date of expiry whether it is minded to renew
the tenancy or not and give appropriate reasons for the latter. Where
the tenant does not submit an application form within seven months of
the expiry date, the Council will take the view that the tenant(s) does
not wish to continue occupying the home.
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Stage 3 — The tenant(s) will have the opportunity to ask the Council to
review a decision (as set out in the Government Regulations) where a
notice of non renewal has been issued. This must be requested by the
tenant(s) within 21 days of the notice. The review will consider whether
the decision not to renew is in accordance with the Council’s policy (as
set out in the Tenancy Strategy and the Housing Allocations Scheme).

Stage 4 - In the event that the review process has been unsuccessful
for the tenant, a notice will be issued to the tenant(s) giving at least two
months notice stating that the Council requires possession. This notice
must be issued on or before the fixed term expires.

As set out in Stage 1, where tenants wish to have their tenancy
renewed, they will be invited to submit a fresh housing register
application. This will in effect be a consideration of the original
application with any updated information (e.g., contact details; ages of
children; place of work; disability issues; special considerations, etc).
The onus will be on the tenant to ensure that the housing registration
form is fully completed and submitted in good time for consideration.
Housing Options staff can assist with this process. The Council would
expect to consider the application during the fourth and fifth month
before the tenancy is due to expire. At the three month point before the
tenancy is due to expire (if not before), the Council will inform the
applicant of the renewal decision, subject to the milestones set out in
the relevant stages above being adhered to.

Tenancy Succession

With flexible tenancies (i.e., local authority and private registered
providers) there will be no right of succession, apart from the statutory
rights of a spouse, civil partners or partner which will not entail the
creation of a new tenancy. On the death of a joint tenant, the surviving
joint tenant will become the sole tenant and is the successor for the
purposes of legislation. Where there is no tenancy succession, the
Council will seek possession of the home within a reasonable
timeframe, not more than six months. More detail on tenancy
succession can be found in section 3.35 — 3.41 of the Draft Housing
Allocation Scheme.

Multiple Needs

The Council will have due regard to the multiple needs of applicants
and will liaise with other departments of the council, principally
Children’s and Adults’ Services. The onus will be on the applicant to
inform Housing Options of any needs and existing contact they have
with other council officers to ensure the respective needs can be taken
into account. The Council understands the scale and scope of some
vulnerable households needs. The Council will seek to ensure that
necessary advice and support is made available
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Length of Tenancy Renewals

Where the Council renews tenancies, these will generally be for the
same period that they were originally granted, except in the case of 18-
25 year old groups who will move from two year tenancies to five year
tenancies, i.e., one year introductory tenancy and four year fixed term
(subject to the tenant’s/tenants’ wishing to renew their tenancy) if the
Housing Registration criteria identified above have been met. In
exceptional circumstances, a 2 year tenancy may be granted following
a 5 year term if there has been a breach of one or more of the
conditions of tenancy. There will be no introductory (or probationary)
tenancy for renewals unless there are exceptional circumstances which
will be considered and approved by the panel of senior housing
officers. Such circumstances could include persistent late and/or non-
payment of rent and/or service charges; anti-social behaviour including
causing loss of other tenants’ quiet enjoyment of their home.

Tenancy Renewal Appeals

The Council’'s panel of senior housing officers will consider any appeals
relating to decisions arising from the adoption of this strategy. This will
principally apply to decisions on length of tenancies and renewals
thereof and will consider any related Scheme of Allocation issues. Any
further appeal will be considered by the Director Housing Options
whose decision will be final. This does not preclude the appellant who
considers the Council to be in breach of the tenant’s statutory rights
from legally challenging at their own risk any decision the Council
makes.

Where Tenancies are not Renewed

Where tenancies are not renewed for whatever reason, e.g., income
and wealth levels above a certain threshold (as set out in the Housing
Allocations Scheme) or the household is under-occupying, the Council
will offer advice and support on future housing options.

Equalities

Historically, affordable accommodation has been sought and secured
by equality groups members, e.g., the elderly; the disabled; lone
parents; applicants from black, Asian and minority ethnic backgrounds.
The Council expects this trend to continue, notwithstanding its
commitment to broadening access to affordable accommodation. The
Council in all its work will seek to ensure that the specific needs and
aspirations of equality groups relating to tenancy and tenancy renewal
matters are in line with its statutory obligations. The Council will also
seek to ensure that appropriate reasonable attention is given to specific
requirements and needs of specific equality groups as they arise.
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Working with Private Registered Providers

Section 6 of this document sets out the Council’'s proposed approach to
flexible tenancies, i.e., for future council tenancies. This section
focuses on Private Registered Providers (normally housing
associations). They are required to have ‘due regard’ to the Council’s
proposed approach and consider how they intend to take it into
account in the operation of their own tenancy regime.

The Council needs to work closely with Private Registered Providers
to:

help the Council develop its overall approach
take account of the final policies set out in the adopted document,
and

o assist the Council in delivering the new approach

In regard to a flexible approach to tenancies, Private Registered
Providers have had the freedoms and flexibilities for many years that
the Council has not had access to. For example, Private Registered
Providers have been able to issue Assured Shorthold Tenancies
(ASTs) since the 1988 Housing Act which have been particularly useful
for their intermediate housing sub-market rented products.

Private Registered Providers own and manage approximately 13,000
homes in the borough, roughly equivalent to that owned and managed
by the Council. They are therefore an important partner with the
Council in meeting its affordable housing objectives. They have a
strong record of delivering a wide range of products ranging from
delivering supported housing for vulnerable groups; social housing at
target and convergent rents; affordable low cost home ownership and
sub-market intermediate rents. In the near future, the Council expects
Private Registered Providers to be delivering a new kind of affordable
housing — Affordable Rent — which will be let at rents (including service
charges) at up to 80% of market levels. This will include up to 50% of
Private Registered Providers’ re-let homes, e.g., existing homes that
become empty and available to let for new households. In effect, the
rents charged would convert from ‘target’ social rents to ‘Affordable
Rents’

There is strong evidence already that Private Registered Providers are
adopting fixed term tenancies for new Affordable Rent products. This is
in response to the low level of grant available for the new product; the
greater risk associated with collecting a higher rental charge; and, to
anticipate the Tenancy Strategies that will be adopted by local housing
authorities.

The Council expects Private Registered Providers to change their
tenancy policies to reflect the objectives set out in the final Tenancy
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Strategy, as set out in Section 6.1 of this document. Many Private
Registered Providers operate in a number of boroughs and may be
under some pressure to adopt different approaches, to reflect differing
policy positions. However, notwithstanding the administrative issues,
the Council believes that Private Registered Providers can adopt a
flexible approach which accommodates the local priorities set out in
this Tenancy Strategy.

Other Strategy Documents

In preparing this Draft Tenancy Strategy, the local authority is required
under Section 151 (3) of the 2011 Localism Act ‘to have regard’ to its:-

e current scheme of allocation

e homelessness strategy; and,

e the Mayor’s London Housing Strategy (currently revised edition Dec
2011).

The information set out below, sets out how the Council has had regard
to the documents identified and also referenced its approach to the
2010 Equalities Act.

In preparing this Tenancy Strategy, the Council has had regard to the
Hammersmith & Fulham Allocation Scheme (July 2009) Second Edition
(also known as the Council's Scheme of Allocation) and the Mayor of
London’s Revised London Housing Strategy (Dec 2011).

In tandem with this Tenancy Strategy, the Council has prepared draft
documents setting out its approach to its housing strategy; housing
allocations scheme; and homelessness.

2010 Equalities Act — The Council will need to ensure that the
Tenancy Strategy meets equality requirements set out in the Act,
ensuring that the nine protected characteristics which cannot be used
as a reason to discriminate against people unfairly. The nine
characteristics are as follows: age; disability; gender reassignment;
marriage and civil partnership; pregnancy and maternity; race; religion
or belief; sex; or sexual orientation. The Council will seek to ensure that
this Tenancy Strategy meets the 2010 Act requirements and will
publish an equalities impact assessment to set out how it has achieved
this objective.

Affordable Rent Model

The Council recognises that the Coalition Government has introduced
a new Affordable Rent model for some new homes provided by
Registered Providers and for up to 50% of re-lets by some providers in
the borough. The Council will wish to discuss proactively with providers
how these opportunities can be used to meet its key objective of
increasing full or part home ownership in the borough, and how
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resulting proceeds can be both retained locally and recycled for further
housing investment in Hammersmith & Fulham.

The Council in September 2011 adopted an interim policy on the
Coalition Government's new Affordable Rent model. The maximum
weekly Affordable Rent that the Council at present expects Registered
Providers to charge for new homes and conversions (up to 50% of re-
lets) are as follows:

1 bed rent of no more than £250
2 bed rent of no more than £290
3 bed rent of no more than £340
4 bed rent of no more than £400

Note: Interim policy rents will be revised on an annual basis and
advertised on the Council’s website.

These rental costs are to include service charges and these costs will
be reviewed on an annual basis.

The rents described above are higher than ‘target rents’ which are
charged for mainstream social housing. With the advent of the
Government’s wider welfare reforms, particularly the Universal Credit
caps identified above, both housing applicants, the Council in its
advisory role and registered providers will need to take greater care in
understanding whether a proposed tenant(s) is able to sustain the
tenancy granted. By this is meant the tenant being able to afford to pay
rent and all other associated property costs for the home, with the
additional consideration of tenants receiving their universal credit direct
and paying their housing costs to the landlord concerned. Prospective
tenants may require their own advice to consider affordability issues.

From April 2013, the Council is adopting the following approach to
Affordable Rents in the borough: Private Registered Providers (PRPs)
will be expected to maximise the rent that can be charged for new
affordable rent schemes and for up to 50% of homes that are re-let. In
line with the draft Housing Allocation Scheme, the Council intends to
give greater housing priority to working households whilst also
encouraging entry to home ownership.

The Council recognises that Affordable Rents for new individual
property types are likely to involve a degree of scheme-level cross-
subsidy, i.e., higher rents on smaller properties supporting lower rents
on larger properties. This will provide the basis for Registered
Providers to deliver large family accommodation (i.e., three bedrooms
or more) with rental and service charge costs that stay within the
housing benefit caps and the Universal Credit caps due to be
implemented in 2013. At a strategic level, where additional revenues
are accrued from the Affordable Rent scheme, the Council would want
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to see such revenues used for more, innovative low cost home
ownership schemes in the borough.

The Council's approach to Affordable Rent levels is straightforward.
When setting rents, Private Registered Providers will be expected to
review the private sector rents for the relevant Broad Rental Market
Area (BRMA); reduce the rent charged at the 30" percentile by 20% for
the relevant bedroom sizes; ensure that service charges are included
within the proposed rent charged; propose a inflation increase based
on Retail Price Inflation (RPI) to tie in when the respective homes will
be available for letting. In the case of Supported Housing schemes,
taking account of increased management costs, the approach to rents
will be discussed on a scheme by scheme basis.

Wider Housing Options

The Council’'s Housing Options Team offers a wide range of advice for
people seeking homes in the borough. Annex B of this document are
descriptions of the various housing options that
individuals/householders in Hammersmith & Fulham have access to.

For the future, the Council intends to deliver the regeneration of five
key opportunity areas in the borough, which can deliver 20,000
additional homes and associated economic and community
infrastructure. The Core Strategy target of 40% of additional housing
being affordable — principally low cost home ownership and affordable
rent housing — will mean more affordable housing to access, but over a
twenty year timeframe.

Housing Options Advice can also be downloaded from:
http://www.lbhf.gov.uk/Directory/Housing/Housing _advice/
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Annex A: 2011 Localism Act — Tenancy Strategy Abstracts
Chapter 2 Social Housing: Tenure Reform

Tenancy Strategies

S 150 Tenancy Strategies

(1) A local housing authority in England must prepare and publish a strategy
(a “tenancy strategy”) setting out the matters to which the registered providers
of social housing for its district are to have regard in formulating policies
relating to —

(a) the kinds of tenancies they grant,

(b) the circumstances in which they will grant a tenancy of a certain kind,

(c) where they grant tenancies for a term certain, the lengths of the terms, and
(d) the circumstances in which they will grant a further tenancy on the coming
to an end of an existing tenancy

(2) The tenancy strategy must summarise those policies or explain where they
may be found.

(3) A local housing authority must have regard to its tenancy strategy in
exercising its housing management functions.

(4) A local housing authority must have regard to its tenancy strategy before
the end of the period of 12 months beginning with the day on which this
section comes into force.

(5) A local housing authority must keep its tenancy strategy under review, and
may modify or replace it from time to time.

(6) If a local housing authority modifies its tenancy strategy, it must publish
the modifications or the strategy as modified (as it considers appropriate).

(7) A local housing authority must —

(@) make a copy of the everything published under this section
available at its principal office for inspection at all reasonable hours,
without charge, by members of the public, and

(b) provide (on payment if required by the authority of a reasonable
charge) a copy of anything so published to any member of the public
who asks for one.

(8) In this section and section 151 (preparation of tenancy strategy) —
(a) references to a registered provider of social housing for a district

are to a registered provider who grants tenancies of dwelling-houses in
that district, and
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(b) “district”, “dwelling-house” and “local housing authority” have the
same meaning as in the Housing Act 1985

S 151 Preparation of a Tenancy Strategy

(1) Before adopting a tenancy strategy, or making a modification to it
reflecting a major change of policy, the authority must —

(a) send a copy of the draft strategy, or proposed modification, to every
private registered provider or social housing for its district, and

(b) give the private registered provider a reasonable opportunity to
comment on those proposals.

(2) Before adopting a tenancy strategy, or making a modification to it
reflecting a major of policy, the authority must also —

(a) consult such other persons as the Secretary of State may by
regulations prescribe, and

(b) in the case of an authority that is a London borough council, consult
the Mayor of London

(3) The authority must, on preparing or modifying a tenancy strategy, have
regard to —

(a) its current allocation scheme under section 166A of the Housing Act
1996

(b) its current homelessness strategy under section 1 of the
Homelessness Act 2002, and

(c) in the case of an authority that is a London borough council, the
London housing strategy

End
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Annex B — Housing Tenancy and Ownership Descriptions

This section briefly describes the different types of home ownership and
tenancy types that exist and the new ones that are being created. It also helps
illustrate the Council’s ‘ladder of opportunity’ approach to housing described
above.

Tenure Key Features
Freehold Home | The occupier owns the deeds to both the home and the
Ownership land on which the home is built. Where the occupier has

a mortgage with a financial institution, the institution
owns the deeds until the mortgage is paid off. Service
charges do not generally apply to freehold owners as
they are responsible for the upkeep of their own home
and the land on which it is built.

Leasehold Home | The occupier owns a lease of a flat or maisonette for a
Ownership fixed term with the freehold owned by another party.
The same mortgage principles described above apply to
lessees. The fixed terms for a lease granted by a local
authority in a right to buy context is normally 125 years.
In this instance, the tenant effectively buys the use of the
property concerned with associated access rights to and
from the property through the freeholder's common and
environmental areas, for which will be expected to pay a
service charge for. In addition, contributions will be
expected from time to time for works required to
elements of the building such as the roof, windows,
communal heating, lift systems, etc. These same rules
generally apply to home owners who purchase
leasehold homes in the market sector.

Shared Ownership | Created as a response to a gap in the market where
& Shared Equity potential purchasers were unable to afford a home to
buy on the open market, but were not eligible for social
housing. Purchasers in tandem pay both a mortgage to
a financial institution and a below market rent and
service charge to a private registered provider. This will
be based on the ‘tranche’ that the purchaser has bought
which will normally start at 25%-40%. Purchasers
generally have the opportunity to ‘staircase up’ which
enables them to purchase the property outright on a
leasehold ownership basis as described above. Shared
Equity is where another party, usually through a
Government sponsored scheme, offers a discounted
interest loan to buy part of the property in addition to that
finance raised by the purchaser.

Secure Tenancy These are tenancies granted by local authority
registered providers. Created under the 1985 Housing
Act, consolidating previous legislation on public sector
tenancies these are ‘periodic tenancies’ by which is
meant they are self renewing provided that the rent and
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service charges are paid and no conditions of tenancy
are breached. Eligible tenants have the right buy.

Flexible Tenancy | The new flexible tenancies for local authorities will be to
all intents and purposes the same as secure tenancies
as described above, but will have fixed terms. Eligible
tenants have the right to buy.

Assured Tenancy | Similar to secure tenancies, these are also periodic
tenancies granted by housing association private
registered providers. Created under the 1988 Housing
Act, consolidating legislation on (what were then)
generally called housing associations, but for the
purposes of the legislation called registered social
landlords. Eligible tenants often have the right to
acquire, but the charitable status of some private
registered providers does not allow for this right.

Probationary In Hammersmith & Fulham, these are granted by the
Tenancy council to new tenants for one year before a ‘secure
tenancy’ is granted.

Assured Shorthold | Created under the 1989 Housing Act, to all intents and
Tenancy purposes these tenancies are similar to Assured
Tenancies, but are for fixed terms of a minimum of six
months but are often granted for one year; rents are not
controlled by government regulations; and there are no
rights to buy or tenancy succession. These are used by
Private Registered Providers for intermediate housing
purposes (e.g., sub market rented housing) and
extensively by private landlords.

Licensee Licences have been used for ‘short life’ housing
purposes. This is where homes that are planned for
demolition or major refurbishment but the timeframes
are either long or uncertain. There can be a case using a
‘short life’ approach to such homes although this
approach is less used presently. A licence gives very
few rights to licensees which can be summarised as a
‘bare permission to occupy’.

Other forms of occupation arrangements include sharing arrangements where
groups of adults will jointly take up a tenancy (usually on an Assured
Shorthold Tenancy basis).

For Private Registered Providers, flexible tenancies will be Assured Shorthold
Tenancies instead of Assured Tenancies.
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Annex C — Glossary

Affordable Rent — “Rented housing provided by registered providers of social
housing, that has the same characteristics as social rented housing except
that it is outside the national rent regime, but is subject to other rent controls
that require it to be offered to eligible households at a rent of up to 80% of
local market rents.” Source: CLG. Planning Policy 3: Planning for Housing —
Technical change to Annex B, Affordable Housing Definition. CLG, 2011.

Intermediate Housing — Affordable housing for rent and/or ownership for
working households on low to medium incomes who are ineligible for social
housing and unable to afford market housing

Market Housing — Housing for sale or for private rent.

Mayor of London — The strategic authority for planning and housing in
London.

Private Registered Providers — For the purposes of this document, the title
of Private Registered Providers is used to describe housing associations, also
known as Registered Social Landlords.

Registered Providers — Generic title given to organizations formerly known
as Registered Social Landlords (also known as housing associations) and
local authorities who own and manage council housing. In some instances,
managers of council housing are arms length management organisations,
who are also Registered Providers.

Social Housing — Affordable housing provided by local authority landlords
(on secure tenancies) or housing associations (on assured tenancies)
charged at ‘target’ rent.
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Annex D — Reference Documents

1. Audit Commission - Protecting the public purse 2009

2. LBHF Housing Allocation Scheme (July 2009) Second Edition

3. Mayor of London’s A Revised London Housing Strategy (Dec 2011)
4. LBHF Core Strategy (October 2011)

5. Hammersmith and Fulham Community Strategy 2007/14 (September

2007)

6 HMG Laying the Foundations: A Housing Strategy for England (Nov
2011)

7. Tenant Services Authority - The regulatory framework for social

housing in England from April 2012

8. Statutory Instruments - 2012 No 695 Housing England — The Flexible
Tenancies (Review Procedures) Regulations 2012
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Building a Housing Ladder of
Opportunity

Hammersmith & Fulham Council

Draft Housing Allocation
Scheme
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Why the Council is consulting on this document

This consultation document is the Council’s proposed Housing Allocation Scheme,
replacing the current Housing Allocation Scheme (July 2009) Second Edition.

Every local housing authority is required to have a Housing Allocation Scheme (a
‘scheme’), which is also known as the authority’s Allocations Policy. This document is a
statutory requirement as set out in s 167 of the 1996 Housing Act.

This is an important document. The Council is proposing to radically change the way it
prioritises applicants for accommodation, whether in affordable accommodation, or in
the private rented sector. All eligible applicants will need to qualify against one of the
‘reasonable preference’ housing need criteria. The Council intends to give greater
priority to applicants who make a community contribution, e.g., working households, ex
armed services personnel. The Council also intends to give greater priority to applicants
who have a local connection. In administering these changes, the Council intends to
adopt an ‘Assisted Choice’ allocations approach, modifying the current choice based
lettings approach.

The Council also intends to adopt a more flexible approach to local lettings, particularly
where ‘red tape’ has obstructed imaginative lettings approaches with other landlords to
enable local people to move home, freeing up large accommodation, but staying in their
neighbourhood. The Council also intends to adopt Local Lettings Plans to achieve more
mixed, balanced, sustainable communities.

This document is one of four Building a Housing Ladder of Opportunity documents and
should be read in conjunction with the other three: the draft housing strategy; the draft
tenancy strategy; and, the draft homelessness strategy.

The consultation period starts on 22 May 2012 and will end on 18 July 2012.

To submit your response, email xx@Ilbhf.gov.uk
Contact xx@lbhf.gov.uk for further information on this process.

The Council intends to adopt the final Housing Allocation Scheme in the Autumn of
2012 with full implementation beginning in April 2013.

Note: The draft scheme has been drafted on the basis that sections 145 to 147 of the
Localism Act will be in force when the scheme is adopted by Members. At present the
provisions are only in force to the extent of enabling local housing authorities to draft
and consult on allocation schemes and to confer power on the Secretary of State to
make regulations.
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1.1

1.2

1.3

INTRODUCTION

Affordable housing is a valuable but limited resource in Hammersmith & Fulham.
The Council’'s new approach to allocating affordable housing will be fairer,
simpler and more realistic. In its strategic role as the local housing authority for
the borough (i.e., not in its landlord role), the Council intends to ensure that
meeting housing need and aspiration correlates more closely with current and
future availability of affordable housing. The Council also intends to ensure that
future occupants of affordable housing make a greater contribution to the
community and the economy. The 2011 Localism Act and associated guidance
gives greater flexibility to local housing authorities to frame their Housing
Allocation Scheme to meet its homelessness obligations and meet Hammersmith
& Fulham’s ‘borough of opportunity’ objectives.

As part of its wider approach to affordable housing, this Housing Allocation
Scheme should be read in conjunction with other housing documents,
specifically the Council's Homelessness Strategy; Housing Strategy; and
Tenancy Strategy. Each of these documents reflect the themes of a housing
approach based on personal responsibility that is fair, realistic and affordable as
does this document. By personal responsibility is meant that housing applicants
take greater responsibility for their own actions and their future. By fair, is meant
an accessible approach that does not discriminate against particular need or
equality group; by realistic, an approach that is based on the ‘real world’ housing
choices that are available to people; and, by affordable, a housing approach that
is both affordable for the Council to provide and for customers to pay for.

Specific objectives the Council wants to achieve following the adoption of this
document and its broader approach are as follows:

Meets its statutory homelessness obligations
Adopting a Housing Allocation Scheme that realistically reflects housing
options available to applicants

e Introduces a ‘Assisted Choice’, modifying a system which has allowed the
registration of applicants who have no realistic prospect of successfully
bidding for affordable rented housing

e Increases the use of the private rented sector both in the borough and outside
its boundaries in order for the Council to meet its housing obligations

¢ Gives additional preference to former Armed Forces Personnel

e Introduces a more rigorous approach to registrations, ensuring that the
Housing Register is up to date; that registration information is verified at the
earliest stage ensuring all applications are bona fide; and, applicants being
required to personally update their applications on an annual basis
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1.4

1.5

1.6

1.7

1.8

2.1

2.2

The Council also needs to take account of the Government’s welfare reform
proposals which will place a ceiling on the amount of cash benefits a single
household will be able to receive. The Council will need to take account of a
household’s current and future ability to meet the rent and associated costs of
running a home in Hammersmith & Fulham when allocating a home.

The Council only intends to register eligible applicants who qualify for the
reasonable preference criteria. In addition, the Council intends to ensure that
greater priority through ‘additional preference’ is given to applicants who are
making a ‘community contribution’ such as working households and ex armed
service personnel who may not be in ‘urgent’ need of housing, but nonetheless
meet one or more of the ‘reasonable preference’ criteria. A fuller list of those
meeting the community contribution category is set out in Annex 3.

In addition, the Council will continue to use the private rented sector both within
the borough and outside it to meet its statutory housing obligations. The large
majority of Council offers of accommodation will be on fixed term tenancies (See
the Council’s Tenancy Strategy) to both of the above sectors. It will also use the
private rented sector to discharge its homelessness duty, ending any expectation
that a long stay in temporary accommodation is a prelude to a social housing
lifetime (or fixed term) tenancy.

Where the Council believes that potential applicants are able to access market
housing, i.e., private rented or low cost or market home ownership, then the
Council will provide advice as necessary.

The Council in its Homelessness Strategy sets out its preventative approach to
alleviating the causes of homelessness, which is intended to reduce the pressure
on applications to join the Council’'s Housing Register.

PRIORITIES FOR THE ALLOCATION OF ACCOMMODATION

The key documents that govern local authorities’ Housing Allocation Scheme
approaches are as follows:-

e 1996 Housing Act (as amended by the 2002 Homelessness Act); 2004
Housing Act; and 2011 Localism Act (Parts 6 and 7)

e Allocation of accommodation: (CLG) guidance for local housing authorities in
England — Consultation (Dec 2011)

e 2004 Housing Act - s223 Allocation of housing accommodation by local
authorities

The Council in assembling the Housing Allocation Scheme intends to only
register ‘reasonable preference’ groups. However, the Council intends to give

‘additional preference’ to those households who have made/are making a
community contribution and have a local connection. This will include giving

6
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2.3

24

2.5

2.6

additional preference to former Armed Services personnel and working
households.

Central to any Housing Allocation Scheme is ensuring that ‘reasonable
preference’ is given to people with high levels of assessed housing need. These
groups are defined as follows:

e All homeless people as defined in Part VII of the 1996 Housing Act
including people who are intentionally homeless and those who are not in
priority need

¢ People who are owed a duty by an housing authority under section 190(2),
193(2) or 195(2) of the 1996 Act (or under section 65(2) or 68(2) of the
Housing Act 1985) or who are occupying accommodation secured by any
housing authority under s192(3)

e People occupying insanitary or overcrowded housing or otherwise living in
unsatisfactory housing conditions

e People who need to move on medical or welfare grounds, including
grounds relating to disability

e People who need to move to a particular locality in the housing authority
area, whose failure to meet that need would cause hardship (to
themselves or others)

In framing this Housing Allocation Scheme the Council intends to give effect to
s.166A(3) of the 1996 Housing Act (as amended), housing authorities should
have regard to the following considerations:

e The scheme must be framed so as to give reasonable preference to
applicants who fall within the categories set out in s.166A(3), over those who
do not

e Although there is no requirement to give equal weight to each of the
reasonable preference categories, housing authorities will need to
demonstrate that, overall reasonable preference has been given to all the
reasonable preference categories

e There is no requirement for housing authorities to frame their scheme to
afford greater priority to applicants who fall within more than one reasonable
preference category (cumulative preference) over those who have reasonable
preference on a single non-urgent basis

In respect of Hammersmith & Fulham’s new Housing Allocation Scheme, the
Council intends to ensure that all successful applicants have reasonable
preference. But it will give ‘additional preference’ to applicants who are making a
community contribution and have a local connection.

These are the only categories of people that the Council will consider for
housing, except where the Council adopts a Local Lettings Plan (See Sections

7
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4.18 — 4.21) for an individual scheme and/or area where special circumstances
apply. For example, these may include new and existing accommodation in its
five regeneration opportunity areas where specific outcomes are sought, such as
mixed, balanced sustainable communities. Local Lettings Plans will be adopted
to achieve this specific objective which may include offering accommodation to
working households on the Council's HomeBuy Register on short fixed term
tenancies (e.g., two years) who may be waiting for a home ownership option that
is right for them, but are content to live in an alternative interim rented housing
option.

Sustaining a Tenancy

2.7

The Council intends to scrutinise more closely the ability of applicants to sustain
the tenancy that is being sought for two reasons. There needs to be some
certainty that the applicant is able to take on the responsibilities associated with a
new tenancy and that there is no history of anti-social and/or criminal behaviour
associated with a previous tenancy. In tandem, the Council also needs to be
mindful of the Government’s welfare reform proposals, specifically in respect to
the Universal Credit reforms which will ‘cap’ the amount of benefits a single
household can receive. This is likely to be particularly relevant to households in
large family accommodation (three bedrooms or more) where a significant
proportion of this house type is both expensive and in short supply.

Accessing Affordable Market Housing

2.8

The Council will continue to promote affordable home ownership and private
rented options to those who are able to afford it. Where household income is
over the level which the Council considers eligible for registration on the
HomeBuy Register, the Council will not be minded to consider applications to the
housing register for affordable rent purposes, unless there are exceptional
circumstances which will be considered by a Panel of Senior Housing Officers.
However, the Council will consider such households for affordable home
ownership or direct them to private rented housing options. More information on
income and savings thresholds is set out in section 6.7 — 6.9 of this Housing
Allocations Scheme.

Flexible Tenancies

2.9

The Council intends to take full advantage of the freedoms and flexibilities
afforded by the 2011 Localism Act. In tandem with this document, the Council is
publishing for consultation a Draft Tenancy Strategy which sets out the Council’s
approach to flexible tenancies. In summary, the Council intends to issue five year
fixed term tenancies (and in some instances, two year tenancies) in the future,
although with some exceptions where secure and assured tenancies will still be
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granted. Fuller reference to the Localism Act and existing Homelessness
legislation is made in Annex 1.

Investigation of Fraud: Offences related to information given or withheld by
applicants

2.10

2.11

212

The Council recognises its duty to protect the public resources it administers.
Detailed enquiries about applications will therefore be made in order to guard
against misrepresentation and fraud. Such enquiries will be made in all cases
where applicants appear to have sufficient priority for an offer for re-housing, and
in other cases as resources allow and may be made at any time either at the time
of application or subsequently including after any grant of tenancy. Applications
will be suspended if there is evidence of misrepresentation or fraud until
enquiries are completed.

Any applicant seeking to obtain accommodation by making a false or misleading
statement or by withholding relevant information or by failing to inform the
Council of any material change in circumstances is liable to have his/her
application cancelled. Prosecution will be considered where it appears to the
Council that a criminal offence has been committed. Proceedings for possession
will be taken to recover any tenancy granted in consequence of a fraudulent
application for housing.

For the reasons set above, the Council is keen to ensure that information
submitted to support a housing registration application is truthful and accurate.

Section 171 makes it an offence for anyone seeking assistance from a housing
authority under Part 6 of the 1996 Act to:

e Knowingly or recklessly give false information, or
e Knowingly withhold information which the housing authority has
reasonably required the applicant to give

It is for individual housing authorities to determine when these provisions apply
and when to institute criminal proceedings. However, the circumstances in which
an offence is committed could include:

Any false information given on an application form for social housing
Any false information given in response to subsequent review letters

e Any false information given or submitted by applicants during the
proceedings of a review

Ground 5 in Schedule 23 of the Housing Act 1985 (as amended by s 146 of the
1996 Act) enables a housing authority to seek possession of a tenancy granted
as a result of a false statement by the tenants or a person acting as the tenant’s
instigation.
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213

2.14

2.15

3.

Hammersmith & Fulham Council will use all civil and criminal sanctions at its
disposal to encourage applicants not to give false information or withhold
information when seeking support from the Council at any point in the application
process.

Any tenancy fraud that may occur after the grant of a tenancy (e.g., tenancy
passed on to a third party such as subletting of a tenancy) will be approached in
a similar fashion. New powers to be granted to local authorities to pursue such
cases through the criminal rather than the civil courts will be used by
Hammersmith & Fulham.

In both instances - at application stage and tenancy stage — the Council will

support and work with all Registered Providers to reduce and eliminate tenancy
fraud.

WHO WILL RECEIVE ALLOCATED ACCOMMODATION

Eligibility and Qualification

3.1

3.2

3.3

Any person can approach the Council’'s Housing Options Division for housing
advice and assistance. However, the amount of accommodation in Hammersmith
& Fulham is very limited, and the Council will not maintain an ‘open’ system that
any person can be registered with. Instead, the Council will operate a ‘managed
register with standard checks for eligibility undertaken, but with a tighter
approach as to who will qualify to be on the managed register, i.e., registering
only those who meet the reasonable preference criteria. Where the Council is
unable to give support to applicants through registration, it will be able to provide
housing options advice and support.

In considering applications, the local housing authority needs to consider two
issues:

e the applicant’s eligibility for an allocation of accommodation

e Whether the applicant qualifies for an allocation of accommodation

In terms of eligibility, any person who does not fall into one of the categories
below will be a person subject to immigration control and will be ineligible for an
allocation of accommodation.

(i) British citizens
(i) certain Commonwealth citizens with a right of abode in the UK

10
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3.4

3.5

3.6

3.7

(i)  citizens of an European Economic Area (EEA) country (‘EEA nationals”)
and their family members who have a right to reside in the UK that derives from
EU law. The question of whether an EEA national (or family member) has a
particular right to reside in the UK (or in another Member State) will depend on
the circumstances, particularly the economic status of the EEA national (e.g.,
whether he or she is a worker, self-employed, a student, or economically
inactive)

(iv)  persons who are exempt from immigration control under the Immigration
Acts, including diplomats and their family members based in the UK and some
military personnel.

This means that people subject to immigration control and certain other people
from abroad (outside the categories identified above) will not usually be eligible
for accommodation arranged by the Council.

More generally, the council will decide in each case as to whether the people
included in the application by the applicant will be considered as a part of the
household if allocated accommodation. The council will generally not consider
the following as members of a household: people who are subject to immigration
control (as set out above), non-dependent adult children, other adult relatives,
non-relatives, lodgers, live in help. Furthermore due to a shortage of properties
with 4 bedrooms or more the council will discuss with large households whether
they can be divided into two or more smaller households.

The statutory provisions regarding eligibility and qualification are set out in s
160ZA of the 1996 Housing Act as amended by the 2011 Localism Act (See
Annex 1).

In terms of qualification, the Council in this Housing Allocation Scheme is
adopting an approach whereby the applicant must meet at least one of the
statutory ‘reasonable preference’ criteria. Where an applicant meets the
‘reasonable preference’ criteria but does not have a local connection with the
borough, it is highly unlikely that that applicant will be allocated an affordable
rented home. Where an applicant(s) income (or combined income) are greater
than £40,200 and may have assets and/or savings that are sufficient to access
low cost home ownership or other intermediate housing options, then an
applicant(s) will generally not be eligible to access the Housing Register and will
be offered advice on other housing options including joining the Council’s
HomeBuy Register. See Sections 6.7 — 6.9 for more information.

Classes of Person that do not Qualify

' EEA nationals are nationals of any EU member state (except the UK) and nationals of Iceland, Norway,
Liechtenstein and Switzerland)

11
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3.8

3.9

The Council will only register eligible applicants who qualify to meet at least one
of the reasonable preference criteria set out in Section 2.3 of this document. The
guiding principles to this Housing Allocation Scheme is that it is fair, realistic and
affordable and that applicants take greater personal responsibility for their own
actions and their future. Whilst the Council is giving clear preference to
applicants with a local connection and making a community contribution, it is also
keen to have qualifying criteria which better fits the supply of accommodation that
the Council can reasonably have access to.

Having considered the changes to made to the Housing Act Part VI in the
Localism Act, the following classes of person will not normally qualify for
registration. There is discretion to waive these classes in exceptional
circumstances as approved by the Director Housing Options, Skills and
Economic Development or delegated officer who shall be a Head of Service:

a. Applicants who are overcrowded by only 1 bedroom and this is their

only housing need

b. Applicants who have been convicted of housing or welfare benefits related
fraud where that conviction is unspent under the Rehabilitation Offenders

Act 1974. Any person caught by this may re-apply once this conviction is

spent

c. Homeless applicants to whom the main homelessness duty has been

ended due to refusal of a suitable offer

d. Homeless applicants placed in long term suitable temporary

accommodation under the main homelessness duty (unless the property

does not meet the needs of the household or is about to be ended through

no fault of the applicant)

e. Applicants with lawfully recoverable significant arrears or other housing related
debt which have been unreasonably incurred by the applicant

f. Applicants whose income, savings and assets exceeds the limits set by the
Council

(as these limits will change the Officers will use guidance to apply this test)

g. Applicants who owe arrears of rent or other accommodation charges to the
Council in respect of the current tenancy or former accommodation, unless

an appropriate agreement has been reached and sustained for a reasonable
period. In assessing the application for registration, the Council will take into
account the size of the debt, the means to pay and the degree of the household’s
need

h. Applicants in breach of another condition of their Tenancy Agreement and

this is accepted by both parties.

j- Applicants who have been guilty of unacceptable behaviour which makes them
unsuitable to be a tenant. Examples of such unacceptable behaviour include:
persistent failure to pay rent and/or service charges; anti social behaviour which
has caused a nuisance by the applicant or a member of his or her household;
illegal or immoral behaviour; threats of and/or actual violence; racial harassment;
obtaining a tenancy by deception and/or an attempt at tenancy fraud

12
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3.10 The Council recognises that there may be exceptional circumstances where the
only way an exceptional housing need can be resolved is through the use of
discretion. In the interests of fairness to all these applicants these circumstances
are kept to a minimum. Examples of exceptional circumstances include, but are
not limited to:

e Threat to life in the area in which they are residing

e Emergency cases whose homes are damaged by fire, flood or other disaster
may be provided with other accommodation if it is not possible to repair the
existing home, or if any work to repair is to take such a long period of time
that there will be serious disruption to family life.

e Households who, on police advice, must be moved immediately due to
serious threats to a one or more members of the household, or whose
continuing occupation would pose a threat to the community.

e Cases nominated under the Police Witness Protection Scheme or other
similar schemes that the council has agreed to be part of.

e An applicant who has an exceptional need that is not covered in the
Allocations Scheme. For example, where child or public protection issues
require re-housing or for severe domestic abuse where all other options to
remain in the home have been considered.

3.11 Other exceptional circumstances, including management transfers, authorised by
the Director Housing Options, Skills and Economic Development.

Assessment of Need

3.12 The council has developed a housing banding system to determine who will be
prioritised for housing in the borough. The housing bands are summarised below
and full details of what the characteristics of individual cases will be are set out in
Annex 4:

Band 1: Urgent Need to Move due to Reasonable Preference PLUS
additional priority AND a local connection

Band 2 Need to move — Reasonable Preference AND a Local Connection
AND a Community Contribution

Band 3 : Need to move — Reasonable Preference AND a Local Connection
BUT No Community Contribution

Band 4: Reduced Priority: Need to Move - Reasonable Preference but with
Reduced Priority
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Local Connection Definition

3.13

3.14

3.15

3.16

3.17

Demonstrating a local connection is a central tenet of this Housing Allocation
Scheme. Local connection within the terms of this scheme will normally mean
that an applicant has lived in this borough, through their own choice, for a
minimum of 5 years up to and including the date of their application, or the date
on which a decision is made on their application, whichever is later. Accepted
homeless households placed by this authority in accommodation outside
Hammersmith & Fulham will also have a local connection as long as they fulfil
the five year residential qualification (i.e., time spent placed by Hammersmith &
Fulham in temporary accommodation outside the borough will count towards time
spent in Hammersmith & Fulham). A local connection may also be awarded to
people who need to move to a particular locality in the borough, where failure to
meet that need would cause exceptional hardship to themselves or to others.
Those without a local connection will not be eligible to be placed in bands 1,2 or
3 until this condition is satisfied. Where households are allocated Band 4 status,
the Council is only likely to be offered private rented options which may be
outside Hammersmith & Fulham.

People in the following categories will not normally be considered as having a
local connection:

Those placed in the borough of Hammersmith & Fulham in temporary
accommodation by another local housing authority

Those placed in the borough of Hammersmith & Fulham in residential or
supported housing by another borough

Secure or flexible tenants of other boroughs

Applicants who have been placed in long term temporary accommodation by the
Council will not be placed in a housing needs band and they will be removed
from the Housing Register. This will be reviewed if the arrangement is due to
expire within the next 3 months or there is a change in circumstances that may
increase their priority under this scheme. Long term temporary accommodation
can include private sector homes let via the council or a housing association
under a leasing arrangement, and non-secure tenancies on regeneration estates.

Applications for housing will be assessed by Housing Options Officers using
information supplied by the applicant and as a result of further necessary
enquiries. The Housing Options Officer will decide whether the applicant falls
within the Council’s housing banding system and if so, which band will apply.

Applicants who are assessed as not qualifying for one of the Council’s Housing
Bands will be offered housing advice and assistance as necessary.
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3.18

3.19

3.20

Medical priority will be awarded according to the extent to which the health or
welfare of one or more members of the applicant’s household is affected by their
housing conditions and the expected benefits of providing suitable alternative
settled housing. Applicants who are assessed as having an overriding medical or
welfare housing need will be placed in Band 1; the circumstances that justify this
are detailed in Annex 4. Such priority will be approved by a panel of senior
housing officers.

Housing Options Officers will work together with social services and other
agencies looking at supply and demand to identify clients currently in supported
housing who are ready for independent living. Subject to these discussions and
agreement that the client’'s housing needs cannot be met outside of social
housing. In consultation with other officers of the Council, these clients will be
placed in Band 2, unless there is an urgent need to move in line with the Band 1
criteria.

Where a young person is identified by Children’s Services as ready to relocate in
to ‘move on’ accommodation, the young person will be placed in Band 2 or 3,
subject to a community contribution award. The Housing Options Officer
concerned may in consultation with the Director Housing Options, Skills and
Economic Development waive this requirement in exceptional circumstances.

Condition and Size of Accommodation

3.21

3.22

3.23

3.24

3.25

All accommodation offered will be habitable, in reasonable repair and fit for
letting.

The size of accommodation for which each applicant will be considered will
depend upon the size and composition of the applicant's household. The
requirements for each size of household are set out at Annex 2

Larger accommodation than specified in Annex 2 may be considered in
exceptional circumstances on the recommendation of the Housing Options
Officer and approved by a Panel of Senior Housing Officers. The Council may
draw on specialist advice, for example the Council's Medical Adviser,
Occupational Therapy Service, or senior social worker.

In calculating the number of bedrooms available within properties the Council will
treat every habitable room as a bedroom except kitchens, bathrooms and
kitchen/dining rooms. The Council will normally consider additional rooms in
homes for use as bedrooms in accordance with Housing Benefit regulations.

Cases of existing secure Council tenants agreed as Management Transfers will
be offered homes on a ‘case by case’ basis.
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Council Tenants

3.26

3.27

3.28

3.29

3.30

3.31

3.32

Council tenants wishing to move from their existing home will be assessed in the
same way as other applicants applying for housing advice and assistance under
this scheme and will need to meet the qualifying criteria set out in this Housing
Allocations Scheme.

Applications for transfer may be made jointly by separate tenants of the Council
who wish to apply for housing together, on the condition that both tenancies will
be relinquished if the Council makes an acceptable offer of a transfer to a third

property.

On occasion it may be necessary for a council tenant to move out of their existing
home to allow major works to be carried out or because their home is due to be
demolished. In these circumstances, the Council will use its discretion to
prioritise a move to a suitable alternative home by placing the tenant in Band 1 at
an appropriate time.

Council tenants who have to move because major works are required to their
home will have the option of moving back to their original home once the works
have been completed,

The Council is undertaking a number of regeneration schemes. Under these
schemes a large number of existing council homes may be demolished and
replaced with new homes owned and managed by the council or housing
associations. Under this allocations policy, existing secure tenants whose homes
are due to be demolished will have priority for the new replacement homes being
provided on their estate in accordance with the provisions agreed for each
estate, before they are made available to any other applicants. Existing re-
housing commitments to residents are set out in the Council’s Core Strategy and
Tenancy Strategy.

Where a council tenant is imprisoned for a period of more than 12 months, they
will be expected to voluntarily give up their tenancy. On release from prison, they
will be entitled to apply to the Council for accommodation based on the policies
set out in this Housing Allocation Scheme.

Council tenants will be able to access affordable housing elsewhere in London
through the Pan London Mobility Scheme. More information on this scheme is
set out in section 4.28 of this document.

Private Registered Provider (PRP) Tenants

3.33

PRP (principally housing association) tenants will be assessed in the same way
as other applicants applying for housing advice and assistance under this
scheme.
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Mutual Exchanges

3.34

Secure tenants have certain rights in relation to exchanging their tenancies with
other secure tenants and in relation to the circumstances in which a member of
their household can succeed to their tenancy. These do not fall within the scope
of this allocations scheme, and full details for how these schemes operate can be
obtained from Hammersmith & Fulham Council or their Landlord in the case of
Private Registered Provider tenants.

Tenancy Succession

3.35

3.36

3.37

3.38

The law on council tenancy succession has changed for secure tenants (and
household members) where a tenancy was created before 1 April 2012 and
those created after this date. The scenarios below are based on where a tenant
or joint tenant dies and the remaining joint tenant (if applicable) and/or household
members wish to remain in the property.

Where a tenancy was created before 1 April 2012, family members will retain
their existing rights to succeed to the tenancy. This may be the tenant’s spouse
or registered civil partner or could be a co-habiting partner or another family
member(s). Family members seeking to succeed the tenancy will need to have
lived at the property for at least twelve months before the succession is sought.
Where a joint tenant dies, the other joint tenant becomes the sole tenant ..

Where a tenancy was created on or after 1 April 2012, only a spouse, civil
partner or a person who lives with the tenant as if they were a spouse or civil
partner will have a statutory right to succession.

The statutory right only applies to the first time that a succession occurs, but
beyond this, the council will use its discretion to allow a new flexible tenancy to
be granted in the following circumstances:

The person applying for succession has lived continuously in the property as
their principal home for twelve months before the death of the tenant and

They are the spouse, civil partner, a close relative of the tenant, or someone who

had to live with the tenant in order to provide them with care, without which the
tenant could not have maintained their tenancy and

They would qualify for the property they have applied to succeed to under the
council’s allocations policy (i.e., this Housing Allocation Scheme) including being
both an eligible and qualifying person(s).

This process will be triggered by a Housing Register Application which will be
considered by Housing Options Officers in consultation with Housing
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3.39

3.40

3.41

Management Officers responsible for the property and associated tenancy
concerned.

Where a property is not suitable for the person applying to succeed, for example
because it is too large, the council will assist them to find alternative
accommodation if they qualify for help under this Housing Allocation Scheme,
which could include an offer of accommodation in the private rented sector.

Where a new tenancy is granted as a result of a discretionary succession, the
tenancy will be treated as a new tenancy under the Council’s Tenancy Strategy.
This means that in most cases a flexible tenancy, normally two or five years, will
be granted. Failure to accept a suitable property offered or made available under
this Housing Allocations Scheme will result in proceedings for possession of the
home currently occupied. Each situation will considered on its merits and
tenancies will be granted at the discretion of the Council.

Tenancy succession rules for Private Registered Providers (normally housing
associations) are governed by different legislation. Current and future housing
association tenants should check with individual landlords what the rules are for
succession for their respective tenancies.

Service Tenancies

3.42

4.

Employees of the Council who have a service tenancy associated with their
employment may be re-housed by the council in pursuance of a contractual
agreement that may be in place. This may be achieved outside of assisted
choice through a direct nomination.

HOW THE COUNCIL ALLOCATES PROPERTIES

THE PROPERTY POOL AND ASSISTED CHOICE

41

Hammersmith & Fulham Council will operate a ‘property pool' and assisted
choice lettings system. In essence, this means that the council will maintain a list
of properties that are available to let to housing applicants who fall into one of the
housing bands described in section 3.12 and detailed with examples in Annex 4.
Successful applicants will need to annually update their registration. This
comprises properties available from the council (a registered provider); housing
associations (private registered providers); landlords from the private rented
sector; and other agencies. Properties available from the property pool will be
matched to applicants’ preferences and offers made by housing options officers.
In effect the officers concerned undertake the bidding process based on the
applicants expressed preferences. All applicants, whether homeless, transfer
cases, sheltered housing applicants will be treated the same way under this
system. The Council will seek to make at least two offers to applicants, with
discretion to make a third offer. In the event that homeless applicants turn
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down the offers made by the Council, they will be removed from the
register. Where other applicants turn down offers made by the Council,
they will be demoted a band for twelve months.

How will it work in practice?

4.2

In sequence, the key characteristics of this service will be as follows:

. Applicants will discuss with the Housing Options Officer eligibility and

qualification criteria to enter the Council’s Housing Register. This will include a
discussion on all housing options, including obtaining accommodation outside the
housing registration route (e.g., private rented sector, low cost home ownership,
etc)

. If the Housing Options Officer considers that a Housing Register Application is

likely to be successful, applicants will be assessed for their eligibility and
qualification to register with the Council for accommodation. If registered,
allocated a Band from 1 (the highest priority) to 4 (the lowest priority). It will be
explained at this stage that allocation to Band 4 status is highly unlikely to lead to
the allocation of an affordable home for rent let by a Registered Provider (i.e.
principally the Council in its landlord role and housing association landlords). In
the case of a homeless applicant who successfully registers, the Council is likely
to discharge its duty into the private rented sector.

. Over time, Housing Options Officers will assess available homes from the

‘property pool’ as they become available and match them with applicants’
accommodation needs and invite them to consider offers as and when they
arise. Clearly, where there is a more affordable housing in that area of the
borough, such housing choices are more likely to be met. Similarly, where there
is more private market housing in that are of the borough, such housing choices
are less likely to be met.

. The urgency with which offers are made to housing applicants will depend on the

supply of available accommodation in the property pool and their Band status,
with Band 1 having the greatest urgency. The Council will expect applicants in
urgent housing need to take up reasonable housing offers quickly. In the event
that housing offers to Band 1 applicants have been exhausted, housing offers will
be made to Band 2, and then Band 3. The approach will vary where Local
Lettings Plans are in place (See Section 4.19 — 4.24).

. The property pool will comprise homes from the Council in its Registered

Provider landlord role; Private Registered Providers (principally housing
associations); and the private rented sector. This will include accommodation for
Supported Housing purposes and the elderly. Some homes in the property pool
will be located outside the borough due to the shortage of affordable
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4.3

4.4

4.5

4.6

accommodation, particularly large family accommodation, in Hammersmith &
Fulham.

. The large majority of housing allocated will be available on fixed term tenancies

(also called flexible tenancies). More detail on this can be found in the Council’s
Tenancy Strategy.

. Where applicants are made a second final offer that may be in the private rented

sector which will meet the applicant’'s need and that offer is turned down, then
that applicant will be demoted a band for a year. Where the Council owes a
homelessness duty and a second offer has been turned down, then the Council
will have met its duty towards that applicants. The Council reserves the right to
make a third offer if special circumstances apply.

. On making that final offer, the Council will have met its duty towards homeless

applicants, which will meet the applicant’s requirements and/or the Council’s
homelessness duty towards that household. At this point, the applicant will be
removed from the register. In respect of other housing applicants (e.g., transfer
cases), where a second offer has been turned down, the applicant will be moved
down a band for twelve months.

Priority for accommodation will be determined by housing band, with those
applicants in Band 1 having a greater priority than those in bands 2-4, and those
in band 2 having a greater priority than those in bands 3-4, and so on. Within
bands, priority will be determined by date order (Note: Date order means that
date that an applicant was placed in the housing band)

In considering priority for re-housing between applicants with a similar priority
under the banding scheme, the Council will also take account of the immediacy
of need of each applicant. This means, for example, that where two applicants in
the same band are interested in the same property, preference may be given
where one of the applicants is facing a more immediate loss of their existing
home than the other.

To avoid the loss of properties available to the Council, properties in the private
rented sector will normally be made available on a first come first served basis to
applicants across bands 1-4. Where more than one applicant is being considered
for a private sector property, priority will be determined by band and date in band.

Applicants will be asked to choose a property or properties to view from a
selection of those that are available and meet their needs, and will be asked to
accept one of these as their offer of re-housing.
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4.7

If no suitable properties are available, the applicant’s case will remain open until
a property becomes available and their Housing Options Officer will be proactive
in working with them to secure a suitable offer of accommodation.

EXCEPTIONS TO ASSISTED CHOICE

4.8

4.9

4.10

411

412

413

414

Available properties which are adapted or which are suitable for adaptation and
Extra Care and Sheltered Housing or which are otherwise potentially suitable for
applicants with a substantial disability or other special or support needs may be
allocated outside strict banding and date order priority.

An allocation may also be made outside banding priority in the case of a Council
tenant who is willing to transfer from a property which s/he does not require, i.e.,
under-occupiers, and which is particularly suitable for an applicant with special or
support needs.

Applicants who have a special need for adapted property or other particular type
of accommodation which is in very short supply may be invited to consider
suitable property which becomes available outside of the areas preferred by the
applicants concerned.

The Council reserves the right to restrict the operation of the property pool to
certain groups of applicants or to make direct offers of accommodation to
households waiting for re-housing in order to fulfil its housing management and
financial duties and responsibilities, including achieving a balance of lettings as
set out in the Council’'s Annual Lettings Plan and delivering value for money.

In addition to the Annual Lettings Plan, special allocation arrangements, i.e.,
through Local Lettings Plans, may apply in respect of properties available for
letting on new-build developments and/or areas that the Council considers
necessary for an alternative approach to deliver its ‘borough of opportunity’
agenda. Local Lettings Plans will be subject to consultation by residents and
agencies likely to be affected by the proposed changes (See Section 4.19 -
4.24).

Decisions to allocate properties outside of the property pool and assisted choice
will be authorised by the Director Housing Options, Skills and Economic
Development, or delegated officer who shall be a Head of Service.

The Council is keen to facilitate ‘chain lettings’ approaches with other local
housing authorities and private registered providers (principally housing

associations) in order to maximise the use of affordable housing accommodation
both locally and in other areas. A ‘chain letting’ is similar to a chain of prospective
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415

house purchasers who are dependent on others in order to move home. This
approach is an ideal way of helping to ensure that people who wish to stay in
their localities can do so, moving to homes that reflect their housing needs.
Where the Council is able to ensure that there is a sufficiently positive impact for
one or more of its residents by making a direct nomination (or through influencing
other allocations of other Registered Providers), then the Director of Housing
Options, Skills and Economic Development shall have discretion to make any
necessary decision to achieve a chain letting.

This flexible approach will help facilitate greater choice for applicants who wish to
move in their immediate locality, remaining close to family and friend networks.
The Director Housing Options, Skills and Economic Development or delegated
officer, will have the authority to allocate accommodation through either the
Assisted Choice process or through a direct nomination to facilitate a successful
chain letting.

TYPES OF PROPERTY

4.16

Some properties or blocks of properties are designated for allocation only to
applicants sharing a common characteristic or need, for example:

e Properties in sheltered housing developments for people over a specified
age,

e Properties in supported housing schemes offering special services,

¢ Individual properties which are adapted or otherwise particularly suitable for
applicants who use a wheelchair

SELECTION OF PROPERTIES

417

4.18

In selecting properties from the property pool for applicants to consider, the
Council will normally take into account the following factors:

e The number of bedrooms required (see Annex 2)
¢ Any essential requirement concerning the type or location of re-housing
e The housing band into which the applicant’s case falls

The Council will not normally take into account:

¢ Non-essential preferences concerning the location or type of re-housing
requested by the applicant.

e An applicant’s preference as between an allocation of a Council property or a
nomination to a Private Registered Provider (normally a housing association)
or an allocation to the private rented sector.

e The standard, type or location of the applicant’s current accommodation
(except where this is related to the assessment of their need)
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Local Lettings Plans

419

4.20

4.21

4.22

4.23

4.24

From time to time, the Council will adopt Local Lettings Plans for new schemes
and/or areas of the borough where it wishes to deliver the broad objective of
mixed, balanced sustainable communities. The Council is unconvinced that
allocating all affordable housing to applicants from reasonable preference
categories is conducive to the broader objective of mixed, balanced sustainable
communities. By allocating homes to low to medium income households on short
fixed term tenancies who are not necessarily from reasonable preference groups
will help deliver that objective.

Section 167(2E) of the Housing Act 1996 enables local housing authorities to
allocate particular accommodation to people of a particular description whether
or not they fall within the reasonable preference categories. This section enables
the Council to set aside homes on a particular estate, or certain types of
properties across the stock, for applicants who meet a certain criteria.

The simplest approach to delivering this objective would be through using the
Council’'s HomeBuy Register, which includes applicants who wish to rent at sub
market levels. Some of these households may be seeking to save money for a
deposit to enter low cost home ownership which the Council is keen to
encourage. This will give such households the experience of managing a
household budget and also provide an opportunity for such households to save
money towards a deposit for a low cost home ownership option.

The Council’s broad approach will be to prioritise households from the HomeBuy
Register for Affordable Rent accommodation available from Private Registered
providers (principally housing associations). Where the Council wishes to
prioritise applicants who meet criteria associated with a Council-approved
scheme which helps deliver housing options for one or more of the community
contribution groups identified in Annex 3, these applicants may be prioritised for
Council rented accommodation.

The Council will monitor the impacts of this approach on both its Housing
Register and Homebuy Register. It will need to ensure that any the number of
households drawn from the Homebuy Register do not exceed the number drawn
from the Housing Register. It will also seek to ensure that the rules governing
each of the approaches are broadly aligned.

Before introducing a local lettings plan, the Council will consult with those who
are likely to be affected, which shall include the residents of the scheme/area
impacted by the plan and local social landlords. A copy of the final policy will be
published on the Council’s website.

Transfers
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4.24 All transfer applicants will be considered in the same way as set out in Section
4.2 of this document. The Council expects existing tenants to maintain their
homes in a reasonable condition and similarly expect tenants of other Registered
Providers to do the same. If the existing home has been either significantly
damaged and/or kept in a poor condition by the sitting tenant, the Council will not
be minded to permit a transfer. The Council will expect other Registered
Providers (normally housing associations) to adopt the same approach.

Homeswap

425 Homeswap enables existing tenants, principally in the registered provider
affordable rented sector (i.e., tenants of councils and housing associations) the
opportunity to swap their home with another, often called ‘mutual exchanges’.
Such schemes help tenants to be closer to new places of work and/or friends and
family. The Council supports the Government’'s ‘Homes Swap Direct’ initiative,
bringing together the range of mutual exchange regimes that exist. The Council
will make available facilities at its principal office to enable applicants wishing to
review housing options using the ‘homeswap’ mechanism as well as promoting
the initiative more widely.

Sub Regional Nominations

4.26 As part of the West London Housing Partnership, the Council participates in a
sub regional nomination arrangement which accesses the Council to sub regional
lettings as well as enabling its West London partners to nomination opportunities
in the borough. The Council intends to continue this arrangement as it enables
some flexibility to facilitate sub regional moves for the same reason described in
the Homeswap section above.

Accessible Housing Register

427 The Council will seek to ensure accommodation opportunities for housing
register applicants who require accessible housing are maximised. Where
Housing Options Officers are fully appraised of applicants’ housing needs, all
reasonable efforts will be used to ensure that offers are made to applicants in line
with the Banding priority using the Assisted Choice approach.

Pan London Mobility

428 Hammersmith & Fulham currently participates with the Mayor of London’s pan-
London Mobility scheme, also known as London Moves. Details of the Mayor’s
scheme can be found at www.london.gov.uk . Tenants wishing to move using the
Pan London Mobility scheme can apply direct. Housing Options Officers can
provide assistance to tenants wishing to move home using the Pan London
Mobility Scheme.
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Suitability of Housing Offers

4.29

4.30

4.31

4.32

4.33

4.34

Where accommodation is offered through the assisted choice process described
above, an applicant will normally be expected to accept an offer of a property that
meets their specified needs. Suitable offers are those that are deemed as
suitable and appropriate to meet the housing and medical needs of the
household concerned.

The Council will seek to take into account applicants’ particular or special needs
but it will not always be possible to ensure that these needs are met. In
considering what is reasonable, the Council will have regard to the overall supply
of Council accommodation and the demands placed upon it by all priority groups.

As a guideline and subject to the individual circumstances of each application,
the Council will normally consider that a property is suitable if:

e |tis located close to an area which the applicant has selected or an area that
the Council considers to be reasonable.

e |tis sized in accordance with the criteria in Annex 2.

e |t complies with any recommendation made by a Medical or other relevant
advisor.

An offer of accommodation which is arranged by way of a nomination to a private
registered provider will be considered to be as reasonable as an offer of a council
tenancy.

If a housing applicant refuses two reasonable offers of accommodation through
the assisted choice scheme or a direct allocation, their priority under this
allocation scheme will be reduced by a Band for twelve months. This will not
necessarily mean no further offers will be made, but will reduce their priority.

An applicant whose housing priority has been reduced to Band 4 under 4.33 will
not be entitled to be placed in a higher band under this housing allocations
scheme again for a period of 12 months from the date that the Council notified
them of its decision, except where there has been a material change in
circumstances such that the offer of re-housing would no longer be suitable, for
example because of an enlargement in the applicant's household or a
deterioration in ill health. In the event that the applicant is not eligible to be
moved up to Band 3, then they will be removed from the Housing Register
altogether.

Annual Lettings Plan
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4.35 The Council will adopt an Annual Lettings Plan for the April — March year which

5.1

5.2

5.3

54

5.5

5.6

will forecast the number of affordable lettings the Council expects for the relevant
year and estimate the proportions of lettings that will be allocated to certain need
groups. This will include adopting quotas for specific priority groups, e.g., those
requiring supported housing; care home leavers; working households; ex armed
services personnel, etc.

PROCEDURE FOR APPEALS AND REVIEWS

All applicants have the right to request general information about their
application, including whether they are entitled to any preference for housing and
whether and when suitable accommodation will be offered to them.

An unsuccessful applicant(s) to the Housing Register will be informed in writing
of any decision regarding their eligibility and/or qualifying status. The notification
will give clear grounds for the decision which will be firmly based on the relevant
facts of the case. The applicant(s) will be informed of their right to request a
review of the decision.

Applicants who are unhappy with a decision made under this policy should in the
first instance contact the housing officer who has dealt with their case and
explain why they think that the decision is not reasonable. The applicant will be
notified whether the decision still stands and the reasons for this usually within 48
hours

If an applicant wishes to take the matter further, they can make a request for a
formal review of the decision within 21 days. In these cases the applicant will be
invited to make a written submission stating the reasons for their request for a
review and the Council will seek any further information it requires, including
advice from medical and other specialist advisors. Formal reviews will be
conducted by a team leader or manager within the Council’s Housing Service
with no previous involvement in the case who will notify the applicant of the
outcome of the review including the reasons for their decision within 56 working
days.

Where an applicant wishes to appeal the suitability of an offer of accommodation
under 5.1 of this policy, the property will be held available whilst the appeal is
considered where this is not likely to lead to an unreasonable delay in letting the

property.

Where an applicant requests a formal review concerning the suitability of
accommodation under 5.3 of this policy, the property will not normally be held
available whilst the appeal is considered. This formal review will be considered
by the Review & Complaints Officer.

Right of Review — Homeless Applicants
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5.7 A homeless applicant has the right to a S202 (of the 1996 Housing Act) review of
the suitability of an offer of accommodation. In addition they have a s204 (of the
2002 Act) right of appeal to the County Court. Whilst seeking a review and
appeal, the applicant may still move into the property in question, without
prejudicing the outcome of a review and appeal case, if either is sought.

6. GENERAL RULES AND CONDITIONS

Decisions

6.1  All decisions taken under this policy will be by fully trained officers in the Housing

Options Division of the Council’s Housing and Regeneration Directorate unless
otherwise specified. Housing Options Officers are supported by Team leaders
and receive ad hoc advice from other officers of the Council as required. Where
the applicant (and any eligible household members/dependents) have specific
needs which have been reported to, or recorded by, other departments of the
Council, the applicant should highlight any such reports to the Housing Options
Officer concerned.

Requests for Assistance

6.2

Requests for housing assistance must be made to the Housing Options Service.
The Council aims to notify applicants of the result of the assessment of their
priority under the Housing Banding System within 14 days. However, in cases
where a medical assessment or other special assessment is required, it may take
longer to notify the result.

Persons Eligible for Assistance

6.3

6.4

Persons entitled to assistance must be members of the applicant’'s immediate
family who normally reside with the applicant. Any other person or persons will
only be considered as entitled if the Council is satisfied that it is reasonable for
that person to reside with the applicant. This will normally exclude lodgers or
anyone sub letting from the applicant.

The Council will also refuse to consider an application for assistance or
someone’s inclusion on an application if the person concerned (i.e. other than the
applicant) has made a separate housing application.

Evidence of Identity and Housing Circumstances
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6.5

6.6

All applicants must provide satisfactory evidence of identity and past and current
residences for themselves and all household members. The Council will request
documentary evidence from each applicant and will conduct such further
enquiries as are reasonable in the circumstances. An application will be
cancelled if the applicant has failed to provide documentary evidence or other
information reasonably required by the Council in order to validate the
application.

The Council will normally carry out a visit to each applicant’s residence if their
priority is sufficient for an allocation of housing under this scheme. Visits
conducted will include an inspection of the accommodation and facilities and are
normally but not necessarily arranged by appointment.

Income and Savings

6.7

6.8

6.9

All prospective new tenants will be required to supply evidence of their financial
income and resources. Where applicants are not able to show current entitlement
to Income Support, Housing Benefit, Council Tax Benefit (and successor
Universal Credit), verification of income and savings will be required prior to
applicants being offered accommodation. Where applicants have resources
considered sufficient to provide a deposit to access low cost home ownership,
the applicant will normally only be offered advice or assistance, or placed in Band
4, as they are considered to have the income (see below) and/or wealth to meet
their own housing requirements. Advice on home ownership; sub market renting;
and private sector renting options will also be offered including opportunities to
join the Council’s HomeBuy Register.

Based on the Council's current Homebuy Register income range of £19,000 to
£61,400 is required for low cost home ownership, the Council will discuss with
the applicant (or joint applicants where applicable) market housing options.
Where an applicant(s) income (or combined income) are greater than £40,200
and may have assets and/or savings that are sufficient to access low cost home
ownership or other intermediate housing options, then an applicant(s) will
generally not be eligible to access the Housing Register and will offered advice
on other housing options including joining the Council's HomeBuy Register.
These income ranges will be reviewed annually and will be adjusted to reflect the
size of household. Such households will be provided with advice and assistance
which is likely to include private sector renting and low cost home ownership
opportunities. Where applicants successfully access the HomeBuy Register, they
may succeed in qualifying for an affordable rented opportunity under a Local
Lettings Plan.

When considering the allocation of accommodation, Housing Options Officers will
review applicants’ income and expenditure in order to assess their ability to
sustain a proposed tenancy. The implementation of the Universal Credit regime
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will cash limit eligible annual household benefits. If housing costs are considered
to be a disproportionate amount of eligible benefits, then the Housing Options
Officer will consider appropriate options for the household concerned. In all
instances, the Council will not be minded to allocate accommodation that is too
small for applicants’ needs (as set out in Annex 2)

Changes of Circumstances

6.10 Once placed in a priority band, applicants should notify the Council in writing of
any material change in their circumstances that will affect their priority for
housing , for example:

e achange of address, for themselves or any other person on the application.
any additions to the family or any other person joining the application
any member of the family or any other person on the application who has left
the accommodation.

e any change in income and/or savings.

e Any medical or mobility need which will affect the type of accommodation
being offered deemed suitable

6.11 Applications may be temporarily suspended while the Council assesses the
information provided by the applicant and completes further enquiries that may
be necessary. The Council will carry out an assessment of each applicant’s
entitlement to and priority for re-housing on the basis of information which has
been provided by the applicant or otherwise received in connection with the
applicant. Where the Council believes that information about the applicant’s
personal circumstances have been deliberately withheld or misleadingly
presented, then the Council will reserve the right to withdraw any offer of
accommodation or not renew a tenancy where one has been granted.

Members of the Council, Staff Members and their Relations

6.12 In order to ensure that the Council is seen to be treating all applicants fairly, any
application for housing or re-housing from members of the Council, employees of
the Council or associated persons must be disclosed. These applications will be

assessed in the normal way but any allocation of housing will require specific
approval by the Director Housing Options, Skills and Economic Development.

Equal Opportunities and Monitoring

6.13 The Council is committed to the principle of equal opportunities in the delivery of
all its services. Applicants will be invited to indicate if they wish to make use of
the Council’s translation and interpretation services, or if they require other
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6.14

6.15

6.16

6.17

special services as a result of visual impairment, hearing difficulties or other
disability.

Confidential interview facilities are provided at all housing offices. There is full
access to the Housing Options Office for people who use a wheelchair. Home
interview services are available for applicants who are elderly or who experience
mobility difficulties.

The Council will seek to ensure that its allocation policies are being operated in a
manner that is fair to all sections of the community regardless of nationality,
ethnic origin, marital status, age, gender, sexual orientation or disability. The
information provided will be kept confidential and treated with respect. The
council believes it is important to understand the different communities who apply
for housing and it is only by asking these questions can the Council check that it
is operating a fair system.

All applicants for housing or re-housing will be asked to provide details of ethnic
origin, sexuality, disability and other equalities information. Provision of this
information will not be obligatory and not a requirement for acceptance of an
application. However, such information will help monitor the number and types of
equality groups seeking support and therefore applicants will be strongly advised
to complete the relevant information. Equalities records will be kept and
monitored on a regular and systematic basis to ensure properties are being
offered and allocated fairly.

Allocation policies and any changes to them will be reviewed regularly to ensure
they do not operate in ways that discriminate against or disadvantage any
particular group.

Confidentiality

6.18

6.19

The Council will take disciplinary action against any employee who makes use of
any information obtained in the course of their employment for personal gain or
benefit, or who passes it to others who might use it in such a way. A report to the
police will be made if it appears that a criminal offence has been committed.

The disclosure of information about any housing application to a third party is
prohibited except on a “need to know” basis in the following circumstances:

¢ to plan and provide assistance jointly with health and social services agencies
in appropriate cases.

o for the purpose of fraud detection, the prevention of crime, and the promotion
of community safety.

e to enable efficient administration of offers of re-housing, lettings, housing
association nominations, and rent and benefit accountancy etc.

e where disclosure is a legal requirement.
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Access to Personal Files

6.20

6.21

6.22

6.23

Housing applicants’ rights to see what information is held on them on non
computerised records is governed by the Data Protection Act 1998.

Under the Freedom of Information Act 2000 such requests must be made in
writing, must state the applicants name and address for a response, and must
describe the information requested.

Requests for access to records must be made in writing to the Director Housing
Options, Skills and Economic Development. Subject to the above exceptions,
applicants will be informed if any information is held and given the option to either
view the records or have a copy provided within 40 days of the application.
Photocopying costs will be charged at the Council’s discretion.

Applicants have the right to challenge the information held on them and may
request the correction of records which they believe to be inaccurate. If the
Director Housing Options, Skills and Economic Development does not agree that
the information is inaccurate or refuses access to the information, the applicant
may request the matter to be reviewed by the Council. The request must be
made within 28 days. The decision of the Council is final.

Data Protection

6.24

6.25

6.26

Computer records are covered by the Data Protection Act 1998. This controls the
use of computers in the collection, storage, processing and distribution of
personal data.

The Act also gives rights to all individuals about whom information is recorded.
These rights include the rights of access to the information and the right to
challenge the accuracy of that information. The provisions and exceptions are
similar to those for access to information held on personal files as set out above.

Requests for access to data must be made in writing to the Director Housing
Options, Skills and Economic Development. Information will be provided within
40 days of the application. No fee is charged for this service.
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Annexes 1 — Legal Framework
1. 2011 Localism Act (Parts 6 and 7) s 145 Allocation of Accommodation

http://www.leqislation.gov.uk/ukpga/2011/20/part/7/chapter/1/enacted

s 146 Allocation only to eligible and qualifying persons: England

(1)In the Housing Act 1996 before section 160A insert—

“160ZA Allocation only to eligible and qualifying persons: England
(1A local housing authority in England shall not allocate housing accommodation—

(a)to a person from abroad who is ineligible for an allocation of housing accommodation
by virtue of subsection (2) or (4), or

(b)to two or more persons jointly if any of them is a person mentioned in paragraph (a).

(2)A person subject to immigration control within the meaning of the Asylum and
Immigration Act 1996 is ineligible for an allocation of housing accommodation by a local
housing authority in England unless he is of a class prescribed by regulations made by
the Secretary of State.

(3)No person who is excluded from entitlement to housing benefit by section 115 of the
Immigration and Asylum Act 1999 (exclusion from benefits) shall be included in any
class prescribed under subsection (2).

(4)The Secretary of State may by regulations prescribe other classes of persons from
abroad who are ineligible to be allocated housing accommodation by local housing
authorities in England.

(5)Nothing in subsection (2) or (4) affects the eligibility of a person who falls within
section 159(4B).

(6)Except as provided by subsection (1), a person may be allocated housing
accommodation by a local housing authority in England (whether on his application or
otherwise) if that person—

(a)is a qualifying person within the meaning of subsection (7), or
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(b)is one of two or more persons who apply for accommodation jointly, and one or more
of the other persons is a qualifying person within the meaning of subsection (7).

(7)Subject to subsections (2) and (4) and any regulations under subsection (8), a local
housing authority may decide what classes of persons are, or are not, qualifying
persons.

(8)The Secretary of State may by regulations—

(a)prescribe classes of persons who are, or are not, to be treated as qualifying persons
by local housing authorities in England, and

(b)prescribe criteria that may not be used by local housing authorities in England in
deciding what classes of persons are not qualifying persons.

(9)If a local housing authority in England decide that an applicant for housing
accommodation—

(a)is ineligible for an allocation by them by virtue of subsection (2) or (4), or
(b)is not a qualifying person,
they shall notify the applicant of their decision and the grounds for it.

(10)That notice shall be given in writing and, if not received by the applicant, shall be
treated as having been given if it is made available at the authority’s office for a
reasonable period for collection by him or on his behalf.

(11)A person who is not being treated as a qualifying person may (if he considers that
he should be treated as a qualifying person) make a fresh application to the authority for
an allocation of housing accommodation by them.”

2. 1996 Housing Act (as amended by the 2002 Homelessness Act)

1996 Housing Act http://www.leqislation.gov.uk/ukpga/1996/52/contents

2002 Homelessness Act http://www.legislation.gov.uk/ukpga/2002/7/contents

3. Allocation of accommodation: (CLG) guidance for local housing
authorities in England — Consultation (Dec 2011)

http://www.communities.gov.uk/publications/housing/allocationofaccommodation

See Chapter 3 on Eligibility and Qualification.
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4. 2004 Housing Act - s223 Allocation of housing accommodation by local
authorities

In section 167(2)(d) of the Housing Act 1996 (c. 52) (people to whom preference is to be
given in allocating housing accommodation) after “medical or welfare grounds” insert
“(including grounds relating to a disability)”.

R v Newham LBC 2009

http://www.publications.parliament.uk/pa/ld200809/Idjudamt/[d090304/newh-1.htm
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Annex 2 - Sizes of Homes

This annex sets out the size of a property a household successfully applying for home can
expect. The Council will not offer a home that is larger or smaller than the identified need. In

detail:

The number of bedrooms you need depends upon the size of your family
e The chart shows the size of home that we consider you need
¢ A single parent is counted as a couple and an unborn baby beyond the first trimester is
counted as a child
¢ Single people without children will usually be offered a studio/bedsit
e Two children of the opposite sex under ten will be expected to share a bedroom
e Council or Private Registered Provider (PRP) tenants ‘trading down’ from properties with
three or more bedrooms may choose a property with one bedroom more than they need
e Some PRPs may have policies that vary from the bedroom requirements set out below.

Size Size of Household Size of
Category Property
1 Single Person Studio /
Bedsit

2 A couple without children 1 Bedroom

3 Two adults of the same sex and generation* for example, flat | 2 Bedrooms
sharers, or two siblings

4 A couple expecting a child or with a child, including an adult son or | 2 Bedrooms
daughter

5 A couple with two children of the same sex 2 Bedrooms

6 Two adults of opposite sex who do not live as a couple, for | 2 Bedrooms
example, brother and sister

7 A couple with two children of opposite sex and both under ten 2 Bedrooms

8 A couple with two children of opposite sex one of whom is over ten | 3 Bedrooms

9 A couple with three children 3 Bedrooms

10 A couple with four children (all of the same sex or two of each sex) | 3 Bedrooms

11 A couple with two children of the opposite sex under ten and one | 3 Bedrooms
dependent relative (for example, widowed mother)

12 A couple with four children (three of one sex and one of the | 4 Bedrooms
opposite sex)

13 A couple with more than four children ** 4 Bedrooms

14 A couple with three children and one dependent relative 4 Bedrooms

* Less than 20 years apart but does not apply to parents/children
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** Accommodation needs greater than 4 bedrooms will be considered by the Housing
Options Officer concerned and options considered and offered to the household. The
officer concerned may suggest that the household size is reduced through adult
children and/or non dependents household members being required to make their
housing arrangements elsewhere. This may enable the officer concerned to make an
offer (or offers) that can help meet the household’s needs. Such a decision would need
to be endorsed by a panel of senior housing managers
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Annex 3 — COMMUNITY CONTRIBUTION: HOW PRIORITY IS AWARDED
Community Contribution

The Council believes that people who make a community contribution should have
greater priority for accommodation allocated by the Council than those who do not.

The Community Contribution priority scheme is a Hammersmith & Fulham Council
policy which gives an applicant increased priority for housing. Increased priority will be
awarded to applicants who qualify under the community contribution criteria who also
have reasonable preference and they will be placed in Band 2 by virtue of this award.

Community Contribution Awards — How they work in practice

Applicants must meet at least one of the reasonable preference criteria in order to be
considered for a community contribution award. They will also need to demonstrate a
local connection.

1. No on-going culpable involvement in anti-social behaviour or criminal activities
2. No breaches of tenancy within the last 3 years

3. No outstanding lawfully recoverable housing-related debt over £100

4. Not have an outstanding unspent conviction

Increased priority for housing is given to those applicants who demonstrate a
commitment to contribute to the Borough’s economic growth as working households or
who make a contribution by their contribution within communities. Applicants can
access increased priority for housing in eight ways:

1. Working Households
This policy aims to support the economic growth of Hammersmith & Fulham.

We want to encourage people who can, to work and want to raise levels of aspiration
and ambition. We will offer increased priority to applicants who are working but are on a
low income and will therefore find difficulty in accessing outright home ownership or low
cost home ownership. Applicants who have reasonable preference can receive
increased priority to Band 2 by virtue of their "working" status.

Definition of Working Households

Households where at least one adult household member is in employment. For the
purposes of this Allocations Policy employment is described as having a permanent
contract, working as a temporary member of staff or being self-employed. Applicants will
only qualify if the worker has been employed for 9 out of the last 12 months. Verification
will be sought at point of application as well as point of offer under the same terms.
Applicants must provide payslips, P60, bank statements or a verifying letter on headed
paper in order to qualify.
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2. Volunteering

Volunteers must have been volunteering for a continuous period of at least 6 months up
to the point of application and the same at point of offer. Volunteering must be for a not-
for profit organisation that is recognised by the Council , or a charity that is registered
with the Charity Commission or is funded by the Council or another local authority.
Tenants and Residents Associations which are constituted are classified as not-for-
profit organisation. They must be registered with Hammersmith & Fulham Council or a
Private Registered Provider to qualify. Volunteering must be for a minimum of 20 hours
per month. This will link to the Council’s broader ‘slivers of time’ approach whereby
residents build up equity through volunteering.

Evidence Required for voluntary work

A letter on the organisation’s headed paper from the manager responsible for
volunteers confirming the applicant’s involvement in a minimum of 20 hours per month
of voluntary work for at least 6 months. This person must not be related to the applicant
in any way.

3. Training or Education

We want to encourage people to move closer to gaining paid employment by gaining
employability skills and becoming job ready. This may be achieved by attending higher
or further education or by accessing a longer vocational course of study or engaging in
a programme of work-related training courses. In all cases the course of study must
lead to achieving accredited qualifications and / or certification by a registered awarding
body.

Study or training may be undertaken at a range of recognised institutions and
organisations such as: Further Education College; registered Private Training Provider;
registered Voluntary Sector Organisation or University.

To be eligible for the vocational training award a person must initially access a
recognised Information, Advice and Guidance (IAG) service, such as Next Steps for
Adults or Connexions for young people up to age 19 years to develop an agreed
employment action plan and to be signposted to relevant training providers. Candidates
must be working towards gaining employment in a vocational occupation.

A person must have been studying or training against the eligible criteria and definition
outlined, for a continuous period of at least 6 months up to the point of application and
the same at point of offer. Applicants eligible for out-of-work related benefits must also
be registered with Job Centre Plus and accessing mainstream job brokerage provision,
thus actively seeking work (this may not apply to full time students dependent on the
hours they are studying). Training must be in addition to, or supplementary to any
mandatory training required and may be undertaken in conjunction with volunteering to
gain further knowledge and experience. Training must be a minimum of 10 hours a
month.
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Some people undertaking training are not actively seeking work. Where the benefits
Agency can confirm that the applicant is not required to actively seek work because of
their circumstances, for example they have caring responsibilities, their training can be
recognised in this policy.

Evidence required for Training element
Further/higher education candidates must supply evidence of:

o letter from college or university confirming participation in course of study for
period of 6 months

For vocational training award the following evidence must be provided:

e an agreed employment action plan developed through a recognised IAG service
plus verification of steps taken towards achievement of action plan targets

o certificate or letter from a registered awarding body for the course or by a
recognised training provider as evidence of gaining a recognised vocational
qualification or successfully completing accredited work-related training (over a
continuous period of at least 6 months)

4. Ex Armed Service Personnel

Applicants who have served in the British Armed Forces and lived in
Hammersmith & Fulham for at least 6 months immediately prior to enlisting, will
qualify for a community contribution award automatically, with the exception of
those who have been dishonourably discharged. This includes people who have
served in the Royal Navy, Royal Air Force and British Army.

Service with the armed forces will be confirmed with the Royal British Legion.

The Council intends to work with one or more housing organisations with
experience of ex-service personnel issues in order to develop criteria and
maximise housing options opportunities for ex service personnel.

5. Registered Foster Carers and Adopters

We recognise the contribution that Hammersmith & Fulham foster carers and
adopters make towards ensuring that children in Hammersmith & Fulham’s care
receive a good service. In order to qualify for a community contribution award
under this policy, applicants will require a letter from the council’s Children’s
Service confirming that they have been approved as a Hammersmith & Fulham
foster carer and/or adopter and that they are in a position to take one or more
placements. Any re-housing requirements will be dealt with on a case by case
basis.
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6. Carers

Applicants who undertake formal care of dependents are in receipt of Disability
Living Allowance (DLA) higher rate or carers allowance or care element DLA will
qualify for the community contribution award under this policy.

7. People with disabilities and older residents

Whilst many older people and those with disabilities work or volunteer, there may
be circumstances in which frailty or a disability prevents this, or means that the
full eligibility criteria set out above can not be met. Housing Officers will consider
such cases on an individual basis and use their discretion to award a community
contribution where they consider this is appropriate.

8. Young People

Generally young people (applicants aged 25 and under) will be required to meet
the full community contribution criteria outlined above. However housing needs
officers will have discretion with regard to the length of time a young person has
been in employment. In addition where a young person is able to participate in
volunteering and is not in employment or training the number of hours per month
required is 20 hours.

Young people referred by Children’s Services

In some circumstances a young person in supported housing may not have a full
current positive residence history. Where the scheme manager is satisfied that
the young person is not in breach of their tenancy agreement or licence and is
complying with the conditions of the tenancy, Housing Officers will consider such
cases on an individual basis and use their discretion to award a community
contribution where they consider this is appropriate.

Where a young person has been referred by Children’s Services the following will
qualify for community contribution award:

e Firm offer and proof of acceptance onto formal study or training as set out in
paragraph 3 above

e In employment

e Volunteering for 20 hours per month. Volunteering defined in paragraph 2
above
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ANNEX 4 - HAMMERSMITH & FULHAM HOUSING BANDS Band 1: Urgent Need to Move
due to Reasonable Preference PLUS additional priority AND a local connection

Summary Guide of Criteria *

Emergency medical or
disability

Reasonable preference
category S.167(2)(d)

* Where an applicant’s condition is expected to be terminal
within a period of twelve months and re-housing is required to
provide a basis for the provision of suitable care.

* The condition is life threatening and the applicant’s existing
accommodation is a major contributory factor.

» The applicant’s health is so severely affected by the
accommodation that it is likely to become life threatening.

* The applicant is unable to mobilise adequately in their
accommodation and requires re-housing into accommodation
suitable for their use.

» The applicant’'s accommodation is directly contributing to the
deterioration of the applicant’s health such as severe chest
condition requiring intermittent hospitalisation as a result of
chronic dampness in the accommodation and the condition of
the property cannot be resolved within a reasonable period of
time — usually 6 months.

» Where overcrowding in the property leaves the applicant at
risk of life threatening infection.

Exceptional Circumstances
Welfare and Hardship
Criteria

Reasonable preference
category S.167(2)(e)

» Emergency need to move determined by the Council and
authorised by the Director Housing Options, Skills and
Economic Development or equivalent.

Exceptional need to move

Reasonable preference
category S.167(2)(e)

* Applicants who need to move due to domestic abuse, extreme
violence or extreme harassment.

» Extreme violence or harassment will be verified by the Police
and/or other agencies as necessary. This may include where a
move is necessary to protect a witness to criminal acts.

+» Agreed in exceptional circumstances due to significant
problems associated with the tenant’s occupation of a dwelling
in the social or private rented sector and there is a high risk to
the tenant or their family’s safety if they remain in the
dwelling/area. For social housing tenants transfers will be to
properties of the same size or smaller if they are under-
occupying and type where required, but locations or areas are
likely to change.

Disability need to move on
hardship grounds
Reasonable preference
category S.167(2)(d)

* This is any applicant who needs to move to suitable adapted
accommodation because of a serious injury, medical condition
or disability which he or she, or a member of their household,
has sustained as a result of service in the Armed Forces
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Release of adapted
property

Reasonable preference
category S.167(2)(e)

* Where a tenant is willing to transfer to a suitable non adapted
property and is releasing an adapted house or designated older
persons property.

Statutory Overcrowded

Reasonable preference
category S.167(2)(c)

* Tenants who are statutorily overcrowded and who require at
least two additional bedrooms.

Acute Overcrowding

Reasonable preference
category S.167(2)(c)

« Where a household is 3 bedrooms short of the bedroom
standard outlined in Annex 3.

Private sector properties
unsanitary or unfit.

Those living in unsanitary
conditions where the
conditions pose an ongoing
and serious threat to health;

Reasonable preference
category S.167(2)(c)

* Private sector tenants and residents of dwellings that the
Council’s Private Sector Housing Team has determined that the
property poses a category 1 hazard under the Health and Safety
fitness rating and the Council are satisfied that the problem
cannot be resolved by the landlord within 6 months and as a
result continuing to occupy the accommodation will pose a
considerable risk to the applicant’s health. This includes a
property that has severe damp, major structural defects
including subsidence, flooding, collapse of roof, or have living
conditions which are a statutory nuisance, and there is no
prospect of the problems being remedied within a 6 month time
period.

* A private sector property either owned or rented where a
statutory notice has been issued by the environmental health
department that an unfit property is to be demolished under the
Housing Act 2004.

Under-occupation

Reasonable preference
category S.167(2)(e)

* Where a Council tenant will release a home with two or more
bedrooms by moving to a property with fewer bedrooms than
they currently have.

Where a Private Registered Provider (normally a housing
association) tenant who will release a home with two or more
bedrooms are eligible if their landlord agrees that the vacated
property can be used for a nomination by the Council

Major works or demolition

Reasonable preference
category S.167(2)(c)

* Where a council tenant has to move either temporarily or
permanently whilst major works are undertaken or where their
home is due to be demolished

Foster carers referred by
the Council’s Children’s
Service

Reasonable preference
category

167(2) (d) or (e)

* Foster carers approved by the Council whose housing
prevents them from being able to start, or continue, to provide
foster care.
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Band 2 Need to move — Reasonable Preference AND a Local Connection
AND a Community Contribution

Summary of Criteria *

Homeless Households
owed a full homeless duty
under section 193(2) or
195(2).

Reasonable Preference
categories s167(2) (b)

» People who are owed a duty under section 193 (2) Or 195
(2) of the 1996 Act (or under section 65 (2) or 68(2) of the
Housing Act 1985) - This means households who are
homeless or threatened with homelessness, eligible and in
priority need

* Note for cases owed a full homeless duty by any other
Council they will receive a reduced preference for not having
a local connection to Hammersmith & Fulham Council (until
they acquire a local connection with the borough).

Overcrowded by the
Bedroom standard.

Reasonable Preference

Where a household is 2 bedrooms short of the bedroom
standard outlined in Annex 2.

lacking basic facilities.

Reasonable Preference
category s167(2)(c)

category s167(2)(c)
Applicants  living  in /:\pr_bll_icpant’s\l without ac;cgss at all to any of the following
unsatisfactory housing | facilities. No access to:

* a bathroom or kitchen

* an inside WC

* hot or cold water supplies, electricity, gas or adequate
heating

Applicants who occupy a private property which is in
disrepair or is unfit for occupation and is subject to a
Prohibition Order and recovery of the premises is required in
order to comply with the Order as defined by Section 33 of
the Housing Act 2004.

Applicants who only have access to shared facilities in
shared accommodation will not qualify under these criteria.

Medical grounds

Reasonable Preference
category s167(2)(d)

Where an applicant’s housing is unsuitable for severe
medical reasons or due to their disability, but who are not
housebound or whose life is not at risk due to their current
housing, but whose housing conditions directly contribute to
causing serious ill-health.

43

Page 112




Building a Housing Ladder of Opportunity — Draft Housing Allocation Scheme

Hardship or welfare need

to move for care or support

Reasonable Preference
category s167(2) (c) and
(d)

Those who need to move to give or receive care that is
substantial and ongoing.

Those who need to access social services facilities, and are
unable to travel across the Borough.

Those who need to take up (or continue) employment, education or a training opportunity
that is not available elsewhere and who do not live within reasonable commuting distance.

Housing need due to age
Reasonable Preference
category s167(2)(d)

Older or disabled applicants seeking Retirement or Extra
Care or Sheltered housing

Ready to move on from
Council accredited
supported care schemes
Reasonable Preference
category s167(2)(c)

An applicant is ready to move to independent settled housing
on the recommendation of the support worker or equivalent.
The applicant is in need of medium to long term rather than
short term ongoing tenancy support.

That support package has been assessed and is in place.

Move on from Care
Reasonable Preference
category s167(2)(c)

A care leaver is ready to move to independent settled
housing and is genuinely prepared for a move to independent
living.

They possess the life skills to manage a tenancy including
managing a rent account.

The care leaver is in need of either a long term or medium
term tenancy support.

That support package has been assessed and is in place.

Discretionary Succession

Where the Council has agreed to grant a tenancy under
clause 3.24 of this policy.

Existing Foster carers
approved by the Council
willing to provide care for
an additional child
Reasonable preference
category

167(2) (d) or (e)

Where a Foster carer already providing a home for at least
one foster child offers to provide care for an additional foster
child

Band 3 : Need to move — Reasonable Preference AND a Local Connection
BUT no Community Contribution

Summary of Criteria *

Applicants in this Band will have the same element of housing need / Reasonable
Preference as those applicants in Band 2 BUT will not have the Community Contribution

Award given, enabling the applicant to be moved into Band 2.

* This summary guide of criteria does not represent an exhaustive list of all applicants entitled to
reasonable preference
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Band 4: Reduced Priority : Need to Move - Reasonable Preference but with Reduced

Priority
Summary of Criteria *
Applicants owed Customers in this band have reduced preference and are
Reasonable Preference but | extremely unlikely to be offered social housing but may be
who have been given offered assistance to find a home in the private rented

reduced priority as they do sector.
not have a local connection
but are owed, or are likely to
be owed, the main
homelessness duty under
Housing Act 1996 Part VII
193(2)

* This summary guide of criteria does not represent an exhaustive list of all applicants entitled to
reasonable preference
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Building a Housing Ladder of
Opportunity

Hammersmith & Fulham Council

Draft Homelessness
Strategy
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Why the council is publishing this document for consultation

The 2002 Homelessness Act places a duty on local housing authorities to undertake
a review of Homelessness for their district and formulate and publish a strategy
based on the results of that review.

In tandem with this document, the Council is consulting on its Draft Housing Strategy,
Draft Tenancy Strategy and Draft Housing Allocation Scheme, part of its broader
Building a Housing Ladder of Opportunity programme of work. It is intended to
convey the Council’s intention to adopt a different housing approach, reflecting the
new environment in which local housing authorities are now working. As well as
reflecting the freedoms and flexibilities available to local housing authorities following
the passing of the 2011 Localism Act, the new approach is intended to be more
realistic, reflecting the difficult choices individual local housing authorities are having
to make when seeking to meet its housing obligations and the impact this will have
on housing register applicants’ future expectations and choices.

This document should be read in conjunction with the draft housing strategy; draft
tenancy strategy; and, draft Housing Allocation Scheme.

The consultation period starts on 22 May 2012 and will end on 18 July 2012.

To submit your response, email xx@lbhf.gov.uk

Contact XX for further information on this process.

The Council intends to adopt the final Homelessness Strategy in the Autumn of 2012

Note: Section 148 of the Localism Act amends section 193 of the Housing Act 1996
to allow housing authorities to make “private rented sector offers” to end the
homeless duty to a household. This provision is not yet in force but this strategy
assumes that section 193 will be amended when it is adopted by Members.
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1.1

1.2

1.3

1.4

1.5

1.6

2.1

Summary

Reducing homelessness and its causes are the two core objectives of this
document. This Homelessness Strategy begins with a brief analysis of
homelessness trends based on evidence set out in Annex 2; a brief review of
the Council’s recent homelessness work to date; and based on the review and
current housing policy trends, what the future direction of travel for this area of
work might take; and finally, identifying future areas of homelessness work for
future action.

The impact of the Government's housing benefit caps and, in the future,
Universal Credit caps, is considered likely to have an impact on households
who have been living in relatively expensive private rented accommodation,
particularly for large families.

The reduction of the most obvious form of homelessness, rough sleeping, will
remain a high priority for the Council and will support the regional and national
initiatives designed to meet that shared priority. The Council is also keen to
reduce the potential for ex-Armed Services Personnel finding themselves on a
fast, downward spiral from a structured, disciplined environment to living on
the street.

There will be short to medium term management, partnership and financial
interventions that can help ameliorate the negative impacts that people
threatened with homelessness are experiencing, and ideally prevent
homelessness itself.

However, the key to reducing long term homelessness is dependent on
increasing supply from all segments of the housing market, using all the
resources and expertise that is available. This will include drawing on
accommodation in the private rented sector both in the borough and outside it.
It will also involve the Council and its Private Registered Partners issuing fixed
term tenancies — between two and five years - which offer the opportunity for
the Council to periodically review households’ needs in a way that secure and
assured tenancies do not allow for.

In conclusion, the Council anticipates homeless approaches to the Council will
remain at significant levels and it is important that the work of the Council’s
Housing Options teams continues to be efficient and effective, working closely
with its private partners in the process. This Homelessness Strategy sets out
how that approach will be achieved in practice.

Reviewing the Council and its Partners’ Approach to Homelessness
Prevention

Evidence Base Headline Findings

Drawing on the information set out in Annex 2, the following headline findings
can be highlighted:
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2.2

o The number of homelessness approaches reached a peak of 2,891 in
2008/09 reducing to 2,521 in 2010/11.

o The majority of homelessness approaches since 2007/08 have been
from non-white ethnic backgrounds

o Approaches from the 16-24 year old age cohort has slightly risen from

668 in 2007/08 to 730 in 2010/11, reaching a peak of 1,001 approaches
in 2008/09. Approaches from the 25-44 year old cohort in 2007/08
totalled 1,136 increasing to 1,281 in 2010/11 which included a peak of
1,371 approaches in 2008/09

o The number of approaches from pensioner age (65+ year old) is a
relatively small cohort of 60 (2.7% of total) in 2007/08 up to 67 in
2010/11 (2.7% of total)

o Of 2,225 approaches in 2007/08, 252 (11.3%) were accepted as
homeless. Of 2,521 approaches in 2010/11, 164 (6.5%) were accepted
as homeless

o The large majority of reasons for accepted homelessness were
exclusions from the parental/relative’s home; loss of rented
accommodation; and violence related relationship breakdown

o The largest cohort of homelessness acceptances were female lone
parents
o The priority need for those accepted as homeless were 126 (50% of

accepted total) for a dependent child (or children) in 2007/08 and 91
(55% of accepted total) in 2010/11. Other acceptances included
applicant or partner pregnant; applicant aged 16/17 years old; and,
other vulnerable categories.

o The number of households in temporary accommodation had fallen
from 1,200 households in 2007/08 to 888 in 2010/11. However, by
December 2011 (i.e., end of 2011/12 Q3), the number had risen to 968
households

o Within the temporary accommodation total figure, use of private sector
and housing association sector housing was in decline with a relatively
minor increase in bed & breakfast accommodation

o The number of homelessness preventions was 554 in 2007/08 and 546
in 2010/11

In conclusion, the above information indicates that the Council has been
relatively effective in addressing homelessness approaches, using a range of
sources of temporary accommodation to house those in need. The cohorts of
homelessness approaches tended to be from the younger age groups; from
ethnic minority backgrounds; acceptances skewed towards those approaches
featuring a child’s or children’s needs; applicant or partner pregnant; applicant
in the 16/17 age group cohort; with a minority of applicants from ‘Other
vulnerable groups. Despite there being some variations, it is worth noting that
homeless approaches to the Council peaked in 2008/09 when the ‘credit
crunch’ impact was at its peak. Given the continuing economic uncertainty,
homeless approaches and associated interventions can be expected to at
least remain at current levels and may increase.
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2.3

2.4

2.5

2.6

2.7

Reviewing Joint Working

The Council has longstanding working relationships with private registered
providers (i.e., housing associations) in the borough. Since the beginning of
2008, over twenty private registered providers have provided over 850 social
rented homes, a large proportion of which have been used to meet homeless
need. These same organisations provide a range of supported housing
services which play a vital role in both preventing and reducing homelessness.

In meeting temporary accommodation need, private registered providers have
worked closely with the Council to generate leasing solutions which have
assisted in providing support where social housing nominations are
unavailable to meet need. Such joint working has involved procuring housing
from the private rented sector both in and outside the borough’s boundaries.
With housing benefit caps being fully implemented from January 2012 and the
expected implementation of the Universal Credit caps from 2013 onwards, it is
expected that these kinds of innovative working relationships will be delivered
in increasingly challenging circumstances. In 2011, where the potential impact
of the Housing Benefit caps was expected to have a negative impact on
leasing schemes, the Council assembled the HB Assist Team drawing on
funding from (the Department of) Communities and Local Government (CLG)
to provide the following for affected residents:

Dedicated Housing Options and Housing Benefit advice

Dedicated property procurement assistance

Floating Support for residents who require it

Resettlement support for residents moving to alternative properties
Removals assistance where necessary

Other support and assistance, as determined on a household-by-
household basis.

The effectiveness and efficiency of the Housing Options Service’s work will
continue to be heavily dependent on continuing and building on joint working
with Adult Social Care and Children’s Services borough staff and other
agencies. With the advent of tri-borough working, the opportunities for sharing
good practice and improving performance are that much greater.

Good Practice in Meeting Homelessness Demand

Set out below are a number of approaches that the Council has adopted to

meet homelessness in the borough. Where possible, the Council will seek to

mainstream recent years’ good practice described below to ensure that future

homelessness applicants gain from the broader Building a Housing Ladder of

Opportunity approach.

Placement and Assessment Team for Homeless Singles (PATHS)

PATHS was created in 2007 to improve prevention of homelessness and offer

tangible housing options to the borough’s single homeless population. Single

homeless people often have multiple support needs in addition to a housing
6
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2.8

2.9

2.10

2.1

need such as substance misuse, mental health and offending. The team acts
as a central gateway into all supporting people funded accommodation based
and floating support in the borough.

Through access to supported housing and floating support, PATHS has made
a very real contribution to the reduction in numbers of single homeless people
in temporary accommodation. However, this does not just deliver on reducing
these numbers. By offering tangible supported housing options alongside any
statutory assessment as appropriate, PATHS gets vulnerable people into
services that should stop them revolving through repeated cycles of
homelessness, with all the social and economic benefits that this brings both
to the individual and the wider community. It is clear from experience that
people would often become homeless repeatedly because they had not
addressed their support needs and were not equipped to manage a tenancy.

Homeless 16 & 17 year olds

In May 2009 the Supreme Court ruled that the housing and welfare needs of
homeless 16 and 17 year olds should be met through s20 of the Children’s Act
1989 and not through the Part VII of the Housing Act 1996, as was common
practice. In response to this ruling Housing Options and Children’s Services
worked very closely to develop a joint working protocol to support 16 and 17
year olds to return or remain at home if it is safe and appropriate to do so.
PATHS has two Children’s Services social workers based in the team who
carry out initial assessments jointly with housing and ensure that the young
person experiences a ‘seamless’ assessment service between the
departments. When a young person does need to be accommodated, we have
developed a clear supported housing pathway to ensure that they are given
focussed support to develop their independent living skills and their wider
needs such as access to employment, education and training. This model has
been very successful in returning young people home and we are now
considering ways in which this approach can be widened on a tri-borough
basis.

Offenders

Probation and Drug & Alcohol services jointly fund a post in PATHS who
assesses the housing needs of the borough’s offenders and substance
misusing offenders. The borough's approach to Integrated Offender
Management (IOM) recognises that accommodation is key to reducing
offending and substance misuse rates. Access to defined supported housing
pathways for key cohorts of offenders assists partner agencies to address
these behaviours with individuals.

Annual Lettings Plan
The 2010/11 Annual Lettings Plan to date set aside a quota of homes for need
groups such as children leaving care; people with supported housing needs

who require accommodation in order to leave temporary supported
accommodation; and the homeless themselves. In certain situations, the

7
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Council will make ‘direct’ offers to applicants, where they are unable or
unwilling to ‘bid’ for homes using the Council’'s choice based lettings scheme,
Locata.

Spring Cottage Teenage Pregnancy Unit

212

2.13

After working closely with the Council's Teenage Pregnancy Unit a decision
was made in 2007/08 that safe and secure housing for a number of homeless
teenage pregnant women and young mothers was required. Discussions were
held with Supporting People who agreed to set up a contract with a support
provider and one of our hostels, Spring Cottage, was converted to set up the
unit.

Since its inception Spring Cottage has had almost 100% occupancy. Referrals
are made from Housing Options Families team and the support provider
ensures move-on when tenants are able to live independently. All homeless
pregnant teenagers are housed into Spring Cottage and none are left to fend
for themselves in an unsupported environment. There is 24 hour support
provided and help is provided with welfare benefits, parenting skills, budgeting
skills and independent living.

Housing and Employment Project

2.14

2.15

2.16

The Housing and Employment Project aimed to provide a housing and
employment function and tackle worklessness in the borough. This scheme
derived from the Council’s involvement with the West London Housing and
Employment link Project which received funding from the Government to
promote employment across the 7 West London boroughs. The project
comprised of two complementary service offers: the Job Brokerage Service
and the Lone Parent Housing and Employment Initiative (LPHE):

e The Job Brokerage Service provided employment-focused advice,
guidance and practical support to workless residents in temporary
accommodation. The project ran from October 2008 through to March
2011

e The LPHE initiative was set up to provide tailored support to the significant
numbers of unemployed lone parents living in temporary accommodation
who wanted to move into permanent housing and escape the poverty trap
of long-term benefits. The scheme helped these clients find and sustain
employment from August 2008 to March 2011

Together the services - branded as the Housing and Employment Project -
aimed to link employment and housing support for clients with multiple and
complex support needs. The close proximity of both housing and employment
support enabled clients to receive a unique, seamless service where staff
were able to assist with benefit issues, housing problems and childcare needs.

The project focused on supporting workless residents living in temporary

accommodation helping them to find work. Typically the client group had
multiple and complex support needs and required tailored and intensive

8
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2.17

2.18

2.19

2.20

2.21

2.22

2.23

support to help them compete in the labour market. At the time of introducing
the Job Brokerage element of the project and delivering this in-house, the
recession took hold. Competition for all jobs in London was very high,
requiring project staff to work intensively and creatively with their clients.

The LPHE initiative built up strong relationships with a wide range of
organisations in order to effectively refer clients onto skills and employment
provision, volunteering opportunities and work placements. With the
introduction of the Job Brokerage element of the service to the project clients
were referred to external skills and employment providers between April 2008
and March 2011 were 2008/09 — 323; 2009/10 — 106; 2010/11 — 117.

The Housing and Employment project provided a service that worked with 461
workless residents who were in housing need and successfully placed 98 into
employment. As a result 48 eligible lone parents were re-housed. LBH&F
piloted this unique service in a difficult economic period where competition for
jobs was high.

H&F were instrumental in setting up the scheme, writing the bid and were the
highest achievers throughout the project. The final evaluation of the WL HELP
scheme stated that:

'The London Borough of Hammersmith and Fulham has the best conversion
rate of project starts into jobs, with 38% of starts moving into work and on
effectiveness of referrals and outreach activities'

Hammersmith & Fulham’s Housing Options Service

The Council’s homelessness prevention work is managed by the Housing
Options and Advice Service, part of the authority’s Housing and Regeneration
Directorate. Established in 2004, the service is currently based in a central
and accessible location on King St W6, providing a comprehensive range of
advice and support for any person experiencing a difficulty with their housing
as well as offering advice on low cost home ownership.

The service includes advice for 16 and 17 year olds; family support for
expectant mothers and lone parents; ‘floating’ support and home visits for
vulnerable people; survivors of domestic violence; support for tenants in the
private rented sector; and asylum seekers.

Additional services include employment support for jobseekers; advice on
reducing under occupation and overcrowding; home visits and outreach work
where necessary; advice on mortgage rescue.

Other Council teams play a crucial role in both preventing homelessness but
also ensuring that specific needs are taken account of when a household’s
circumstances are being considered. For example, the Environmental Health
team is responsible for licensing houses in multiple occupation, ensuring that
they are safe and fit to occupy. The Housing Benefit team ensure that eligible
benefits are paid to tenants or landlords to help with residents’ housing costs.
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2.24

2.25

The Supporting People service provide a wide range of services to vulnerable
people, helping them access housing related support.

The Council's Children’s Services and Adults’ Services teams have
responsibilities towards their respective client groups which often have a
housing dimension, particularly where people’s quality of life is impacted by
issues such as overcrowding; problems with wheelchair access; and, adapting
homes for older people’s use. Consequently, there is considerable joint
working between the Council teams to help ensure effective and efficient
outcomes for both the Council and the residents themselves.

The Council also enjoys a close working relationship with its not for profit
Private Registered Partners (previously known as Registered Social Landlords
and also as housing associations) who provide a range of general needs
housing services for people requiring affordable housing for rent. In addition,
they provide a range of services, often funded by the Council’s Supporting
People programme, for people with particular housing needs requiring
additional ‘support’ services.

Future ‘direction of travel’

2.26

2.27

2.28

To understand the full breadth of the Council’'s proposed approach, this
Homelessness Strategy should be read in the context of other Housing
Change documents, specifically the Council's Housing Strategy; Housing
Allocation Scheme; and Tenancy Strategy. With the new freedoms and
flexibilities available to local housing authorities, the Council intends to change
its approach to its housing options services to deliver its housing
responsibilities in a way that reflects the three strands below. As part of the
wider Building a Housing Ladder of Opportunity approach, the Council is
seeking to achieve a change in expectation in what the Council will and won'’t
do for customers in a transparent fashion.

Each of the Building a Housing Ladder of Opportunity documents reflect the
themes of a housing approach based on personal responsibility that is fair,
realistic and affordable as does this document. By personal responsibility is
meant that housing applicants take greater responsibility for their own actions
and their future. By fair, is meant an accessible approach that does not
discriminate against particular need or equality group; by realistic, an
approach that is based on the ‘real world’ housing choices that are available to
people; and, by affordable, a housing approach that is both affordable for the
Council to provide and for customers to pay for.

Reflecting on the information set out in the evidence base described above
(and the Housing Strategy Evidence base) and the likely ‘direction of travel’ for
future affordable housing, the following points can be made:

e Affordable housing for rent will primarily come from registered providers’

(i.e., local authority and housing association) existing homes that become
available for letting. By this is meant where existing accommodation

10
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2.29

2.30

becoming available for re-let due the death of the former tenant,
abandonment, eviction or the voluntary relinquishing of the tenancy

e The large majority of newly built housing for rent will be on ‘Affordable
Rents’ which will charged at up to 80% of market levels. Up to 50% of the
above mentioned housing for rent that is re-let will be on Affordable Rents

e Most new tenancies granted by registered providers (i.e., local authority
and housing association) will be for fixed terms (See Tenancy Strategy for
more detail).

e There is expected to be a reduction in the amount of locally available
temporary accommodation, particularly large family accommodation, where
leases are not renewed

e Due to rising local private rents and the change in the Local Housing
Allowance methodology, the private rented sector outside the borough will
be increasingly used both to meet the Council’s statutory homelessness
duties and other housing obligations

e The Housing Benefit and Universal Credit caps are likely to present
difficulties for larger families to locate or stay in the borough where the
head of household is not in work

e Uncertainties over how the Universal Credit system will be implemented,
particularly direct payments to tenants, may prove to be a disincentive to
landlords to house homeless households in the future

e Where homelessness prevention work reduces in its effectiveness then the
possibility of increased homelessness approaches should be expected

In that context, the Council will be adopting a Homelessness Strategy
approach based on personal responsibility that is fair, realistic and affordable.
This will translate into an approach that sets out clearly what the Council is
able to do, without unrealistically raising applicants’ expectations. For
example, where an accepted homeless household’s need is for a four
bedroom home, this housing need is more than likely to be ‘discharged’ into
the private rented sector, possibly outside the borough. In tandem, the Council
will not be maintaining a Housing Register application for such a household
because it would have met its homelessness duty through use of the private
rented sector property, providing the tenancy is reasonably secure.

The Council will be working with private rented sector agencies to procure the
necessary housing to meet its future housing requirements. The Council
expects temporary accommodation that historically it has accessed,
particularly housing association and private sector leased stock to reduce in
the short, medium and long term. One of the key drivers for this expected
decline is the anticipated impact of the Housing Benefit Caps from January

11
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3.1

3.2

3.3

2012 and the wider impact of the imposition of the Universal Credit caps from
October 2013.

2012 - Year of Housing Change
2011 Localism Act

The Act provides the basis for councils to use a range of freedoms and
flexibilities previously not available to help deliver its strategic housing
objectives. Specific actions the Council intends to undertake include the
adoption of flexible tenancies; allowing only applicants who meet the
‘reasonable preference’ to be registered with the Council; from the reasonable
preference groups, giving greater priority to applicants who have a local
connection and are making a community contribution; adopting a more
managed approach to lettings, dispensing the current choice based lettings
approach. The proposed changes are set out in the Tenancy Strategy;
Housing Allocation Scheme; and Housing Strategy draft documents.

The potential advantage of the new approach being adopted by the Council is
to enable applicants who are homeless (or threatened with homelessness) to
receive a more flexible, responsive and efficient service. One specific change
that the Council is introducing is the ending of any requirement by the Council
to accommodate homeless applicants into social housing. Where applicants
have a local connection and are making a community contribution, then it will
be possible that affordable accommodation for rent on a flexible tenancy will
be allocated.

The Mayor of London’s Revised London Housing Strategy

The Council expects the Mayor to publish his final statutory Housing Strategy
in 2012 which broadly reflect the policies set out in his December 2011 revised
document. The London mayor’s strategic document highlights a number of
policies designed to ensure the homeless receive adequate access to
accommodation. Policies 1.2A - 1.2L set out in the Access to Rented Housing
sections (See Annex 3 for detail). The policies include:

e 12A Within the overall objective of meeting housing need, boroughs
are encouraged to make use of their new flexibilities to ensure that local
priority groups have access to social housing, in particular to incentivise
work and volunteering and to promote mixed and balanced communities
while continuing to meet the needs of people in reasonable preference
categories.

e 12B The presumption is that boroughs will seek to discharge their
homelessness duty within their local area, always considering the specific
needs of households to remain in the locality

e 1.2C Boroughs should ensure that an appropriate balance is
maintained between offers of accommodation for homeless households in
the private rented and social rented sectors

12
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3.4

3.5

3.6

3.7

41

e 12D Where the homelessness duty is discharged into the private
rented sector, landlords are encouraged to offer tenancies that are for a
longer period than the statutory minimum where appropriate, and boroughs
are encouraged to use only those landlords with a recognised accreditation

e 1.2E All boroughs should make full use of existing and future systems
that monitor cross-borough temporary accommodation placements, urgent
moves and discharge of homelessness duty, and that help to ensure that
all households housed out of borough have access to services

The final document will be a statutory document which the Council’s Housing
Strategy will need to be in general conformity with. By default, this
Homelessness Strategy will similarly need to be in general conformity with the
Mayor’s document.

In terms of the key sections identified above, the Council expects its own
approach to broadly conform with policy objectives set out above and those
more fully set out in Annex 3. The Council is committed to giving greater
access to social housing for local priority groups in order to incentivise work
and volunteering and promote wider mixed balanced sustainable communities
objectives, as per Policy 1.2A of the Mayor's Revised Housing Strategy.
Additional policies referred to above make extensive reference to ensuring
that households are, where possible, able to remain in the locality. Regarding
Policy 1.2C, striking a reasonable balance between homelessness applicants
receiving private rented housing and social housing, the Council will seek to
achieve that objective but will seek to give greater priority to those homeless
applicants who are making a community contribution.

The Council will be limited in its ability to let large family accommodation to
homeless households who have high bedroom requirements, i.e., three
bedrooms or more, as these housing types are limited in supply in the
affordable housing sector and increasingly unaffordable (in terms of benefit
entitlement) in the private rented sector.

Building a Housing Ladder of Opportunity Work Programme

This Homelessness Strategy is one of a number of documents that make up
the Council’'s Building a Housing Ladder of Opportunity work programme.
Taken together, these documents — the Housing Strategy; Housing Allocation
Scheme; and Tenancy Strategy - represent the Council’'s wider policy
approach designed to take full advantage of the freedoms and flexibilities
granted to local housing authorities following the passing of the 2011 Localism
Act.

Future Work Priorities
Theme 1 — Preventative Action — Identifying and Helping Need Groups
The Council will continue to provide a comprehensive housing options service

focusing on its preventative role as well as meeting its statutory homelessness
obligations.
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4.2

4.3

4.4

4.5

The Council will seek to ensure that each homeless approach it receives is
dealt with in a consistent, fair and inclusive manner, taking account of any
factors such as disability, race, ethnicity, gender, sexuality, and other equality
groups. Where homelessness is accepted, the Council will continue to work
closely with its Registered Provider partners - both the Council in its landlord
role and housing associations — to develop and implement housing solutions.
Where possible, approaches will be tailored to meet the specific needs of
groups that have suffered from homelessness in the past, but it will not always
be possible to meet all applicants’ aspirations.

The Council is obliged to give ‘reasonable preference’ to eligible and qualifying
homeless households. This cohort of reasonable preference is the first one of
five set out below which feature in the Council’s Housing Allocation Scheme:

e All homeless people as defined in Part VII of the 1996 Housing Act
including people who are intentionally homeless and those who are not in
priority need

e People who are owed a duty by an housing authority under section 190(2),
193(2) or 195(2) of the 1996 Act (or under section 65(2) or 68(2) of the
Housing Act 1985) or who are occupying accommodation secured by any
housing authority under s192(3)

e People occupying insanitary or overcrowded housing or otherwise living in
unsatisfactory housing conditions

e People who need to move on medical or welfare grounds, including
grounds relating to disability

e People who need to move to a particular locality in the district of the
housing authority, whose failure to meet that need would cause hardship
(to themselves or others)

More detail on how the Council manages its Housing Register and prioritises
applicants for accommodation can be found in the Housing Allocation
Scheme.

Based on the evidence base and the Council’'s experience, homelessness
approaches can continue to be expected in the future from the following need
groups: family exclusions (including young pregnant women/lone parents);
young people (including care leavers); people with dependency issues; rough
sleepers including ex-armed services personnel; victims of domestic violence;
asylum seekers and people with no recourse to public funds; residents with
mobility issues; ex offenders; elderly people including those suffering from
dementia; and, managing the impacts of Assured Shorthold Tenancies and
leasing schemes that are ending. Whilst approaches can be expected to
increase, this does not necessarily mean any commensurate increase in
homelessness acceptances.

Action: Hammersmith & Fulham Council will continue to provide an
accessible, fair and inclusive Housing Options Service to the homeless and
those threatened with homelessness. The initial focus on will be on

14

Page 128



Building a Housing Ladder of Opportunity: Draft Homelessness Strategy

preventative action whilst ensuring that the Council meets its statutory
obligations to consider homelessness approaches.

Theme 2 - Housing Allocation Scheme and Flexible Tenancies

4.6

4.7

4.8

4.9

4.10

The Council’'s approach to managing housing need and aspiration are set out
in the Housing Allocation Scheme. The Tenancy Strategy sets out the
Council’'s proposed approach to flexible tenancies and the affordable rent
regime.

Both of these documents set out in tangible terms the change the Council
intends to make in its housing approach. One particular change that homeless
applicants can anticipate is the ending of an obligation on the Council to
provide a social housing offer. The Council will seek to discharge its
homelessness obligations to an applicant whether through a private rented
tenancy or other form of accommodation, although this will not preclude
consideration of affordable housing available from registered providers. The
above mentioned Housing Allocation Scheme sets out how households
making a community contribution will be awarded additional preference for
accommodation.

The Council will make clear at all points of the process that in the event of a
homeless acceptance, this will not lead to an automatic grant of a tenancy
from a registered provider (i.e., either the Council or a housing association),
even after temporary accommodation has been granted. Where a tenancy is
granted by a Registered Provider this is very likely to be on a fixed term basis.

Action: Hammersmith & Fulham Council will proactively publicise its new
Housing Allocation Scheme and flexible tenancy regime to all applicants
seeking accommodation through a homeless approach.

Theme 3 - New Housing Supply

The Council's Local Development Framework Core Strategy — its key local
planning document — adopted in October 2011 makes reference in Policy H4
to housing needs that should be protected and new supply provided when
seeking to meet residents’ needs and aspirations. Whilst the Council’s
affordable housing preference is for low cost home ownership, there will be
some instances where affordable rent housing will be required for people with
care and support needs (see last bullet point below).

Core Strategy Policy H4: Meeting Housing needs states that the council will
work with house builders to increase the supply and choice of high quality
residential accommodation that meets the local residents’ needs and
aspirations. In order to deliver this:

There should be a mix of housing types and sizes in development schemes,

especially increasing the proportion of family accommodation. The precise mix
in any development will be subject to the suitability of the site for family
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4.1

412

housing in terms of site characteristics, the local environment and access to
services.

All new build dwellings should be built to “Lifetime Homes” standards with 10%
to be wheelchair accessible, or easily adaptable for residents who are
wheelchair users.

Applications for HMOs and hostels will be considered in the light of their
contribution to the range of housing in the borough and their impact on the
locality and its character; and

Housing for people who need care and support must be protected, and,
subject to continuing need, applications for new developments

In addition, mindful of the accepted trend of people living longer, more work
will be required to develop and manage housing options for older people.
Bespoke housing products and housing schemes are potential options. A
pressing, identified strategic need is the provision of more accommodation for
older people with dementia (including early onset of). This will involve the
development of more local ‘Extra Care’ with nursing options that will enable
older people to live in secure, safe and warm environments in reasonably
close proximity to friends, family and community networks. In some instances,
given the shortage of land for development, this may include the
redevelopment of existing elderly housing to deliver that objective.

In tandem with the above requirement, the Council is undertaking a review of
its own sheltered housing stock with a view to potentially increasing the supply
of Extra Care accommodation with nursing options.

Action: The Council will monitor on an ongoing basis the provision of housing
for people who need care and support and consider where new service
provision and housing products are needed and similarly where such existing
provision and products should be discontinued.

Theme 4 - Future Service Delivery

413

As part of the Council’'s medium term financial strategy, it is seeking to ensure
that all services provided by the Council provide value for money. This will
include:

o Streamlining the Housing Options Service — this will including re-
orientating service provision to homeless applicants and other
customers seeking housing advice to reflect the changes proposed in
this Homelessness Strategy and other Housing Change documents,
specifically the Housing Allocation Scheme. It will also reflect the
streamlined service that the Council intends to provide in the future,
with clear guidelines setting out what the Council will and will not do.

o New ways of working — building on existing cross division and
directorate joint working, the Housing Options division will draw on
experience and expertise from tri-borough arrangements. There will be
homeless applicants with both acute housing need but also other un-
related needs, e.g., where a child or children are involved; where an
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applicant has one or more dependency issues; where homes may
require particular specific adaptations for accommodation. The Housing
Options Division will continue to develop its joint working approach to
ensure outcome are maximised for both customers and the Council and
its partner agencies.

o Working with Private Registered Providers — The Council intends to
work more closely with Private Registered Providers (principally
housing associations) in seeking to ensure that housing options are
maximised. This will include tracking outcomes from nomination
agreements; exploring ‘chain lettings’ opportunities to maximise use of
available accommodation; making sure current housing services for
particular need groups (as identified in Annex 2) are receiving effective
and efficient services.

o New Temporary Accommodation Procurement Strategy — The cost
of affordable private rented accommodation in the borough is
increasing and with the full implementation of the housing benefit caps
and the Universal Credit regime that will follow in 2013, it is likely that
some accommodation currently used by some homeless households
will cease to be available for temporary purposes. The Council will be
procuring accommodation outside the borough (including outside
London) in order to meet its future housing obligations. Whilst there is
some use of bed and breakfast accommodation, the Council intends to
limit its use. As referenced elsewhere, the Council intends to ensure
that a homeless approach is not considered a direct route to affordable
rented accommodation and that private rented housing will be used to
discharge its homelessness duties.

Action: The Council will develop a workplan which will be published setting

out how and over what timeline it intends to deliver the objectives set out
above.
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Annex 1 — References
1. Webpage describing the Council’s homelessness prevention guidance:

http://www.lbhf.gov.uk/Directory/Housing/Housing advice/Homelessness/21900 Ho
melessness prevention.asp

2. LBHF Housing Allocation Scheme (July 2009) Second Edition

3. Mayor of London’s A Revised London Housing Strategy — Initial Proposals
(Aug 2011)
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Annex 2 — Homelessness Strategy - Evidence Base

Homelessness Strategy

Approaches by Ethnicity
White Total 835 1077 992 1031 720
Black Total 743 1014 933 897 592
Asian Total 187 205 203 212 141
Mixed Total 106 165 215 170 113
Other Total 153 193 205 167 122

Not Stated
Total

Approaches by Age

0-15 4 3 1 6 1
16-24 668 1001 876 730 455
25-44 1136 1371 1239 1281 903
45-59 308 404 373 375 273
60-64 49 49 62 64 35
65-74 46 49 47 46 33

75 & Over 14 14 12 17 9

Unknown
Total

Acceptance by ethnicity:

White Total | 189 223 152 176 80 62 50 66 51
Black Total | 254 237 151 150 102 65 60 62 61
Asian Total 31 39 35 29 23 13 14 12 9
Mixed Total 0 0 0 19 14 9 24 10 4
Other Total 69 73 54 42 22 10 8 14 7

Not Stated | 101 81 38 27 11 13 0 0 0

Total 252 172 156 164 132

Acceptance by Age:

16-24 170 176 114 71 59 42 38
25-44 219 216 106 81 77 92 65
45-59 35 42 20 16 11 23 20
60-64 3 2 3 2 2 1 1
65-74 3 6 9 2 7 3 5

75 & Over
Total

Acceptance by Household Type:

Couple with children 89 61 30 21 22 23 18
Male Lone Parents 8 1 13 4 4 3 3
Female Lone Parents 196 203 104 85 85 70 63
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Male Lone Person
Female Lone Person
Other inc couples
Total

Homeless Reason Breakdown:
Excluded Parents/Relative

Loss of Rented Accommodation
Relationship Breakdown - Violence
related

Relationship Breakdown - Non
Violence related

Rent/Mortgage Arrears
Ex-Institution of Care
Consolidated Other Reasons
Total

Priority Need Breakdown:

Dependent child(ren) in household
Applicant or partner pregnant (no
children)

Applicant aged 16/17

Vulnerable (Other)
Total

313
124

57

11

10

28
101
644

351
52
108

133
644

69
60
8
430
315 226
125 92
91 46
10 5
7 3
16 13
89 45
653 430
372 247
90 50
68 69
123 64
653 430

77
80
11

443

233
89

53

10

46
443

256
45
65

77
443

59
M

252

135
42

23

11

34
252

126
22
57

47
252

33
28

172

89
34

23

10
172

97
13
27

35
172

26
16

156

78
30

33

10
156

94
17
23

22
156

32
34

164

60
44

20

N

25
164

91
5
9

59
164

Households in TA by Accommodation Type (as at 31st March - apart from 2011/12 where as at 31st Dec)

Bed & Breakfast

Daily Annexe

Housing Association Leased
Private Sector Leased
LBHF Stock

Assured Shorthold Letting
Voluntary Sector Hostels
Total

Preventions

Homeless Permanent Rehoused
(HLP Rehoused)

Approach Reasons (went live May09)
Disrepair
Domestic violence
Ex offender
Excluded Parents,Family or Friends
lllegal eviction
Landlord and tenant dispute
Landlord harassment
Left institutional accommodation
Medical unsuitable
Mortgage arrears
Neighbour dispute
Notice to vacate premises
Other harassment
Other reason for approach

214
0
651
480
436
0
0
1781

139 70
0 0
644 517
595 672
421 361
0 0
26 47
1825 = 1667

450
20
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64
1
423
652
309

60
1509

530

51
5
333
558
205

48
1200

554

435

39
0
300
494
161

30
1024

609

281

26
0
303
411
135

877

721

255

51
0
263
409
150

888

546

201

18
232
165
751

13

15
46
7
9
610
62
293

35
13

132

61
37

12

15
132

79

45

132

71

239

458
189

968

365

128

151

143
474

N

20
25
9
1
464
40
188
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Overcrowding
Pest infestation
Possession order/bailiffs warrant

Racial harassment
Relationship breakdown -
spouse/partner

Rent arrears/ affordability
Total

Current Accommodation on Approach (went live May09)

Assured shorthold RSL tenancy

Assured tenancy PRS
ASTPRS - assured shorthold tenancy
PRS

Bare license host is LA tenant

Bare license host is owner occupier
Bare license host is private tenant
Bare license host is RSL tenant
Bare license host other accom type
Contractual licensee

Freehold owner occupier

Hospital patient

LBHF probationary tenancy

LBHF secure tenancy

Leasehold owner occupier

NASS provided accommodation
Other accommodation type

Other local authority tenancy
Prison inmate

Resident landlord

Secure or assured RSL tenancy
Street homeless

Total
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87 34
4 0
61 43
3 0
52 35

18 47
85 35
533 444
598 312
73 43
177 108
141 78
146 206
62 34
13 3
40 42
1 0
47 24
13 13
11 1
188 84
33 15
33 72
2 1
48 24
259 133
2521 1719
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Annex 3 — Mayor of London — Revised London Housing Strategy Consultation
Draft (Dec 2011)

Renting a home: policies

Access to rented housing

1.2A

1.2B

1.2C

1.2D

1.2E

1.2F

1.2G

1.2H

1.21

1.2J

1.2K

Within the overall objective of meeting housing need, boroughs are
encouraged to make use of their new flexibilities to ensure that local priority
groups have access to social housing, in particular to incentivise work and
volunteering and to promote mixed and balanced communities while
continuing to meet the needs of people in reasonable preference categories.

The presumption is that boroughs will seek to discharge their homelessness
duty within their local area, always considering the specific needs of
households to remain in the locality.

Boroughs should ensure that an appropriate balance is maintained between
offers of accommodation for homeless households in the private rented and
social rented sectors.

Where the homelessness duty is discharged into the private rented sector,
landlords are encouraged to offer tenancies that are for a longer period than
the statutory minimum where appropriate, and boroughs are encouraged to
use only those landlords with a recognised accreditation.

All boroughs should make full use of existing and future systems that monitor
cross-borough temporary accommodation placements, urgent moves and
discharge of homelessness duty, and that help to ensure that all households
housed out of borough have access to services.

The Mayor will set up a joint monitoring committee with boroughs, to monitor
discharge of homelessness duty.

Housing associations should have full regard to borough tenancy strategies,
where these are in conformity with the London Housing Strategy.

Social landlords should continue to abide by the principles set out in ‘Partners
in Meeting Housing Need’, the protocol for determining the proportions of
housing association lettings available to local authority nominees'.

Unauthorised occupancy in the social rented sector should be addressed.

Social landlords are encouraged to promote employment and training
opportunities to applicants and people wishing to transfer.

The Mayor will work with the boroughs and the Department for Work and
Pensions to monitor the government’s Housing Benefit reforms.
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1.2L The Mayor’s London Rents Map will be enhanced and promoted, so that
better information on rent levels is available to those seeking a home in the
private rented sector.
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Housing Change Programme

Case Studies

Annex A
Client Group Household Reasonable Current Scheme of Change of Post New Scheme of Allocation Comments
Composition Preference? Allocation outcome Status in Outcome
Current New Scheme
Scheme Yes/No
Yes/No
Home Buy Working No No Priority for social Yes Flexible tenancy in affordable Must meet Home
Register household - housing allocation rented accommodation. 2 Buy income
(Not homeless) Man+Woman+2 bedrooms. PRS/Social Housing. bands. Enables
children aged 2 year tenancy within Local household to save
3(f), 4(m) lettings Plan— provision for for future
renewal for a further 2 years — purchase
maximum 4 years.
Working Man+woman+3 Yes - if Secure/Assured Social Yes Additional preference, flexible Could be
Household children aged housing need | tenancy. Option of PRS tenancy. PRS affordable rented
(Housing 9(m),16(f),24(m) or accommodation — cannot (enforceable)/Social housing. 5 accommodation.
Register/PRS homelessness | be enforced. 4 bedrooms. year tenancy, application can be 2 year fixed term
homeless) accepted All children, inc. non- made for renewal. 3 bedrooms — | tenancy if on
dependant are included oldest child, non-dependant, not home buy
as part of household for part of the household for bedroom | register.
bedroom allocation. allocation.
Parental Man+woman+3 Yes Secure/Assured Social No Flexible tenancy- PRS Band 3
exclusion children aged tenancy. Option of PRS (enforceable)/Social housing. 5
(Homeless 2(m), 10(f), 15(f) accommodation — cannot year tenancy, application can be
application, TA be enforced. 3 bedrooms. made for renewal. 3 bedrooms
provided, non- Children over 10
working) considered for additional
bedroom.
Parental Man+woman+3 Yes Secure/Assured Social No Flexible tenancy- PRS Band 3
exclusion children aged tenancy. Option of PRS (enforceable)/Social housing. 5

(Self Placement,
non-working)

2(m), 10(f), 15(f)

accommodation — cannot

be enforced. 3 bedrooms.

Children over 10

year tenancy, application can be
made for renewal. 3 bedrooms

V1.5
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considered for additional
bedroom.

Young Person Single No Advice and assistance to No Advice and assistance to source
(Homeless —no | Aged 18 — 25 source accommodation in accommodation in the private
priority need) the private sector. Room sector. Room in shared
in shared accommodation accommodation
Young Person Single Yes Secure/Assured Social No Flexible tenancy- PRS 1 bedroom rate
(Homeless, Aged 18 - 25 tenancy. Option of PRS (enforceable)/Social housing. 2 for housing
priority need) accommodation — cannot year tenancy, application can be benefit purposes
No Community be enforced. Studio/1 made for renewal. Studio/1 (leaving care or
Contribution bedroom. bedroom supported
accommodation).
If not leaving care
— only single room
rate
Young Person Single Yes Placement & Assessment Yes Additional preference. Flexible
(Homeless, Care | Aged 18-25 Team for Homeless tenancy- PRS
Leaver) Singles (PATHS) (enforceable)/Social housing. 5
Community assessment. Care year tenancy, application can be
Contribution Leavers Pathway with a made for renewal. Studio/1
view to finding suitable bedroom
accommodation in the
PRS dependant on
vulnerability. Secure
social housing if
homeless. Option of PRS
offered but not
enforceable.
Vulnerable Adult | Single Yes PATHS assessment. Yes Additional preference. PATHS
(Mental Health) | Aged 25+ Supported assessment. “Move on”

Homeless
Community
Contribution

accommodation. “Move
on” accommodation in the
private sector —
dependant on
vulnerability (not
enforceable). Room/1
bedroom.
Secure/Assured Social
tenancy if homeless.

accommodation in the private
sector dependant on vulnerability
(enforceable). Flexible social
tenancy. Studio/1 bedroom. 5
year tenancy
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Ex-Service Single Yes Advice & Assistance to Yes Additional preference as they Band 2
Personnel Aged 25+ source accommodation in meet reasonable preference
(where meeting the private sector. Room criteria — Community Contribution
the reasonable in shared house until age Award. Flexible tenancy- PRS
preference 35. 1 bedroom 35+ (enforceable)/Social housing.
criteria) Studio/1 bedroom. 5 year

tenancy, application can be made

for renewal.
Existing tenant Man+woman+3 Yes Eligible to request a No Not eligible to request a transfer Must be 2
(transfers) children aged transfer to 3 bedroom to 3 bed property bedroom shortage
Need to move — | 7(m), 8(m), 13(f) accommodation. (management
overcrowding Secure/Assured tenancy discretion)
(in 2 bedroom on transfer. PRS option
accommodation) can be offered but not

enforceable
Existing tenant Man+woman+3 Yes Eligible to request a Yes Additional preference. Eligible to
(transfers) children aged transfer to 3 bedroom request a transfer to 3 bedroom
Need to move — | 7(m), 8(m), 13(f) accommodation. accommodation. Secure tenancy
overcrowding Secure/Assured tenancy on transfer. PRS option can be
(in 1 bedroom on transfer. PRS option offered but not enforceable. 2
accommodation) can be offered but not offers. If refused, will be demoted
enforceable to lower band for 1 year

Existing Man+woman+3 Yes Secure/Assured social No Flexible tenancy. 3 bedrooms. Band 3
Homeless children aged tenancy. 3 bedrooms. PRS ( not enforceable)/social
clients in 7(m), 8(m), 13(f) PRS option can be tenancy. 5 year tenancy. If
temporary offered but not refused, duty discharged
accommodation enforceable. potentially intentionally homeless.
(Duty owed)
No community
contribution
Existing tenant — | Single No Will succeed current No Social housing tenancy only.
discretionary accommodation and Studio/l bedroom only. PRS can
succession. No secure/assured tenancy, be offered but not enforceable
priority need but regardless of property
satisfies size and household need
residency
criteria
Existing tenant — | Man+woman+3 Yes Accommodation provided No Suitable accommodation to be
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management
transfer

children aged
7(m), 8(m), 13(f)

on “like for like” basis. If
suitable offer refused,
management transfer
status removed.

provided.2 offers, with discretion
for one more offer - one of which
must be secure/assured. If
refused, management transfer
status removed and demoted to
lower band

Existing tenant — | Man+woman+3 Yes Suitable temporary No Suitable temporary If not returning to
decant children aged accommodation provided accommodation provided while current
7(m), 8(m), 13(f) while works being carried works being carried out — Client accommodation,

out — Client returns to returns to existing property — “like for like”
existing property — secure/assured tenancy tenancy to be
secure/assured tenancy offered

Applicant in Man+woman+3 Yes Can join housing register. No Can join housing register but

housing need — | children aged If applies as homeless, advised to seek PRS

no local 3(f), 5(m), 7(f) s198 referral to authority accommodation with support.

connection where local connection

applies.

* PRS - Private Rented Sector

* TA — Temporary Accommodation
Additional priority = greater priority under the new scheme of allocation

Additional preference = preference in addition to reasonable preference e.g. community contribution

V1.5
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Housing Change

Annex B

aspiration

Housing Change

The purpose of the Housing Change Project is to achieve a fundamental shift in the way that affordable
housing is allocated in Hammersmith & Fulham. The objectives for the approach will be to:

e Give greater priority to households who make a community, economic and/or societal contribution
e Create a fair, transparent and rational housing allocations system that provides for both needs and

o Make greater and more flexible use of all sectors of the housing market both in the borough and
outside to meet all its housing obligations
¢ Increase choice and access to affordable home ownership

To deliver the change needed, new and revised statutory housing documents will need to be prepared to

1. Scheme of Allocation — Statutory
Document that sets out the Council’s
approach and mechanisms to
prioritising and allocating affordable
housing for people in need (and
Annual Allocations Plan and Local
Lettings Plans)

2. Tenancy Strategy — Statutory
document that sets out the
Council’'s approach to flexible
tenure amongst all registered
providers including reference to
Affordable Rents

3. Homelessness Strategy —
Statutory document that sets out
the Council’'s approach to meeting
homeless households needs and
preventing future homelessness

obiectives.

4. Delivering a Housing Change Service Model — Establishing, fully road-testing and implementing a mechanism
which ensures that all housing options applicants are treated fairly, transparently and rationally. This will feature and
implement all aspects of the three (and associated) documents identified above, reflecting the housing change
objectives. This element of the change programme will include appraising the Council’'s approach to choice based
lettings (CBL) and, if necessary, adopting an alternative approach that will effectively deliver the housing change

Timelines

Agreed
Approach
- Feb 2012

Drafting of

Documents
- By end of
March 2012

Consultation
- May/June 2012

Cabinet Sign Off
— Sept 2012

Road Test and
Implement
Change — Oct
2012 — Mar 2013

‘Go Live’ —
Apr 2013
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Initial Screening Equality Impact Analysis Tool

Section 01 Details of Initial Equality Impact Screening Analysis
Financial Year and 2012/13 /1 Q1
Quarter

Name of policy, strategy,
function, project, activity,
or programme

Building a Housing Ladder of Opportunity

The purpose of the Building a Housing Ladder of Opportunity work programme is to set out to interested parties
in draft terms the change that the Council is seeking to achieve in its housing approach across a number of
work areas. The work programme presently comprises four draft documents: the housing strategy; scheme of
allocation; tenancy strategy; and homelessness strategy. Over time, additional documents will be adopted
reflecting the broad approach set out in the above mentioned documents. By making the changes sought, the
Council believes it is repositioning the local housing authority to effectively take advantage of the freedoms and
flexibilities granted under the 2011 Localism Act and a corporate requirement to ensure housing services
provided by the council are as efficient and effective as possible. Key audiences for these documents include
tenants and residents of the borough; affordable and private housing developers; sub regional partners; the
Mayor of London who will be responsible for ensuring the document is in broad conformity with his current (and
draft) housing strategic priorities.

£y abed

Q1
What are you looking to
achieve?

There are three primary objectives that the Council is seeking to achieve.

Firstly, to put the council’s ‘borough of opportunity’ agenda at the centre of its housing approach, highlighting
the Council’s housing growth and jobs agenda. Secondly, to take advantage of the freedoms and flexibilities
presented by the passing of the 2011 Localism Act. Thirdly, to introduce a housing approach which is more
realistic, fair and affordable, reflecting more closely what the Council, as a local housing authority, is able to do
in order to meet both housing need and aspiration.

The Draft Housing Strategy sets out the overall ‘direction of travel’ for the housing approach. With creating a
ladder of opportunity at its core, the three objectives are to:

1. Deliver major economic and housing growth within our opportunity areas

2. Tackle economic and social polarisation through the creation of more mixed and balanced communities
where no one tenure dominates

3. Manage a better, streamlined housing service, with a focus on local decision making, delivering outcomes
that improve resident satisfaction

Tool and Guidance updated for new PSED from 05.04.2011
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The Draft Scheme of Allocation sets out the Council’s approach to prioritising housing applicants for
accommodation. Whilst continuing to meet its statutory homelessness obligations, the Council intends to give
greater priority to applicants who are making a community contribution, such as working households and ex
armed service personnel.

The Draft Tenancy Strategy sets out the Council’s approach to flexible tenancies. This document highlights a
range of fixed terms — from one to five years — which the Council intends to grant in its role as a registered
provider of affordable housing. It also provides guidance to other registered providers, principally housing
associations, on fixed term lengths and levels of affordable rent that should be charged in the borough. Some
tenancies will still be granted on a secure or assured basis.

Finally, the Draft Homelessness Strategy sets out how the Council intends to meet its homelessness
obligations (including preventative work) in the new operational environment.

It should be noted that there will be no direct impacts arising from the approval by Cabinet (or Cabinet Briefing)
of the work programme documents. These are consultation documents which are intended to receive comment
and contributions from interested parties in Hammersmith & Fulham and other parties such as the Mayor of
London who will decide whether the documents are in broad conformity with his Revised London Housing
Strategy.

It is the Council’s intention to seek approval from Cabinet in September/October 2012 when a full equalities
impact assessment (if required) will be submitted.

Of particular importance is the need to impress upon interested parties the intention of the Council to develop
and implement a community contribution orientated scheme of allocation which includes objectives such as
giving greater housing priority to working households; ex-service personnel; foster carers; police community
support officers; and other workers who make a contribution to the local economy and community); progressing
its growth ambitions in the five regeneration opportunity areas and on other ‘Rest of Borough’ sites; to
reinforce its low cost home ownership agenda for hard-working households; ensuring that the Council meets its
statutory homelessness obligations.

The development and implementation of a successful Building a Housing Ladder of Opportunity approach will
be critical to the Council realising its broader regeneration objectives which are intended to have medium to
long term direct and indirect positive impacts for Hammersmith & Fulham’s residents.

Tool and Guidance updated for new PSED from 05.04.2011




Gy | abed

Q2
Who in the main will
benefit?

In terms of identifying beneficiaries to the overall approach, the structure below follows the Draft Housing
Strategy strands with commentary on how the other three documents (and related documents such as the
Council's Core Strategy and Borough Investment Plan) sit within the overall approach identified.

Guiding and prefacing the Council’'s proposed housing strategy approach is Building a Housing Ladder of
Opportunity. By this is meant affordable rented housing being considered a stage rather than a destination
point for current and future housing applicants. The Council’'s ambition is that residents have as many
opportunities as possible to access affordable home ownership. In tandem, the Council wishes affordable
housing to be seen as part of the wider Hammersmith & Fulham housing market and that a wider number of
people from different backgrounds gaining access to it. In tandem, the Council also wishes to ensure that those
who are prioritised for affordable housing meet requirements to make a community contribution. The Council
intends to continue meeting its statutory homelessness obligations but intends also to use the private rented
sector to a greater degree to discharge its homelessness duty when it is legally able to.

1. Deliver major economic and housing growth within our opportunity areas

Key to the Draft Housing Strategy is its contribution to the Core Strategy (Oct 2011) objectives of delivering
14,400 additional homes and 25,000 new jobs, principally in the five regeneration opportunity areas and via its
Local Housing Company. This objective is also detailed in the Borough Investment Plan (Dec 2011). Itis a
strategic priority for the Council to ensure that more local people gain advantage from new job opportunities
that are created over the 2012/32 Core Strategy period. The Council’'s Scheme of Allocation is proposing to
give greater priority to working households and officers will be seeking to ensure there is a connection
between the Council’'s growth agenda and the ability of local people in affordable housing being able to access
available opportunities.

2. Tackle economic and social polarisation through the creation of more mixed and balanced
communities where no one tenure predominates

Over the next twenty years, the Council is aiming to deliver 60% market housing (8,640 homes) which may
include some student accommodation with the remaining 40% of that total (5,760 homes) provided as
affordable housing. The market housing will be either for market ownership or rent. The large majority of the
new housing (13,200 homes) will be delivered in the five regeneration opportunity areas identified in the
Council’s Core Strategy. In addition, the Council in its Draft Housing Strategy seeks new housing to meet the
standards set out in the Mayor of London’s Interim Housing Design Guide and also more affordable family
accommodation. The Council will also seek the delivery of the Lifetime Homes Standards and 10% wheelchair
accessible homes.
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In terms of the kind of affordable housing that will be developed, the Council’s aspiration is to maximise low
cost home ownership opportunities for working households who live and work in the borough. As part of its
Draft Scheme of Allocation, the Council intends to give greater priority to a wider range of housing needs who
historically have not sufficiently high enough priority to access affordable rented housing. The Council will
continue to meet its statutory homeless obligations and give priority to reasonable preference groups. As a
result of the aforementioned intention to give greater priority to working households and those making other
community contributions, it is expected that this will reduce economic and social polarisation and will help
deliver more mixed, balanced sustainable communities. In tandem, the Draft Tenancy Strategy introduction of
flexible tenancies is intended to ensure that housing is allocated and retained by those who are in greatest
need. The Draft Homelessness Strategy is intended to ensure that homelessness needs are met in an efficient
and effective fashion, underpinned by the Council’s continuing statutory obligations towards vulnerable
individuals who are accepted as homeless.

3. Manage a better, streamlined housing service, with a focus on local decision making, delivering
outcomes that improve resident satisfaction

This element of the housing approach emphasises is highlighted the comprehensive range of housing services
that the Council provides, setting out particular initiatives such as the Council’s intention to develop and
implement an asset management strategy. This will help ensure the stock is effectively and efficiently managed
to ensure residents live in homes that meet modern day living standards; are fit for purpose; attractive to live in;
and, are cost effective to maintain. A key aim is to increase resident satisfaction with repairs; resident
involvement; and, improving the effectiveness of dealing with anti-social behaviour.

In summary, there are a wide range of benefits to the Council’s proposed approach. In terms of over-arching
themes, the Council wishes to increase the amount of affordable housing — for rent and ownership - being
delivered and improving the quality of the product itself. It also wishes to see more unemployed people,
particularly those in social housing enter (or re-enter) the world of work in order to reduce the wider associated
disadvantages, e.g., poor health, lower educational attainment, etc. The Council also wishes to deliver major
interventions in the five identified opportunity areas to help deliver regeneration to the places and communities
which need them. As stated in the EqlA relating to the Borough Investment Plan (Cabinet 5 December 2011):
“the wider impact of delivering these regeneration projects will be significant. Three of the five areas — White
City; Earl's Court; and Park Royal — host some of the most disadvantaged communities in the borough and a
key objective is to ensure that wider regeneration benefits — improved transport infrastructure; over 25,000 new
jobs; improved physical environments; new retail and office space; replaced and/or improved affordable
housing - improve the life chances of disadvantaged people.”

Historically, affordable rented housing has been allocated on the basis of need in the last 30 or so years, and
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inevitably disadvantaged groups have been disproportionately over-represented in this sector. These include
individuals/households such as the elderly; Black, Asian and minority ethnic (BAME) groups; single parent
households; people with dependency issues (e.g., drugs, alcohol). Therefore, where new affordable rented
housing is developed, being able to allocate new homes to disadvantaged groups will have a positive equalities
impact. Included under the affordable rented housing category is supported housing (where there are services
provided to ‘support’ vulnerable households live in the community) and also older people’s sheltered housing
(which may or may not include onsite warden support). The Council expects that such housing will be provided
in the new regeneration opportunity areas. The Council’s is at the early stages of reviewing the provision of its
current sheltered housing portfolio and other forms of housing for particular needs groups under the supported
housing heading. It should be noted that the Government’s Affordable Rent housing model (effectively a
replacement for the social rent model) will involve charging rents at closer to market rent levels. There is a risk
that if the maximum rent increase permissible under the new proposals is applied, some larger family sized
accommodation would be unaffordable to both non working and working households. An additional
consideration will need to be given to the implementation of the Government’s Universal Credit proposals
which are due to be implemented from October 2013 onwards. Intermediate affordable housing is that which is
allocated to households on low to medium incomes is promoted in the Draft Housing Strategy. It can take the
form of shared ownership; shared equity; discount market sale; sub market rent housing. This is an effective
housing product which enables people working in public sector and for other essential service providers to gain
stable and long term housing accommodation. This will have positive equality impacts on the basis that
minority groups are actively sought to take advantage of new intermediate housing products and the impacts
monitored and mitigating action undertaken. Given households from disadvantaged groups are generally on
lower than average incomes (and often benefit dependent), such households are less likely to take advantage
of such products.

For the purposes of consultation, we have produced an Initial EIA (this document) of what we think the impacts
will be on various groups. We welcome comments from the public and interested parties on this initial analysis
during consultation. The results of those comments will be used revisit this analysis and to conduct a more in-

depth EIA.

Age The development of new housing — market and affordable — that meets H +
modern day standards will improve the choice of housing that households
will be able to access. Where large family affordable accommodation is
provided, this is considered to improve the educational attainment for
children 4-18 years olds wishing to study. As people under the age of 18
are not presently covered under Age as a protected characteristic in the
Equality Act 2010, this is also given under Children’s Rights (below).
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Where better quality older people’s affordable housing is provided this will
create improved opportunities and lifestyle for 65+ year old households.
Where improved choices can be made for older people, this can have the
effect of freeing up larger, under-occupied housing where older people’s
children have left home, meaning that younger families can benefit from
leaving over-crowded accommodation. Older people would not be required
to leave their current accommodation under current secure and assured
tenancies. There is also reference in the Draft Scheme of Allocation
regarding connecting job offers with housing offers. This will require further
development but has the potential to help younger people enter and stay in
the ‘world of work’ which will have positive impacts. Tenancies are
proposed to be granted on a fixed term basis and therefore there will be
greater flexibility to assess people’s needs on a periodic basis. Applicants
seeking council sheltered housing will be granted secure tenancies and
the council will expect private registered providers to grant assured
tenancies in the same situation.

Disability

The development of new housing — market and affordable — which delivers
10% wheelchair accessible housing and delivers the “Lifetime Homes
Standards” will have direct and positive impacts on disabled people’s
quality of life, regardless of age. Implementing these design standards will
also have the impact of ‘future proofing’ homes, allowing people as they
get older and/or become disabled to able to stay in their own homes with
relatively minor adjustments being required. The Lifetime Homes
requirement as per planning requirements will also benefit people who are
not disabled at present but who become disabled, for example, those who
acquire age-related mobility impairment(s).

Gender
reassignment

No impacts, negative or positive, are expected to be experienced by
individuals who are in the process of transitioning from one gender to
another.

Neutr
al

Marriage and
Civil
Partnership

No impacts, negative or positive, are expected to be experienced by
people who are married or in a civil partnership.

Neutr
al
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Pregnancy
and maternity

Where pregnant women are living in good quality, secure, warm and
weathertight accommodation, it can be expected that this will have a
positive impact on their social and health well-being. The measures for
protecting victims of domestic violence may have more of an impact on
pregnant women and those who have just given birth, as it is well
documented that women are at increased risk of domestic violence during
pregnancy and that this can lead to miscarriage, low birth weight, and
death of a mother or her (unborn) baby. As the Council will provide also
service to women who have already had children, it is of high relevance to
this protected characteristic. Some key statistics include:

» More than 30% of [domestic violence] cases start during pregnancy

»  40-60% of women experiencing domestic abuse are abused during
pregnancy

* More than 14% of maternal deaths occur in women who have told
their health professional they are in an abusive relationship

* In over 50% of known domestic abuse cases, children were also
directly abused

[CEMACH, p174: 2007, and DoH, p9: 2005]

Domestic violence and pregnancy

» Confidential Enquiry into Maternal and Child Health (CEMACH),
Saving Mothers’ Lives: Reviewing maternal deaths to make
motherhood safer — 2003-2005,
http://www.cemach.org.uk/getattachment/26dae364-1fc9-4a29-
abcb-afb3f251f8f7/Saving-Mothers’-Lives-2003-2005-(Full-
report).aspx, (December 2007)

» Department of Health (DoH), Responding to Domestic Abuse: A
handbook for health professionals,
http://www.dh.gov.uk/prod _consum_dh/groups/dh_digitalassets/@d
h/@en/documents/digitalasset/dh_4126619.pdf, (December 2005)
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Race

The provision of new affordable rent housing is expected to have a positive
impact on the quality of life for groups from Black, Asian and minority
ethnic backgrounds. Historically, such housing has been allocated on the
basis of need and therefore the positive impacts associated with high
quality, well designed, spacious housing which reduces fuel poverty will
have a beneficial impact on this group. It should be noted that under the
Localism Act proposals, greater flexibility is to be granted to local
authorities to allocate new affordable rent housing (and the re-letting of
existing housing). In the event that affordable rent housing is allocated to
(say) economically active households as opposed to benefit-dependent
housing, then the positive impacts described above will be diluted.

Under the Council’'s adopted Core Strategy, Policy H5 provides for working
with the Royal Borough of Kensington and Chelsea with regard to the
gypsy and traveller site, and gypsy and traveller accommodation needs.
Building a Housing Ladder of Opportunity does not propose to amend this
policy and it is considered that the overarching policy and it supporting
documents are in compliance with the Core Strategy in this regard.
Further, the Council notes the most recent DCLG progress report and
commitments 12 and 13, which it considers to be in line with Core Strategy
Policy H5. As such, there is no discernible impact on this group arising
from Building a Housing Ladder of Opportunity and supporting documents.

Race, and gypsy and traveller needs
» DCLG: Progress report on the ministerial working group tackling
inequalities experienced by Gypsies and Travellers,
http://www.communities.gov.uk/documents/planningandbuilding/pdf/
2124046.pdf, (April 2012)

Neutr
al

Religion/belief
(including
non-belief)

No impacts on the basis of gender, negative or positive, are expected to
be experienced by these groups.

Neutr
al

Sex

Where overcrowding is reduced, positive equality impacts can be expected
to be experienced by adult household members

The measures contained within the Draft Housing Scheme of Allocation to
provide for victims of domestic violence are of high relevance to women
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(as it is usually women and children who are victims) and will have a
positive impact where those measures are required. Men are not excluded H +
from these measures where they are victims but the relevance is
proportionately less.

Those who perpetrate violence against their partners may be evicted and

lose their tenancies, and this will be negative for those people but positive positiv
for the victims who will be more safe. This will have more of a relevance to H e and
men as they are usually the perpetrators of violence against women and negati
children, but this would apply to any perpetrator of domestic violence. This ve

is considered to be a proportionate means of achieving a legitimate aim of
reducing crime, which is a Council priority.

Sexual No impacts on the basis of sexual orientation, negative or positive, are L Neutr
Orientation expected to be experienced by these groups. al

Human Rights and Children’s Rights
Will it affect Human Rights, as defined by the Human Rights Act 19987
No
Will it affect Children’s Rights, as defined by the UNCRC (1992)?
Yes: the right to (life, survival, and) development, as well as those rights for disabled children. The
development of new housing — market and affordable — that meets modern day standards will improve the
choice of housing that households will be able to access. Where large family affordable accommodation is
provided, this is considered to improve the educational attainment for children 4-18 years olds wishing to study.
The improvements to housing stock brought about by the lifetime homes requirement (as above) will also
benefit disabled children. Where children are kept safe from harm (domestic violence), this will also help to
uphold their rights to life, survival and development.

Q3 Yes

Does the policy, strategy,
function, project, activity,
or programme make a
positive contribution to
equalities?

The development and implementation of the housing strategy; scheme of allocation; tenancy strategy and
homelessness strategy draft documents will help provide the basis for making positive contribution to
equalities. The over-arching objective of the draft housing strategy is to increase the amount, quality, and
accessibility of affordable housing in the borough (as well as improvements in housing management services.
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This will help improve equality outcomes for the majority of the groups identified above. These documents
should be seen as companion documents to the Local Development Framework Core Strategy and the
Borough Investment Plan, providing the basis for making a positive contribution to equalities. The development
of new affordable housing and a changed approach to who occupies the housing over the medium to long term
will help meet affordable housing need; provide a platform for individual and community well-being and
sustainability; and, introduce greater aspiration into the affordable housing sector. There will be no direct
impacts arising from the publication of these documents for consultation. However, it is likely that further impact
assessment work will need to be undertaken on the Housing Strategy; Scheme of Allocation, Tenancy
Strategy, Homelessness Strategy draft proposals, to more fully understand what impacts may arise.

Q4

Does the policy, strategy,
function, project, activity,
or programme actually or
potentially contribute to
or hinder equality of
opportunity, and/or
adversely impact human
rights?

No

2G| obed
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