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Foreword
Our last Housing Strategy, ‘Building Homes, Building Communities’, expressly linked our plans for investing
in housing of all tenures with the need to develop and sustain the many diverse and vibrant communities
of our borough. This new Strategy continues that journey ‘Building Homes, Building Communities’ with
an ambitious vision for the next four years and a work programme that builds on the successes of the
last four years, focusses on the improvement of all our services, and once again emphasises the need
to engage openly and honestly with Hounslow residents. I am delighted to see the focus on housing as
a vital aspect of our local communities is undiminished in our new Housing Strategy for 2019 to 2024.
This document not only confirms our challenging Housing Pledge to secure 5,000 new homes by 2022,
but also describes how we will work across housing tenures to improve housing conditions and stimulate
employment and economic growth. Building strong, sustainable communities remains the foundation of
our vision for housing in Hounslow.
These are undoubtedly difficult times, and this strategy addresses both the challenges we have faced
over the last four years and those we see emerging from continuing financial austerity and the political
and economic uncertainties of Brexit. Much closer to home, the Grenfell tragedy deeply affected our
residents and we must surely eliminate any potential for such an event to occur here in Hounslow. Last
year, we welcomed the new Homelessness Reduction Act 2017 as at last providing a legal framework
for our highly successful approach to preventing and reducing homelessness, but now contend with the
much larger cohort of single people seeking help from us. I believe this Housing Strategy addresses these
profoundly important issues with candour and creativity.
It is my hope that these plans transform the face of the borough by 2024 through investment in new
and improved social housing and a cleaner, greener environment. Just as important, their delivery will
profoundly change the heart of the borough by placing our need for community at the centre of each
and every initiative, supporting and engaging with all our residents to live full, healthy and happy lives.
I see every house built through this strategy, every tenancy sustained, every repair completed on time,
as a brick in the foundation of our community, and a symbol of our enduring commitment to making
Hounslow a place and home for residents to be proud of living.

Cllr Lily Bath
Lead Member for Housing
and Social Inclusion
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Section 1:
Executive Summary
OUR VISION

“We want to create stable communities of thriving
neighbourhoods with good opportunities for people to work
and live in, and which offer housing choices for all people at
all stages of their lives at prices they can afford”
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Over the last four years, housing services have been the
target of significant legislative and policy change. This
has included the new Homelessness Reduction Act 2017,
enhanced fire safety regulation after the Grenfell Tower
fire and a new approach to resident engagement in the
Social Housing Green Paper to name just some of the
major changes we have faced. It has been a period in
which services and structures have been adapted to meet
these challenges, with housing services brought back into
Council management followed by the transformation and
establishment of a new Hounslow Housing department, we
have maintained our focus in wanting to create a modern,
flexible and efficient housing service offer for our residents.
As we move forward, we know Hounslow is growing,
in terms of its population, housing stock, economy, and
its ambition. Over the next four years, we expect further,
and greatest transformation will arise not only from law
or policy, but from the changes in the borough’s built
environment and demographic profile caused by the
success of our achievements. This strategy sets out how the
housing service will drive and support that growth, with
its ambitious pledge to build 5000 new affordable homes,
and a range of service innovations designed to keep
on improving our resident housing offer and effectively
manage its impact on our residents and services.

 Residents are at the heart of what the Council does
 People are living in good homes and pleasant
neighbourhoods
 Residents receive the right help and support
 Businesses flourish and local people enjoy good
quality jobs
 Residents are healthy, active and socially connected

Our aspirations for housing are closely linked to the
Council’s corporate and wider aspirations for the borough,
which aim for Hounslow to be a place where:

To meet these broad corporate goals, we have set five
strategic objectives for housing services to achieve over the
next four years.

The need for housing is fundamental to the health and
happiness of all our residents and whilst we are legally
obliged to provide many of our housing services, over
the next four years we will strive to deliver more than is
required. We will do this through building innovation into
our ways of working, and finding efficiencies to generate
more investment in services. In this updated strategy,
we again present an integrated approach to investing in
and managing our estates, the supply and demand for
housing, and the various supportive services we deliver
in partnership with health, social care and the benefits
service so that these service innovations can continue. We
believe firmly that the cross-cutting approaches we piloted
in our last strategy in relation to housing support, financial
inclusion and rehousing, have played a major part in the
successful delivery of the targets we set four years ago. We
expect to continue along this path.

OBJECTIVE ONE

To reduce homelessness and tackle its causes and consequences

In relation to this objective, we intend to:
 Fully embed the Homelessness Reduction Act
2017, and build on our existing successes in preprevention and commit to reduce homelessness
even further.
 Focus on ICT and digital enhancements to
improve management reporting and the customer
experience.
 Use front line Personal Housing Plans – to plan and
build the financial capacity of housing applicants
 Encourage the use of the Housing Register to
applicants at the pre-prevention and prevention
stages of application, highlighting the relative
advantages of applying for social housing without
accessing Temporary Accommodation.

 Reduce the unit costs of Temporary
Accommodation and manage the new demand
created by the HRA 2017.
 Target rough sleeping and single homelessness in
the borough, focussing on prevention of Rough
sleeping and providing a range of housing options.
 Continue to work closely with Hounslow Job
Centre Plus so that customers who are at risk
of homelessness or rough sleeping are promptly
supported by linking directly with Council services;
continue our partnership by co-locating Officers at
JCP every week to support vulnerable residents.
 Continue to build integrated and joined up
service responses to housing need through robust
partnerships with colleagues in health, social care,
the police and the voluntary sector.
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OBJECTIVE TWO

To provide a choice of high-quality housing for people at all stages of their lives at
prices they can afford

In relation to this objective, we intend to:
 Secure the delivery of the council’s housing
building programme pledge of 5000 new homes.
 This includes 3,000 homes to be delivered at social
rents or the Mayor’s London Affordable Rent, with
the remaining homes to be delivered as shared
ownership or other intermediate housing, such as
the Mayor’s new London Living Rent.
 Deliver our pledge through several work streams
and partnerships to ensure we achieve our target of
delivering truly affordable homes in the borough.
 1,900 new homes constructed in partnership with
Housing Associations, of which 1,190 social rent
and 710 shared ownership.

 Implement the stringent Hounslow definition of
affordability for new developments, requiring
affordable rents to be no greater than 70% of the
market value.
 Provide homes for social rent as part of the Council’s
own House Building Programme to be managed
within the Housing Revenue Account, with a target
set for developing a minimum of 600 homes.
 Maximise innovative small-scale new housing
developments on Council owned land, including
infill garage and parking sites, conversions of storage
spaces, sheds and obsolete facilities like office rooms
to new housing, to deliver up to 500 new homes.

OBJECTIVE THREE

To raise housing quality and standards across tenures enhancing local areas and
supporting thriving communities

In relation to this objective, we intend to:
 Increase our Resident Satisfaction by putting tenants
at the heart of everything that we do, taking pride in
how we deliver services and maintain our properties.
 Sustain 100% compliance on Fire Risk Assessments,
with the results of each FRA publicised, and
feedback given to residents on completed actions.
 Maintain 100% compliance on all health and
safety indicators, including gas servicing, boiler
maintenance, asbestos and legionella management.
 Deliver our ambitious Fire Safety and Estate
Improvement programme, making sure that all our
estates adhere to the highest quality standards.
 Develop a community centred approach and estate
regeneration investment that creates a bigger
impact for residents on our estates, and links
where possible to local increases in new supply
and the wider corporate objective of building great
neighbourhoods.
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 Improve our Estates through an enhanced and
resident-led Estate inspection process, and introduce
digital recording and reporting of communal repairs.
 Increase the supply of private sector accommodation
by targeted enforcement activity.
 Sustain tenancies and licences through supportive
interventions in the HMO sector, and act rapidly
to constructively address poor conditions in HMOs
where people’s health and safety is at risk.
 Consult residents and expand the current HMO
licensing scheme.
 Extend our range of supportive activities through
the Landlords Forum, and continue to engage on
key issues of housing quality and Welfare Reform.
 Ensure that Council’s tenants receive advice and
assistance regarding financial management, debt
and access to benefits to mitigate the impact of
Universal Credit and Welfare Reform.

9

Building Homes, Building Communities

OBJECTIVE FOUR

To support our communities to live independently by promoting health and wellbeing

In relation to this objective, we intend to:
 Develop further the use of Personal Housing Plans
to divert vulnerable housing applicants to supportive
services and to ameliorate the risks of delayed
discharge from hospital and street homelessness
amongst vulnerable applicants.
 Provide tenancy support at the point of letting and at
times of crisis for people in Council housing.
 Maximise and make the most use of adapted
properties that become available to ensure that these
are retained to benefit those in need of an adapted
home and reduce their waiting time. Use the Linkline
service as the foundation for new digital services to
older and vulnerable residents,

with telecare delivered through phone, internet and
community television.
 Develop the hub model of sheltered housing to
include activities specifically designed to attract
older people from the wider community and address
social exclusion and loneliness amongst the aging
population. Feedback and utilisation will be measured
and used to plan an expanding range of activities.
 Expand the current offer of Extra Care Housing by
opening “Bristol Court”, a new 94-unit scheme
that will include properties for those with physical
disabilities, support needs including Dementia and
Learning Disabilities suites.

OBJECTIVE FIVE

To create a cleaner, safer and greener living environment

In relation to this objective, we intend to:
 Improve and maintain quality standards in Council
housing and in the private rented sector.
 Develop an HRA Asset Management Strategy which
takes into account HECA improvements across estates
and sets out a strategic approach for investment that
meets current and future housing needs.
 Coordinate investment in Estate roads and CCTV
with the corporate strategy, and complete a
programme of capital works on Estate infrastructure.
 Implement the Estate Impact approach to capital
investment and evaluate through resident
satisfaction measures.
 Reduce Anti-Social Behaviour (ASB) on housing
estates through the analysis and deployment of
housing officer intelligence, and by referring more
serious cases appropriately to the specialist team.

 Address the emerging problems of managing
the consequences of other boroughs actions in
particular relating to incoming troubled families and
travellers.
 Reduce fly-tipping through multi-agency actions and
closer engagement with affected communities.
 Reduce noise nuisance through the extended
seven-day service, and evaluate the effectiveness of
weekend working.
 Work with partners in highways to implement fully
the centralised CCTV management structure and
agree joint outcomes for the new service.
 Extend the current arrangements of estate Police
Officers and strengthen their focus on tackling
crime and Anti-Social Behaviour in our estates.
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Delivery - Our key achievements
We have successfully delivered on the key commitments that we made to our residents in our previous strategy ‘Building
Homes, Building Communities’. In 2014, we were convinced of the need for more new homes in Hounslow to meet
the demands of a growing population. We were also wrestling with the effects of welfare reform on social housing and
private rented sector tenants, predicting correctly that this would increase demands for social housing, and require support
to be made available to those suffering as a result of austerity. At the same time, we expressed our commitment to
make Hounslow’s estates great places to live. Since we published our Housing Strategy 2014-2018, we have made some
significant improvements in our priority areas. Our key achievements are highlighted below:

Delivered our housing pledge of 2,500 homes – including the redevelopment and extension
of pitches in our only gypsy and travellers site “The Hartlands”.

Tackled homelessness: our focus on tackling the root causes of housing insecurity has reduced
homeless acceptances by more than 60% from 624 per annum in 2013/14 to 247 in 2017/18,
and increased annual average homeless preventions by more than 30%.

Reduced the use of temporary accommodation: from over 1100 households in 2014 to less
than 600 in March 2019, with further reductions anticipated through innovative approaches to
pre-prevention. We also eliminated the use of long-term bed and breakfast for families, and have
ensured that this unsuitable accommodation is only used to manage short term emergencies in
line with the national target.

Reduced rough sleeping: from 32 in the 2014 rough sleeping count to 18 in the November
2018 count by using outreach services to identify rough sleepers and offering a range of targeted
interventions.

Increased housing supply: we have secured 3,297 social/affordable rented homes and shared
ownership units, including new Council housing, exceeding the Pledge to build 3000 affordable
units set in the strategy.

Made better use of our existing stock: we have tackled under-occupation in our own
properties with 142 larger properties released for letting through our dedicated tenant incentive
schemes. We have reduced void turnaround from over 79 days to an average of 20 days, making
lettings to new tenants more efficient and maximising rental income to the housing revenue
account.
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Ensured 100% of our homes meet decent homes standards: every year since 2014 we have
replaced around 300 kitchens and bathrooms, making sure all of our tenants live in warm, safe
and decent homes.

Delivered a high-quality repairs service: carried out 32,000 repairs a year; 24,000 of which
were in response to a resident’s request for help and 8,000 of which were programmed to fix
longer- term issues with residents’ homes. Resident satisfaction with our repairs service is now
above that of most other London boroughs.

Improved our offer to Leaseholders: We established the Tenants, Leaseholders, and Sheltered
Tenants Joint Consultative Committee (TLSTJCC) and made a clear public commitment to provide
clear and accurate bills for capital works. We have introduced a range of flexible payment options
to help leaseholders manage their finances where major works take place.

Tackled disrepair and poor practice in the private sector: we have identified 200 dilapidated
empty properties for action, returned 9 of those to use and forced repairs to another 35
properties. More than half of the borough’s HMOs are now formally registered with us, and we
have set up a Landlords’ Forum to encourage information sharing and best practice.

Supported vulnerable residents: we have opened two new Sheltered Schemes and moved
our older persons service to a ‘hub and link’ model, making support available to a much wider
group of older and disabled people using traditional wardens and digital technologies. We have
introduced measures to support those suffering through austerity to include in-depth housing
and welfare benefit support delivered to more than 600 residents.

Responded quickly to ensure fire safety across our estates – following the Grenfell tragedy
we took immediate action to keep our tenants safe and removed the ACM cladding at Clements
Court and further embarked to deliver fire safety and estate improvements across the Borough.

Transformed our Resident Service offer: we have brought our landlord services back into
Council management, improved the visibility and customer focus of housing staff, and sought to
embed our neighbourhood management in wider networks of Council service provision. We have
worked closely with community safety and resident engagement to make sure housing services
are at the foundation of Hounslow’s communities.

Housing Strategy 2019-2024
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Section 2:
Continuing our Journey

Refreshing our Housing Strategy
In 2014, our four-year housing strategy set out the
programme of change that placed housing services at
the centre of Hounslow’s drive to build stronger, more
sustainable communities. ‘Building Homes, Building
Communities’ emphasised the vital contribution good
housing would make to thriving communities, by creating
pleasant, green and safe neighbourhoods, and making
sure each resident was able to access quality housing
according to their needs.
The strategy was devised in an atmosphere of austerity,
with central government demanding wholesale spending
and service reductions, and welfare reform causing equally
drastic reductions in the level of support available to the
most vulnerable and insecure residents. Our response
was to redouble efforts to protect residents and nurture

Housing Strategy 2019-2024

communities through a closer integration of housing
services with complementary services in the Council, and
a much greater focus on creating cross-sector partnerships
to face these unprecedented challenges. We promised
to listen to residents, improve services and work towards
providing all Hounslow residents with a good quality home.
This new Strategy continues that journey with an
ambitious vision for the next four years and a work
programme that builds on the successes of the last
four years, focusses on the improvement of all our
services, and once again emphasises the need to
engage openly and honestly with Hounslow residents.
We give prominence to the reduction of homelessness,
signalling our commitment to use the new statutory
framework of the Homelessness Reduction Act 2017
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Shaping Hounslow Together
Since 2014, increased resident satisfaction with their estates and improved housing performance on all key
indicators suggests that the decision to place housing services under the direct management of a strong and
responsive Council team has reaped substantial dividends.
Our new strategy coincides with further organisational transformation in the shape of the established Lampton
Facilities Management 360 (LFM360) and branded as Coalo. Wholly owned by the Council and established in 2017,
Coalo has and continues to deliver despite the challenging financial climate. It is committed and has high ambitions
for the service it delivers on our behalf and will exploit and identify significant opportunities and potential, for
leveraging value for money and improved service delivery for tenants and leaseholders on behalf of the Council.
In April 2019, all council services moved to a new, state of the art headquarters, providing an opportunity
for further efficiencies, better customer service and closer partnerships between departments. This illustrates
the continued journey towards smarter, more effective service provision through close partnership, strong
management and innovations in structure and service design. In the life of this strategy we intend to use the
advantages of “worksmart”, providing a flexible, modern housing service that better responds and fits with our
residents’ needs and support.

to change the culture of our assessment services and
deliver better outcomes for all who seek our help. A
growing recognition of the housing crisis on the national
stage and in the new London Housing Strategy opens
further opportunities to fund and build Council housing
as well as enabling new homes to rent and buy in
partnership with housing associations. In response, our
new Housing Pledge captures Hounslow’s commitment
to continue to deliver on housing and create 5000
affordable new homes of varying tenures in the borough.
We remain committed to building clean, green and safe
neighbourhoods though better landlord services, and a
promise to residents to provide a beacon of good practice
to other landlords in the borough. Finally, in relation to
all these vital areas of work, we intend to speak clearly,
openly and honestly with residents through a corporate
team with much wider responsibilities for making sure all
Hounslow services not only reflect local needs but capture
resident aspirations for their communities. In the course
of this strategy, we are committed to moving towards a
new relationship between Council and residents as placeshapers and co-creators of the borough, where residents
are closely involved in building Hounslow’s identity
as both a gateway to London and a home to vibrant,
healthy and diverse communities.
Our aspirations for housing are closely linked to the
Council’s wider aspirations for the borough, set out in
the Corporate Plan 2019 -2024, and captured in the
targeted outcomes set for the next four years. By 2024,
Hounslow will be a place where:
 Residents are at the heart of what the Council does

 People are living in good homes and pleasant
neighbourhoods
 Residents receive the right help and support
 Businesses flourish and local people enjoy good
quality jobs
 Residents are healthy, active and socially connected
By 2024, Hounslow will look significantly different as a
result of changes brought by housing and regeneration,
whilst the Council will be transformed by new
service models, the expansion of digital channels for
transactional services, and by its turn toward residents
as partners in shaping the future of the borough. The
desire to work better together is a consistent theme
emerging from this strategic review, which highlights the
many ways in which great partnerships will ameliorate
the practical and financial challenges Hounslow will
undoubtedly face over the next four years. It explains
how resources will be maximised by working with and
through robust partnerships and explores how Hounslow
Housing will support colleagues in planning, health, and
social care to deliver their equally challenging agendas. In
this strategy, we make a clear commitment to improving
our digital offer to support a more modern, accessible
approach to public services that places residents at the
heart of everything we do. In all areas of our work, we
set challenging targets with the intention of meeting
them through tenacity, creativity and through pooling
talent and ideas to get the best results for our residents.
Despite what are undoubtedly difficult conditions, we
intend to continue our efforts to support individual
residents, build even more homes and make our
communities even stronger.

Housing Strategy 2019-2024
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Strategic Objectives
We will realise our vision for the borough by
delivering against five strategic objectives. In this
combined housing strategy, we place the reduction
of homelessness by prevention and pre-prevention
measures as our first objective, reflecting the primary
importance attached to embedding the new legal
framework and guiding principles of the Homelessness
Reduction Act 2017 into our front-line services. Our five
strategic objectives are:

OBJECTIVE ONE

To reduce homelessness and tackle its
causes and consequences

OBJECTIVE TWO

To provide a choice of high-quality housing
for people at all stages of their lives at
prices they can afford”

OBJECTIVE THREE

To raise housing quality and standards
across tenures enhancing local areas and
supporting thriving communities

OBJECTIVE FOUR

To support our communities to live
independently by promoting health and
wellbeing

OBJECTIVE FIVE

To create a cleaner, safer and greener living
environment

Demography and Economy
Since our first combined Homelessness and Housing
Strategy in 2014, our communities have developed in
line with our broad projections. Hounslow’s population
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has continued to grow, and the profile of household
formation increased. This upward trend is expected
to continue through the period of the next strategy,
placing further pressures on the local housing market.
The following key facts illustrate how changes in
demographic profile will affect the housing market over
the term of this strategy.
 The number of residents in Hounslow currently is
278,964, an increase of approximately 4.6 % since
2014. This upward trend is expected to continue,
with a similar rate of increase predicted between
2018 and 2023.
 Population growth means housing shortages will
remain a prominent feature of life in the borough,
demanding more units of accommodation and a
need for various property sizes, housing tenures and
affordability levels.
 According to the 2011 census there are 97,274 homes
in the borough, an increase of 13% since 2001.
 An increasingly youthful population will create greater
demand for larger family homes, whilst a decrease in
the number of young adults could potentially reduce
demand for smaller private sector rented units. In the
short term, however, the Homelessness Reduction
Act 2017 has driven an increase in the number of
single people seeking help from the Council, and thus
created a need for single units.
 Hounslow’s population is aging and the number of
people over 60 increasing. This will create additional
demand for properties suitable for people who may
experience issues with frailty or mobility, and for the
frail elderly over 85 group a need for high-quality
sheltered housing.
 Hounslow’s position as the gateway to London and
the Southeast makes it an attractive destination for
migrants, with the 2011 census showing 57,613
migrants who entered the UK between 2001
and 2012 live in Hounslow and a further 52,300
residents who were not born in the UK but entered
before 2001. With such a high proportion of migrant
residents, demand for private rented property of all
sizes is likely to remain high.

The difficult economic climate reported in 2014 has
continued to affect the housing market, with wages
failing to keep pace with house prices, and firsttime buyers still struggling to gain a foothold on the
housing market. Hounslow’s relatively high level of
economic activity is accompanied by labour market
profile characterised by lower waged and insecure
employment. In the last strategy, we reported on the
effects of Welfare Reform on our borough, highlighting
the difficulties caused by the withdrawal or reduction

15

Building Homes, Building Communities

of benefits from our poorest residents. Whilst inner
London boroughs have generally reduced deprivation
levels, there has been a slight increase in Hounslow
thought to be directly attributable to welfare reform.
 The economically active population in Hounslow
increased between 2011 and 2018 roughly in line
with the increase in population. In 2018, there were
146,400 people aged 16 to 64 in employment,
7,700 actively looking for work.
 The gross median wage of £28,593.60, is some
£3000 higher than other outer London boroughs
but around £6000 per annum less than the London
median wage.
 There are 33,600 economically inactive residents aged
16 to 64, being either retired, full time students, sick
or disabled, or caring for children or relatives.
 Around one-fifth of employment in Hounslow
depends on a supply chain to Heathrow, making EU
exit a matter of particular concern for the Hounslow
economy.

 Hounslow ranked 151st out of 326 local authorities
in the 2015 Index of Multiple Deprivation (IMD), with
levels of deprivation slightly increasing as evidenced
by sixteen areas being classified in the 20% most
deprived in the country in 2015, compared to twelve
areas in 2010.
The difficult economic climate reported in 2014 has
continued to affect the housing market, with wages
failing to keep pace with house prices, and firsttime buyers still struggling to gain a foothold on the
housing market. Hounslow’s relatively high level of
economic activity is accompanied by labour market
profile characterised by lower waged and insecure
employment. In the last strategy, we reported on the
effects of Welfare Reform on our borough, highlighting
the difficulties caused by the withdrawal or reduction
of benefits from our poorest residents. Whilst inner
London boroughs have generally reduced deprivation
levels, there has been a slight increase in Hounslow
thought to be directly attributable to welfare reform.

The economically active population in Hounslow increased between 2011 and
2018, roughly in line with the increase in population. In 2018, there were 146,400
people aged 16 to 64 in employment, 7,700 actively looking for work.

The gross median wage of £28,593.60, is some £3000 higher than other outer
London boroughs but around £6000 per annum less than the London median wage.

There are 33,600 economically inactive residents aged 16 to 64, being either
retired, full time students, sick or disabled, or caring for children or relatives.

Around one-fifth of employment in Hounslow depends on a supply chain to
Heathrow, making EU exit a matter of particular concern for the Hounslow economy.

Hounslow ranked 151st out of 326 local authorities in the 2015 Index of
Multiple Deprivation (IMD), with levels of deprivation slightly increasing as
evidenced by sixteen areas being classified in the 20% most deprived in the
country in 2015, compared to twelve areas in 2010.

Housing Strategy 2019-2024
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Section 3:
National and Local Challenges

The National Context
Events over the last four years have propelled social
housing into the national spotlight, with a growing
recognition by central government of the long-term
effects of the extreme mismatch between the demand
for housing, particularly at affordable levels, and the
supply of affordable housing in public and private sectors.
In 2017, the appalling loss of life in the Grenfell Tower
fire brought health and safety issues in social housing to
national prominence, driving a fundamental review of
approaches to fire safety and stimulating a new debate
on the meaning of community engagement. Alongside
new developments on the national stage, an uncertain
economic environment caused by Brexit suggests the
need to do ‘more for less’ will continue to frame service
provision over the next four years. A sense of crisis in
public housing frames this year’s strategic context.

Housing Strategy 2019-2024

Legislation and Policies
 The new Homelessness Reduction Act
2017 shifted focus toward preventing
homelessness and the creative use of
alternative housing options to reduce
homelessness. This more holistic approach to
tackling acute housing needs broadly reflects
Hounslow’s pre-existing policy of supporting
independence and preventing homelessness.
 Our response to the Act builds on existing
good practice to further reduce the number
of people presenting to us as homeless and
the need for temporary accommodation.
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The Mayor’s Strategy

Local Partners and policies

The 2018 London Housing Strategy sets out the Mayor’s
London-wide plan for building new homes in the Capital.
The Mayor’s vision is inclusive of economic growth, with
every Londoner having access to a good quality home
that meets their needs at a price they can afford.

Hounslow’s Corporate Plan 2019-2024 places
community, neighbourhoods and residents at the heart
of Council policies and programmes. It highlights the
vital contribution of good quality, secure housing plays
in making sure residents enjoy a good quality of life,
in homes that work for them and in communities that
support and nurture them. Emerging from this broad
vision of a revitalised Hounslow are a number of critical
strategies and plans that will shape the landscape
of the borough and the Council over the next four
years. As examples, the new Hounslow Joint Health
and Wellbeing Strategy 2018-2022 sets the direction
for public health enlisting multiple partners, including
housing, to support efforts to keep all residents
healthy, happy and connected. The Hounslow Local
Plan provides an overarching planning framework for
the borough and includes directives around affordable
housing. The Customer Care Strategy highlights the
importance of involving residents in the design and
monitoring of services, as well as setting out a vision for
the development of a digital offer for residents. Within
housing, a new Rough Sleepers Strategy seeks an end
to street homelessness locally by providing wrap-around
services for rough sleepers that support their move into
safe accommodation. Each strategy and plan cover
different aspects of borough life but share a common
feature in their recognition of the need to work together
to build our communities in these challenging times.

Building new homes for Londoners takes top priority,
with the Mayor arguing that only largescale construction
can address London’s housing crisis in the long term.
Recognising the acute problems of affordability in London,
his aspiration is that half of those homes should be
genuinely affordable. With an ambitious London wide
target of 12,500 affordable homes per annum and a
£4.8bn in housing investment over the same period, the
Hounslow Housing Pledge to construct 5000 new units
in the same timeframe represents a major contribution to
meeting London’s housing need. In exchange, Hounslow
expects the support of the Mayor’s Office in releasing or
enabling the release of more land for new homes, and
supporting the allocation of GLA funds to new build
schemes in borough, as well as technical support in
scrutinising private sector offers when and if housing led
regeneration is considered a viable route to better supply.
The Mayor also highlighted the need for high quality, safe
and sustainable homes and neighbourhoods in the light of
the Grenfell tragedy, and raised urgent questions in relation
to the safety and design of some existing buildings, and the
scope and enforcement of safety regulations.

A BETTER BOROUGH FOR EVERYONE
Improved leisure facilities
and town centres

New schools

Better access to
health services
Better transport links
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Section 4:
People and Properties
Age

The evidence base
Previous sections have demonstrated that the economic,
political and legal context for this strategy is one of
change, opportunity and challenge. Our response to these
challenges must be firmly rooted in a clear understanding
of residents’ housing needs, and an equally clear picture
of the current housing market. This section drills deeper
into the borough profile to analyse potential changes in
demography and the housing market, to establish a sound
evidence-based foundation for the next four-year strategy.

People
The trend toward population growth is set to continue
for the duration of the current strategy (Fig 1),
notwithstanding the as-yet unquantifiable impact of
Brexit on the migrant population. More people potentially
exacerbate the mismatch between demand and supply of
housing in the longer term, and in the short-term drives up
purchase and rental prices at all levels of the market.

Housing needs are directly linked to the age profile of
residents, with different generations requiring different
types of housing and holding different tenure-based
aspiration. In Hounslow, we expect the increased number
of children and adults aged between 30-59 will create
demand for larger family homes over the next four years
(Fig 1). The number of young adults between 18-29 is
projected to decrease by 1.1%, a situation that could
potentially diminish demand for smaller properties in
the private rented sector. In this area, however, London
wide affordability issues and the potential impact of
the Homelessness Reduction Act on demand amongst
vulnerable groups might be enough to offset this shift in
age profile (Fig 2). It is perhaps easier to predict the effect
of the increasing numbers of people over 60, and the
impact of the higher number of people falling into the
frail elderly category. Demand for sheltered and supported
housing amongst this group is likely to rise and informs
Hounslow’s integrated approach to providing solutions
to the aging profile that span-new sheltered facilities and
mobile and technological support.

Fig 1: Population Growth Hounslow 2018 to 2023
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Fig 2: Population by age group in Hounslow
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Migration
Proximity to Heathrow makes Hounslow a gateway to
London, and an attractive destination for migrants to the
Capital. The 2011 census confirmed the substantial impact
of migration on Hounslow’s population, with relatively
recent 57,613 migrants making Hounslow their home after
2001, and a further 52,300 residents born outside the
UK but settling before 2001. The youthful age profile of
migrants drives demand for small units and shared housing
in the private rented sector, although the many migrants
arriving with their families also creates a market for larger
privately rented properties. Migration enriches the borough
through an influx of economically active residents and adds
to Hounslow’s diverse and cosmopolitan population, but
migrants are vulnerable to poor conditions in the private
rented sector, with newly arrived residents more likely to
be concealed in poor quality housing and are at greater
risk of overcrowding. This Strategy addresses the negative
consequences of migration through enforcement activities
against unscrupulous landlords and better regulation of
the private rented sector.

Employment
A complex interaction of economic activity and
population growth exacerbates the affordability issues
that define Hounslow’s housing market. Between 2011
and 2018, the number of employed people increased
roughly in line with the increase in population. In
2018, there were 146,400 people aged 16 to 64 in
employment (Fig 3) and 7,700 actively looking for work.

45-59

2022
60-64

65-74

75+

Employment growth and greater numbers of people on
higher incomes is one factor driving increased house and
rental prices, making housing less affordable for the still
significant proportion of Hounslow households on low
incomes or benefit dependent. It is in this triangulation
of a shortage of affordable housing, higher economic
activity and low wages that the effects of Welfare Reform
have been most keenly felt and will continue to present
challenges to lower incomes groups in accessing housing.
Closer analysis of the local employment market suggests
that increases in the employed population have been
most evident amongst part time and self-employment
workers, the people most likely to be on moderate
incomes and in need of genuinely affordable housing.

Economy and business
The economic profile of Hounslow is heavily influenced by
its geographic location as the airport borough, and primary
international gateway to London, with Heathrow and its
related businesses accounting for around one-fifth of all
employment in the borough. This gateway location places
Hounslow at an enormous advantage in being the home
of large corporates, and the primary beneficiary of plans
to expand Heathrow Airport. These factors have already
driven the wholesale regeneration of Hounslow’s town
centre, and its relatively low level of dependency on public
sector employment. Disadvantages accrue in the effects
on housing affordability outlined above, pressures on
transport and other infrastructure, and the potential future
diminution of the ‘Heathrow effect’ as businesses seek
new more cost-effective models for head office functions.
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Fig 3: Numbers employed in Hounslow
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illness, disability or medical condition (2014/15) compared
to both London and England, reflecting the relatively high
proportion of economically active adults. Nevertheless,
suppressed demand for accessible accommodation,
adaptations and digital support is suggested by the 13.8%
of Hounslow borough residents who described themselves
as having a life limiting condition in the 2011 census.
129 major adaptations, including minor alterations were
completed in 2017/18, enabling people with disabilities to
remain independent in their own homes, but the demand
for adaptations cannot be met, with current waiting times
for the initial consultation with occupational therapist
running at 6 months and a full 12-month period expected
for any resulting adaptations to be completed.

Hounslow’s plans for regeneration predict significant
employment and housing growth at all levels of skills
and income. In support of a more mixed economy, our
Housing Pledge recognises the need for more executive
accommodation and larger family sized properties to
attract professionals and skilled workers to the borough.

Disability and Health
The prevalence of disabled persons in Hounslow indicates
a likely need for adaptations and specialised housing over
the course of the new Strategy. Hounslow has a lower
proportion of individuals diagnosed with a long-term

Fig 4: Statutory homelessness: rate per 1000 households
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Fig 5:
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Homelessness
247 households were accepted as homeless by the
Council in 2017/18, less than half the numbers recorded in
2012/13. In addition, 379 households had their impending
homelessness prevented or relieved in 2017/18, a third
of which were assisted to remain in their current home.
The rate of statutory homelessness in Hounslow (Fig 4)
was lower than the London average in 2017/18 and has
shown a significant decline in the life of the 2014 strategy.
Reductions in homeless have contributed to an
unprecedented reduction in the use of temporary
accommodation (TA), with the number of households
accommodated by the borough decreasing during the
life of our previous strategy. From a position of being
outside the national target of no families in bed &
breakfast accommodation for more than six weeks,
Hounslow now consistently meets the target. This
welcome reduction means Hounslow now has less than
half of the London average of households in TA at seven
per 1000 households compared to the London average
of fifteen, and a relatively small proportion of families
(7%) housed in out of borough accommodation in
March 2018. TA reductions have been achieved through
better preventative measures and a more controlled
approach to assessments.
These measures have been incorporated into Hounslow’s
approach to implementation of the HRA.
Families with dependent children account for between
half and two thirds of all homeless cases each year, with
pregnant women, and single vulnerable applicants being
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the next largest groups. The major cause of homelessness
in 2017/18 was loss of an assured shorthold tenancy,
mainly in the private rented sector, a factor directly linked
to welfare reform and the relatively low level of LHA in
Hounslow. Other major causes were parents, relatives or
friends no longer willing or able to accommodate family
members or friends, an indicator of significant levels of
‘hidden homelessness’ in borough. Violent relationship
breakdowns signalled the continuing problems of
domestic abuse and violence in Hounslow and the need
to tackle both the housing and health consequences on
the women and children affected. The graph (Fig 5) below
shows causes of homelessness over from 2014 to 2018.
Despite a reduction in the number of people sleeping
rough in Hounslow during the last strategy period, the
number of single people in unsuitable accommodation
and at risk of rough sleeping remains high. Most rough
sleepers had either alcohol, drug or mental health
problems and needed substantial support to access
and sustain stable accommodation. Complex problems
require intricate solutions, and the new Rough Sleeping
Strategy 2018 is designed to address both the bare
accommodation needs of street sleepers, and the
attendant problems that caused their homelessness and
potentially derail attempts to solve their housing crisis.

Domestic Violence
The prevalence of domestic abuse related incidents and
crime increased during the period of the last strategy.
Around 5300 mainly women called the police about
domestic abuse related incidents every year in the four-year
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period of the last strategy and more detailed reports from
health colleagues suggest an increase in severity. A key
health target for the borough is the reduction of exposure
of children to domestic abuse, given the 24% increase
in violent incidents relating to domestic abuse and the
doubling of referrals to the multiagency risk assessment
panel (MARAC) since 2013. Domestic abuse is a major
cause of homelessness in Hounslow, with over 80 women
accepted as homeless through domestic violence in the
last four years and features prominently in Hounslow’s
Joint Health and Well Being Strategy (2018). Effective and
compassionate assessments and a range of appropriate
housing options, including refuge provision, are integral to
Hounslow’s implementation of the HRA.

Health and wellbeing
In 2016/17 only 56.8% of adults were found to be
physically active, significantly fewer than in England and
Wales. Life expectancy has increased dramatically in
the borough, with the average woman living four years
longer today and the average man eight years longer, but
health inequalities are severe with a ten-year gap in life
expectancy between the poorest and wealthiest parts of
the borough. Obesity and lack of physical activity continues
to be a significant issue, with other 120,000 Hounslow
adults estimated to be overweight, and nearly a third of
all adults estimated to do less than thirty minutes exercise
per week. Housing has a key role in public health, not only
by maintaining property standards, but by contributing to
the availability of community-based exercise facilities, and
environmental improvements, and in measures to support
all residents to live independently.

Properties
Of the 97,274 dwellings in the borough at the time
of the 2011 census, 35% were flats, 29% were semidetached and 23% were terrace homes. This section
identifies the main features of this property profile and
the pressure points for housing development.

Tenure
Approximately half of Hounslow’s households are home
owners, with single people representing the highest
proportion of householders in Hounslow at 27% (Fig
6). The latest Household survey suggests that 77%
of properties are privately owned with the remaining
23% owned either by the local authority or a registered
provider. Hounslow has seen considerable growth in
the private rental sector in Hounslow with 31% of the
population living in private rental property in 2014,
higher than the London average of 27% and the ninth
highest of all 32 boroughs. It appears, however, that the
number of private tenancies let to those claiming benefits
to help with their housing costs is reducing, a matter of
concern given the high proportion of households with
dependent children that already rely upon this tenure,
and the centrality of private rented solutions under the
new assessment regime of the Homelessness Reduction
Act. There has also been growth in the proportion of
social housing tenures, which now constitute just under
17% of the borough’s housing stock an indication of
Hounslow’s success in generating net increases in social
housing in the borough.

Fig 6: Housing by tenure in Hounslow
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House Price to Income Ratio

Fig 7: Ratio of median house price to median annual residence-based earnings 2002-2017
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House prices and Affordability
Affordability issues are illustrated by the massive increase
in average house sale prices of 37.8%, from £292,300 to
£395,000 between 2011 and 2017. The typical two-person
salary in Hounslow is less than £60,000, making home
ownership out of reach for the majority of the borough’s
residents. A similar increase in rental prices occurred in the
same period, with rents rising by around approximately
33.3% from 2011 to 2017. A typical household now needs
an income of over £38,000 for a rental at the lower end
of the rental market, where the average two bedroomed
property will fetch around £1,275 per month. Housing
costs for larger unit homes in Hounslow have remained
in line with the outer London average and significantly
cheaper than in neighbouring boroughs, but the rental cost
of smaller units is now significantly above the outer London
average and more consistent with those of neighbouring
West-London boroughs. Despite the Government’s drive to
increase access to small rental units through the ‘Rent-aroom’ initiative, rising prices and reducing benefits threaten
to increase housing need amongst single people, couples
without children, and parents of very young children over
the duration of the next housing strategy.
The greatest challenge to housing need since 2014
has been the further reduction in the affordability of
accommodation in the borough (Fig 7). Housing is
increasingly expensive for people across a range of income
levels, but particularly for those living in London. In
England, the median house price to income ratio increased
from 5.8 in 2002 to 8.6 in 2017. In Hounslow, over the
same period, the affordability ratio increased from 7.9 to
13.8. With a ratio of prices to earnings of nearly 14.1 in

London

England & Wales

Hounslow, home ownership without significant subsidy is
beyond the reach of most Hounslow residents. To illustrate,
a couple on average incomes would need to borrow six
times their salary to afford a mortgage after finding a
minimum deposit of 10%, whilst a single person would
have to borrow nine times a median salary to enter the
housing ladder. On this measure, Hounslow’s profile reflects
the London wide housing crisis, in which large tracts of the
indigenous population are effectively priced out of the city.

Property size
Most new homes built in Hounslow between 2010 and
2017 were flats rather than houses, and were typically
one or two-bedroom properties, leading to a decreasing
proportion of family sized properties between 2010 and
2017. The increase in professionals migrating into the
borough will generate demand for larger properties, a
fact demonstrated by the indication of a greater need for
three and four-bedroom homes in the 2016 Hounslow
Housing Market Assessment (SMHA). In 2015, the Local
Plan stated both one-bed and three-bedroomed properties
should each form a 25% proportion of new build in the
borough, but housing delivery during the last strategy
period remained skewed toward smaller properties due to
the long pipeline of properties under construction.

A Better Environment
Housing has a key role to play in creating a clean and green
environment in the borough and contributing to tackling
climate change and poor air quality by reducing emissions,

Housing Strategy 2019-2024

24

Building Homes, Building Communities

increasing energy efficiency, and sustaining Hounslow’s
green spaces. Across England, housing conditions have
improved significantly, with the proportion of homes with
central heating increasing from 80% to 92% between
1996 and 2016, an indication of a substantial reduction in
emissions from fossil fuels and individual heating systems.
In Hounslow, standards in Council housing have been
sustained throughout the duration of the last strategy and
continue to form a key target in this revision. In terms of
investment in Council stock and in new developments,
sustaining green spaces for environmental and public
health purposes is considered a planning requirement. The
Council’s Planning Policies seek to consider these matters
in assessing new development proposals. Environmental
improvements are incorporated into all new developments
with housing initiatives.
The Council is also working towards improving the
energy efficiency of the new homes we build and are
working on targeting both passivhaus and zero carbon
properties where such standards can be achieved at
reasonable cost. The Council will explore how new
and emerging technologies can be introduced into our
specifications for new homes.
Due to the climate emergency, the Council is now
looking to working with the GLA and Mayor with a view

to supporting the Mayor of London’s 1.5C Compatible
Climate Action Plan.
Additionally, the Council’s Planning Policies seek to
address the risks set out in the report “Climate Change
Risks for London”.

Imbalances
Hounslow’s housing strategy must address issues and
imbalances that arise either from the disjunct between
available properties and the resident population, or from
stock management issues arising in both the public and
private housing sectors, or from public policy initiatives
such as welfare reform.

Overcrowding
Overcrowding in both private and social housing
continues to be a significant issue for a sizeable
proportion of Hounslow residents, driven by the pressures
of population growth and migration outlined above.
At the time of the 2011 census, there were 20,704
overcrowded households in Hounslow, an increase of

THE CHALLENGES RESIDENTS FACE

£40,000
is the average
wage in Hounslow

£72,000

is the average wage needed to pay
for a 2-bed home mortgage

11,000
residents have been adversely affected by benefit cuts

4,500
residents are currently living in overcrowded conditions
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34% from the 2001 figure, aligning with the increase in
average household size in the borough. Overcrowding
is technically defined as occupancy in which a couple
or single adult shares a bedroom, and where children’s
occupancy exceeds two per bedroom. These conditions
are three times more prevalent in the private sector than
in owner-occupied properties and four times more likely
to occur in social housing.
Over the period of the last strategy, Hounslow let
2,520 social housing units to priority households from
its waiting lists, with the largest group of properties
being one-bedroomed only. With access to larger
units of social housing limited by available supply, the
intractable problem of overcrowding in both public
and private sectors informs the shift toward the
provision of larger units of new-build accommodation
and the renewed focus on measures to free up larger
properties through management action in councilowned properties.

Under-occupation
A large proportion of council and housing association
properties are under-occupied, an issue highlighted
nationally by the introduction of the Social Sector Size
Criteria to limit housing benefit help to under-occupiers.
The number of tenants affected has fallen significantly
since 2013, from 1394 tenants to 630 tenants in
2018, a reduction of 55%. This suggests that stock
management initiatives have had an impact on levels of
under-occupation, but the effect could be overstated
due to the actions taken by benefit recipients to mitigate
the loss of benefit and keep their homes. The Council
has negotiated 127 under-occupation moves within its
own stock since the last strategy and will continue to
use incentives and support to free up larger units for
overcrowded families.

Void Management in Council Stock
Performance in managing void council properties has
been a great success in the last strategy period, with
properties now remaining empty on average for 20 days
between lettings in 2018, from the 2014 figure of 79
days. This turnaround places Hounslow as one of the
best performing boroughs in London and was achieved
by reducing time wasted handing the property between
teams and a more intelligent approach to packaging
remedial works at the same time, where possible. For this
strategy period further reductions in processing time will
be generated by close monitoring of the end to end voids
process. Shorter void turnaround means more lettings

and more rental income and a reduced risk of squatting
and ASB in empty council properties.

Empty Properties
Bringing empty properties back into use serves both to
improve neighbourhoods and address housing shortages.
At the time of the 2011 census 2,372 household
spaces in the borough remained unoccupied. Reasons
for leaving properties range from probate issues to
disrepair, making their management and return a matter
of individual scrutiny and bespoke packages of action.
Enforcement activities, incentives and grants for major
works are measures deployed to return empty properties
to occupation, and at any one time the Council works
with owners of around 250 empty properties to remove
obstacles from their return to the housing market. In
2017/18 the council returned 56 properties back into
occupation, and will continue to use its powers to
persuade, and where necessary coerce owners to make
the best use of their properties.

Homes in Multiple Occupation
Houses in Multiple Occupation (HMOs) are a valuable
source of housing in the private sector, with over 1,000
formally registered in the borough and an estimated
10,000 HMOs existing in total. Their registration and
regulation by local authorities has long formed a
substantial element of duties to regulate private sector
housing. Larger HMOs are subject to mandatory licensing
but local authorities are able to set their own minimum
criteria to reflect local needs. Whilst invaluable to housing
supply, HMOs are also the location of some of the poorest
housing conditions in Hounslow, in terms of housing
quality, overcrowding and management practises. For the
duration of the last strategy, Hounslow used their powers
to tackle these issues by registering all properties of two or
more storeys with four or more occupants, badly converted
properties, properties with poor facilities such as heating
and water, and properties that breached health and safety
standards. In 2018 the national definition of an HMO was
extended to include all houses with five or more occupants
from at least two unrelated households irrespective of the
number of storeys in the property, and to incorporate a
minimum room size for HMO lettings.
This strategy recognises the value of the HMO sector
in providing affordable accommodation to the young,
mobile Hounslow population, and notes their potential
contribution to meeting the needs of single homeless
people under the Homelessness Reduction Act. At the
same time, the regulation and management of HMOs
remains a high priority for private sector enforcement
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activities, with a plan of action that balances the need for
affordable privately rented housing, and the concomitant
necessity for that housing to be safe and secure. Where
possible a negotiated approach will be adopted to
improve standards in the sector. But enforcement powers
and legal action will be used to force landlords to adhere
to basic standards should they fail to cooperate.

Anti-poverty
In the last strategy, the effects of Welfare Reform were
anticipated to drive more Hounslow and London residents
into poverty and included measures to address the loss
of income amongst the poorest and most vulnerable
households. Though the worst effects of Welfare Reform
have been mitigated by previous initiatives to support
affected groups, there have been recorded rises in food
and fuel poverty across London and in the borough.
A new source of imbalance is located in the rise in
housing costs over the last four years, increases in fuel
and food costs as a proportion of income, and the steep
reductions in benefits effected through Welfare Reform
and reduced levels of local housing allowance (LHA). Such
fundamental changes require co-ordinated strategies that
equip applicants in crisis with the skills and capacity to
manage future shocks and increase their income. Over
the next four years, we intend to work with corporate
colleagues to develop our local housing approaches into
a comprehensive corporate anti-poverty strategy. Locally,
we have used holistic approaches in our financial inclusion
team. We offer direct advice on money management
and financial health, and have procured a more specialist
debt advice to help those whose situation threatens
their housing security and health. Tackling fuel poverty is
inextricably linked to our wider objectives to reduce CO2
emissions in Hounslow, and we are incorporating energy
and debt advice into our front-line offer, as well as working
with Groundwork UK to support the greening of homes
in the private sector. We also recognise that our own
Foodbank as well other similar resources that exist across
the borough can become stretched and will work jointly
with our Public Health colleagues to promote healthy
cooking and improving basic skills and awareness.

Conclusions
The evidence base presented in this strategy suggests
that Hounslow’s gateway position for businesses and
migration, the vibrancy of its economy and the relatively
large private rented sector will continue to drive
population growth over the duration of the next strategy.
It confirms that the critical housing issues facing the
borough will be:
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 Housing affordability, with costs of renting and
home-ownership placing much available housing
out of reach to the average borough resident.
Affordability was ranked by Hounslow residents as the
third most important issue facing the borough in the
latest Resident’s Survey and is recognised as a high
political priority for the Council. In this document,
strategic measures are directed at increasing the
supply of housing through building new homes at
each level of affordability and making the best use
of existing stock. For individual residents, support in
upskilling, gaining employment and accessing benefits
will remain central to both the landlord and housing
and independence service.
 Housing Mix, in terms of tenure, price, property
size, and accessibility. The largest area of population
growth is projected to be couples without dependent
children, and households of elderly single persons
and couples. Larger households in HMOs are also
projected to increase, and families with children are
projected to grow in size to become the largest group
by 2034. In the short term, single households are now
entitled to direct assistance under the Homelessness
Reduction Act, increasing the need for access to
quality single accommodation in the private sector and
bespoke social housing provision. This suggests that,
notwithstanding the immediate needs generated by the
HRA, longer term build priorities must shift toward new
two and three bedroomed units at a variety of price
points, along with provision of older persons support
and housing. The aging population and prevalence
of disability also suggests that a continuing need for
adapted or adaptable lifetime homes.
 Housing quality, particularly in private sector
dwellings. More than a third of Hounslow residents
live in private rented accommodation, a higher
proportion than the London average, and the 9th
highest of all London boroughs. This large pool of
relatively flexible and accessible accommodation is a
vital corollary of Hounslow’s economy, but is also the
sector most prone to lapses in quality standards. This
review reveals the vital contribution of the private
rented sector to Hounslow’s economy but confirms
the pressing need for oversight, education and
enforcement to address outstanding quality issues
in the private rented sector. The Council has direct
responsibility for the homes of nearly 13000 tenants
and 3000 leaseholders on its estates and aims to use
its position as the largest landlord in the borough
to provide a beacon of good practice. This holistic,
cross tenure approach to stock management informs
this document, and provides a framework in which
imbalances and structural problems can be addressed.

OBJECTIVE ONE

To reduce homelessness
and tackle its causes and
consequences
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PREVENTION IS AT THE HEART OF WHAT WE DO

EARLY
IDENTIFICATION

ENGAGEMENT

PREVENTION

SOLUTIONS

SUPPORT

Our Approach
The decision to bring our homelessness and housing
strategies together in 2014 initiated a transformation
in homeless services that improved the management
of homelessness. In 2014 we faced rising levels of
homelessness and households living in Temporary
Accommodation (TA), and were not meeting the
Government’s critical bed and breakfast target of
ensuring families never spent more than six weeks in
unsuitable bed and breakfast accommodation. We began
our prevention journey by integrating housing and social
care strategies, and infusing both with the principles
of empowerment, early intervention, and a clear
understanding of the close connection between lasting
housing solutions and access to support and social
care. Since then, new approaches to addressing the
causes of homelessness and tackling its consequences
have delivered impressive reductions in homelessness,
increased homeless prevention, and made sure the
government’s target for limiting family placements in bed
and breakfast to less than six weeks is consistently met.
The Allocations Policy has been reviewed and simplified,
allowing us to explain to applicants much more clearly
how the pressures on Hounslow’s stock have created a
huge backlog of people waiting to be housed.
The major task of this strategy is to integrate the new
Homelessness Reduction Act 2017 into our pre-existing
approaches while keeping the highly successful pre-
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preventative approaches that have delivered substantial
reductions in homelessness in Hounslow. The new law
effectively gives legal heft to locally tried and tested
prevention and reduction initiatives and places a far
greater priority on users finding their own housing
solutions. In a similar vein, the Care Act 2015 has
refocussed social care services toward a more usercentred approach to care planning. Together, these two
statutes create a legal framework that shifts support
and housing services toward common outcomes
of prevention, collaboration, early intervention
and supporting individuals to take ownership and
responsibility for resolving their own care and housing
needs wherever possible.
HRA legal reforms now sit side by side with cultural
transformation in Hounslow’s services to homeless and
vulnerable housing applicants effected over the last four
years, offering a further opportunity to use the tools
we have already successfully developed to reduce levels
of homelessness in the borough. Presenting homeless
reduction as our first priority, this strategy signals
our intention to continue this journey of support,
innovation and integration. Over the next four years we
will change permanently the culture of resident facing
homeless reduction services, deliver holistic, clientfocussed assessments, work with social care and health
partners to better integrate our front-door services, and
develop our ICT systems to provide better data, and
facilitate efficient assessments.
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Putting homelessness
prevention at the heart of
what we do
Crisis conditions in the London housing market present
every council with uniquely difficult challenges in reducing
homelessness. Shortages of affordable and specialist
housing, competition for temporary accommodation and
the relative insecurity of the private rented tenures combine
to create a chronic mismatch between the demand for
affordable housing across the Capital and the available
supply. Such are the levels of homelessness across the
Capital that though ambitious targets have been set for the
provision of new affordable homes, it will be some years
before benefits accrue to housing waiting lists. Locally, these
wider problems are compounded by population growth
and a large migrant population, high numbers of low
wage residents, a hostile benefits regime, and a relatively
high proportion of private rented sector housing, all of
which combine to create obstacles for the most vulnerable
borough residents in finding and keeping a home. These
challenging market conditions in Hounslow and beyond will
make homelessness prevention a continuing priority for the
term of this strategy. Key facts are:
 In 2017/2018, 332 households made homeless
applications, with 247 accepted as homeless, a
significant reduction on the 624 households accepted
in 2013/2014.
 The major cause of homelessness was the end of
AST tenancies, with family or relationship breakdown
and domestic violence also causing a significant
number of applications.
 Use of temporary accommodation has decreased
significantly since 2013/2014, with only 703
households in TA at the end of 2017/2018, compared
with 1100 at the start of the last
strategy period.
 Government’s bed and breakfast target has been met
consistently since 2015.
 Rough sleeping has reduced to 18 at the last official
count (in 2018), and is continuing to reduce through
targeted intervention to prevent rough sleeping.
The supply of social housing is still below that needed in
Hounslow despite the success of supply-side initiatives in
the last strategy. Re-lets of social
housing tenancies have increased slightly over the
course of the last strategy, with improvements in
void management and increases in new-build homes
contributing to this positive development. In total, there
were 2,520 lettings of social housing properties within
the borough from 2014 to 2018, rising from 593 in
2015/16 to a peak of 725 in 2016/17, and reducing

slightly to 619 in 2017/18, with the majority of lettings
being of one and two-bedroom properties. Nevertheless,
the projected demand for social housing needed to
address the expanded duties under the HRA is projected
to rise annually.

Reducing Temporary
Accommodation
We have already made great progress in reducing
homelessness in the borough through our focus on preprevention interventions, a strong emphasis on prevention
on first application, and the provision of alternative
housing options when an applicant is going to lose their
property through no fault of their own. Despite this,
excellent performance on homeless reduction has had
a positive impact on the numbers of applicants who are
accommodated in temporary accommodation. However,
HRA presents significant challenges in that the number of
people to whom the Council owes a duty under the Act
has increased. The increase in demand is predominantly
driven by the extended duty toward single homeless
applicants and the full extent of the impact on TA will
become clear as HRA settles over the next year.
A further priority for this new strategy will be the
continuing reduction of the TA population. At present,
around 50% of social housing lettings annually are
committed to homeless cases, and necessarily so
given the pressing need to reduce the temporary
accommodation population. At the same time, over
the course of this strategy we intend to do everything
possible to increase the proportion of lettings to nonHRA households on the housing register, using our new
Allocations Policy as a primary means of encouraging
applicants to seek alternative routes into housing. A
complex iteration of demand and supply-side measures
are planned that will ameliorate the pressures on TA,
provide bespoke housing options to single applicants,
and increase incrementally the use of private sector
options to prevent homelessness and discharge the full
range of Homelessness Reduction Act duties.

Our service priorities for
homelessness prevention
1. Reducing and preventing homelessness is
everyone’s business
We believe that the best way to tackle and prevent
homelessness is to stop it happening in the first
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place, and so, irrespective of where initial contact is
made, advice on homelessness must be available to
anyone who needs it. Cross-agency recognition of
the links between vulnerability and homelessness,
and the immediate need to reduce unacceptably high
levels of homelessness locally drove the creation the
‘My Independence’ service, a joint venture between
statutory homeless services and health and social care
that is both unique to Hounslow and an example of
national best practise in inter-agency working. ‘My
Independence’ front line interventions are inextricably
linked to the delivery of housing support and to
sophisticated cross referral arrangements that allow
health and care needs to be assessed and addressed in
client centred support plans.
The new prevention and relief duties under the HRA
require each household to be issued with a Personal
Housing Plan (PHP), which outlines actions to prevent
or relieve homelessness that must be taken by
the authority and the applicant. The new Act also
requires that a supportive offer is available to single
applicants even where they are not in priority need,
and thus creates a pressing immediate need for
suitable accommodation for this applicant group. For
Hounslow, the principles of integration and prevention
are well established enough within ‘My Independence’
that a number of supportive options already exist
to populate the PHPs. Our prevention journey is
steering us through a long-term cultural change
from assessment to support, and we are embedding
self-help into each element of the front-line ‘My
Independence’ Service. The broad outcomes for the ‘My
Independence’ assessment service over the next four
years are to:
 Offer prevention and pre-prevention interventions
that address the holistic needs of people at risk of
losing their home. ‘My Independence’ will work with
service users to develop PHPs that are empowering,
independence focused and proportionate to the
individual needs and capabilities of each applicant.
 Deliver high quality holistic advice and guidance to
service users in need across the areas of housing,
welfare and benefits, debt, employment, social
inclusion, health and social care.
 Clarify referral pathways for service users to access
other mainstream and community services so that a
seamless transition between services is possible.
 Work with private sector enforcement to prevent the
sudden closure of HMOs, and divert HMO residents
from rough sleeping and emergency presentations.
 Offer ongoing housing support to more vulnerable
clients, focussing on clear outcome-based plans that
foster independence.
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 Strengthen the monitoring and management systems
within ‘My Independence’ and adhere to central
government requirements for statistical returns.
 Create clear management accountability for decision
making and systems maintenance.
 Foster an applicant centred, creative and hopeful
culture which supports the diverse and rapidly
changing needs of the Hounslow population.

2. Access to financial support
Welfare reforms continue to place at risk the housing
security of the poorest and most vulnerable residents,
with Universal Credit requiring applicants to manage
their money and avoid rent debt. This appears to have
driven up the incidence of loss of tenancy as a cause
of homelessness but is difficult to quantify due to the
lack of statistical evidence available from the DWP. At
the same time, relatively low levels of Local Housing
Allowance (LHA) in Hounslow is affecting the pool
of properties available to lower income households
and causes homelessness when rents rise. Hounslow’s
approach to early intervention focuses on measures
that support social and financial inclusion, such as
general benefit advice, a benefit check, and assistance
in applying for blue badges. This approach has been
particularly successful in supporting carers who are
struggling to cope and are unaware of the support
systems available for them. Over the next four years,
we will:
 Provide financial relief as part of the housing
options offer, for example in settling rent arrears to
prevent evictions.
 Make sure that specialist debt advice is available for
people facing particular financial hardship.
 Work with partners across the Council to develop a
holistic approach to reducing financial hardship and
increasing social and financial inclusion.
 Continue with pre-prevention interventions that
reduce the need for HRA applications to be taken.
 Link PHPs to employment and skills training,
encouraging a return to financial independence
wherever possible.
 Integrate advice on financial planning, and welfare
benefits into front line assessment.

3. Reducing the use of temporary
accommodation through an expanded
portfolio of alternative housing options
As previously stated, TA reduction forms a major element
of the new strategy, with a targeted action plan in place

Building Homes, Building Communities

that details the ways in which private sector procurement
and a more creative use of the Allocations Policy will be
deployed to meet the surge in post-HRA presentations.
The PHP approach to assessment eliminates the automatic
connection between social housing and homelessness and
directs housing authorities toward providing a wide range
of preventative interventions and options. Over the next
four years, our intention is to reduce the proportion of
social housing lettings to households in TA if possible and
at worst maintain the proportion of lettings in the face of
additional demand. This will be effected through a greater
emphasis on the diversionary activities encapsulated in
the prevention and relief offers under the HRA, and by
targeting existing homeless households for private sector
discharge.
Temporary accommodation will still be necessary to
accommodate applicants during the 56 day relief duty
periods, and for households who reach the homeless
stage by default at the end of their assessment. We
expect that the procurement of both private sector
and TA units will continue to be problematic due to
the fierce competition for units between boroughs.
Hounslow’s classification as an outer London borough
means it has a lower LHA than neighbouring Ealing
which makes it difficult to compete on TA procurement
without significant subsidy. Consequently, Hounslow is
a net receiver of homeless families from out of borough,
but manages to place the majority of its families within
borough boundaries. To expand the supply of private
sector and temporary accommodation we will:
 Encourage the use of the Housing Register prevention
categories to applicants at the pre-prevention and
prevention stages of application, highlighting the
relative advantages of applying for social housing
without accessing TA.
 Ensure that ex-armed forces personnel are advised
appropriately and are encouraged to access the
Housing Register.
 Find and offer suitable private sector accommodation
to discharge the HRA relief duty through additional
investment in private sector incentives to landlords.
 Expand the ‘Find your Own’ scheme to encourage
applicants to lead their own property search safe in the
knowledge the deposit and moving expenses will be
met.
 Focus on tenancy sustainment, settling arrears
and intervening with landlords to delay or prevent
possession actions.
 Work with West London boroughs to reduce
competition for TA and private sector units through
innovative approaches to negotiation and price-setting.
 Support women experiencing domestic violence to safe
and secure housing-led solutions, and contribute to the
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wider Community Safety led partnership on Domestic
Violence.
 Further develop the LIFE preventative offer which links
offers of housing to relevant support services through
closer relationships with health and social care and an
increasing deployment of LIFE offers to prevent the
breakdown of tenancies.

4. Generate increased supply of truly affordable
and suitable housing
Though prevention will remain the focus of our
assessment services we recognise the need to maximise
the supply of temporary housing for those subject to
the relief duty, and to continue to foster new sources of
specialist housing and good quality private sector units. In
this strategy period we will:
 Increase the proportion of housing let through the
Housing Register to prevent homelessness, and reduce
the proportion of rehousing made to households in
temporary accommodation.
 Prevent homelessness through addressing
emerging housing needs through targeted use of
the Housing Register.
 Maintain the existing range of emergency
accommodation to serve the needs of vulnerable
applicants, including access to re-inspected and highquality bed and breakfast accommodation for rough
sleepers and single applicants, and as emergency
provision for families. This will include easily accessible
units to serve the needs of prison release and hospital
discharge.
 Prioritise Council owned properties for temporary
accommodation wherever possible to meet the needs
of applicants subject to the relief and homeless duties.
 Target existing PSL units for conversion into longer term
accommodation suitable for discharge of relief and
homelessness duties under the HRA.
 Phase out remaining expensive Private Leasing
Agreements by the end of the strategy term.
 Maximise larger units of accommodation through the
downsizer scheme for Council and Housing Association
tenants, tackling under-occupation and housing supply
at the same time.
 Work with private sector enforcement to free up empty
properties for private sector lettings or as HMOs.
 Address the shortage of units for single applicants
through the development of bespoke units for single
applicants.
 Continue the incremental reduction in void turnaround
times to maximise Council lettings.
 Through our Leasehold Buyback programme which
involves buying back former council flats sold
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historically under the Right to Buy scheme – we will
purchase these to help reduce housing waiting lists and
council’s use of temporary accommodation costs.

5. Reaching out, improving access and selfservice options to better manage demand
Hounslow’s corporate plan places residents at the heart of
Council services and sets out a wide objective of increasing
the range of service access options available to residents.
In this strategy period we expect the ‘My Independence’
service to benefit from the wider digital transformation of
service access options planned for the borough. Advice
and help will be made available 24 hours a day, seven
days a week with the help of a constantly accessible
online account. High quality face-to-face services will
remain at the core of the ‘My Independence’ service, but
the migration of simple transactions and the provision
of information to the online portal will release capacity
and enable greater attention and focus to be given to
applicants most in need of supportive interventions.
Over the next four years we will encourage a shift
toward partial online assessments and use emerging
technologies to streamline personal housing plans through
a new HRA database. Improving ICT systems within ‘My
Independence’ is also an immediate and urgent focus, and
for HRA applications, the CDP database has been selected
as the most suitable to meet the requirements of personal
housing planning, and the statistical demands of the
MHCLG. We will;
 Transfer initial enquiry forms to an online format,
opening options for further aspects of the assessment
to be integrated into the Council’s digital offer.
 Implement the CDP database and produce accurate
and timely performance information.
 Develop an intelligence driven approach to managing
demand for housing, with a strong statistical
foundation to future plans for housing supply.

6. Single homelessness and Rough Sleeping
The Homelessness Reduction Act heralds a substantial
change in the management of single homelessness by
extending the prevention and relief duties to all applicants
regardless of priority need. This means that single
people must be offered a range of appropriate housing
solutions if they are threatened with homelessness or
are already homeless when they approach the service.
Housing insecurity amongst this group is severe and
largely hidden. In 2017, the London Assembly report into
hidden homelessness estimated 12,500 people every night
slept in insecure conditions, the most visible evidence
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being rough sleeping, but thousands more sofa-surfing,
squatting or sleeping on public transport. Further, single
people are more likely to be adversely affected by poor
conditions in the private sector and are more likely to be
accommodated under bare license agreements in HMOs.
This makes them vulnerable to landlord harassment, and
susceptible to a homelessness crisis if Council enforcement
activity targets an unsafe HMO. For the single homeless
group, mental health problems and drug and alcohol
misuse are more prevalent, making the search for housing
solutions more complex than procuring a mere roof. ‘My
Independence’ is drawing on its pre-existing integration
with social care service to make sure that the PHP process
includes packages of care, where appropriate, to tackle
the root causes of homelessness. We will also be working
with transient applicants to return them to their place of
origin, consensually and with due regard to their reasons
for migrating and their immediate support needs. We are
seeking additional accommodation options to meet the
emerging needs of single people, so that when temporary
accommodation is necessary, we can be sure it is in
Hounslow to facilitate access to other services, and of a
high standard. Personal Housing Plans for single people
will focus on financial inclusion and where appropriate
will be geared toward finding suitable accommodation in
licensed and registered private rented sector HMOs.
Rough sleeping is the sharp end of single homelessness, in
that the core of people sleeping in the open are likely to
have highly complex needs and entrenched issues. Though
the numbers of rough sleepers in Hounslow is small
relative to central London, their presence on the streets
represents a challenge to housing and support services
in that the provision of accommodation alone is rarely
enough to tackle the issues that caused homelessness in
the first place. Homelessness and health for rough sleepers
are intricately connected, with rough sleepers being far
more likely to be subject to an unplanned discharge from
hospital. For this reason, the Rough Sleeping Strategy and
Action Plan at Appendix 1 places a high priority on service
integration and joint working to eliminate rough sleeping
through targeted support and pre-prevention. A priority
will be to review the street outreach service, and determine
the appropriate level of resources needed. In relation to
single homelessness, the next four years will see us:
 Work with housing enforcement to develop a list of
well managed HMOs in Hounslow suitable for single
homeless applicants.
 Develop additional accommodation options for the
most vulnerable single applicants.
 Fully implement the Rough Sleeper Action Plan.
 Achieve further integration between in-house, planning
and housing enforcement to prevent sudden exclusions
of people in HMO properties, offering training, advice
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and eviction support as necessary to mitigate possible
increases in rough sleeping.
 Develop explicit protocols with adult social care so that
care needs are included in PHPs early in the assessment
process, and referrals to supported facilities are
streamlined through the housing assessment process.
 Ensure continuity in approach in outreach services and
focus outreach on known rough sleeping hotspots.
 Use hospital discharge protocols to identify rough
sleeper in-patients and divert to housing.

7. Embracing partnership to tackle
homelessness through the duty to refer
An integrated and holistic approach to reducing and
preventing homelessness requires robust partnerships
with an intricate network of service providers that
serve the health, social and economic needs of those
experiencing housing difficulties. The HRA adds a new
layer of complexity to inter-agency working through the
introduction of the duty to refer to housing. Under the
new duty, certain named public bodies must refer service
users to the ‘My Independence’ team, if they have reason
to believe they are homeless or threatened with becoming
homeless. Referral pathways between health, social care
and housing are already sophisticated and effective due
to the historic integration of services in the last strategy
period, but the duty to refer calls for these arrangements
to systematised and requires robust systems for identifying
and acting on referrals. Our response to the duty to refer
cuts across our various plans for ‘My Independence’ in

requiring a systematic review of referral arrangements
and a renewed focus on our systems for managing our
vital partnerships. The communications plan developed
in response to the HRA focusses particularly but not
exclusively on health needs and identifies the partnerships
that will be prioritised over the next four years of the
strategy. We intend to:
 Seek Digital solutions to the record-keeping
requirements of the duty-to-refer, so that easy and
seamless referrals can be made using digital technology.
 Develop streamlined inward referral arrangements with
police, probation and prisons under the duty to refer.
 Prioritise children’s, health and adult social care.
These partnerships are already underscored by jointfunding of the assessment process and efficient cross
referral arrangements. Future actions will include an
examination of the possibility of joint assessments at
the front end of the housing service, with the move to
a new Civic Centre expected to accelerate joint working
arrangements and protocols.
 Work with Housing enforcement to prevent sudden
HMO evictions, and support the housing service when
dealing with the problems of families moving into
Hounslow following gang-related or other criminal
activities in other boroughs.
 Develop strong relationships with the third sector.
Homelessness and housing insecurity also cause
wider problems of social isolation, and the strategy
identifies the development of relationships with faith
and community groups as integral to offering holistic
solutions to homelessness.

THE BENEFITS OF PREVENTING HOMELESSNESS

Reduce worry
and stress

Remain in
local area

Avoid multiple
moves or living
out of the
borough

Keep children
in same school

Maintain
family and social
networks
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Action plan
ACTIVITY

MILESTONE

LEAD OFFICER

MEASUREMENT

Embed the
Homelessness
Reduction Act
2017 to prevent
homelessness

 Annual Review of
Performance Targets
 Annual Demand and
Supply analysis
 Fully implement CDP
database

Housing Services

 Increase applicants discharged
under prevention duty with a
successful outcome
 Increase applicants discharged
under relief duty with a
successful outcome

Reduce
homelessness

 Establish baseline
from first year HRA
and set annual
reduction targets
 Annual Demand and
Supply analysis
 Annual review of
performance

Housing Services

 Reduction in the number
of homelessness full duty
acceptances

Manage and
reduce the use
of TA

 Annual Review of
Performance and
target setting
 Annual Demand and
Supply analysis

Housing Services

 Reduce numbers of
households in TA
 Increase number of homeless
preventions into private rented
sector
 Increase number of homeless
relief cases into private rented
sector
 Increase numbers moving out
of TA

Develop
streamlined
referrals with
partner agencies
to prevent crisis
homelessness
and avoid repeat
homelessness

 Quarterly monitoring

Housing Services

 Increase number of referrals
via Duty to Refer resulting
in successful prevention
outcomes
 Reduction in presentations at
relief stage
 Reduction in repeat
homelessness

Implement Rough
Sleepers Action
Plan

 Quarterly monitoring

Housing Services

 No. of rough sleepers reduced
at street count
 No. of people prevented from
sleeping rough
 No. of rough sleepers
discharged from hospital
supported upon discharge
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OBJECTIVE TWO

To provide a choice of
high-quality housing for
people at all stages of their
lives at prices they can afford
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Our Approach
In Hounslow, there is a need for more homes at
every level of the housing market. Although we have
made considerable progress in building new homes,
affordability problems still contribute to homelessness
and prevent access to the housing ladder. The shortage
of homes for those with illness or disabilities continues
to present particular concerns. Hounslow’s future
economic growth depends on the availability of a mix
of housing prices and locations. In this section we detail
the evidence that outlines our approach to supplyside planning. We outline how our ambitious Housing
Pledge to secure more than 5,000 affordable homes
will be delivered.
We recognise the contribution that new homes play in
creating thriving neighbourhoods. By working closely
with the Local Planning Authority and other external
partners, our aim is to make sure new housing is
served by an excellent physical infrastructure, with
access to local facilities. In terms of affordable housing,
shortages are so pressing that building new homes can
never provide a complete solution, and this section
also describes how more homes will also be generated
through better use of our own stock and new private
sector initiatives. Finally, this strategy recognises
the risk to community cohesion posed by large
scale development. We aspire to integrate our new
development within a wider set of new infrastructure
initiatives, so that local communities can see new
development is an enriching experience for both old
and new residents of the borough alike.
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Why housing supply is
important
There is increasing recognition across London of
the need for an increased supply of housing to
accommodate a growing and diverse population. What
is unique to Hounslow is its geographic location as a
gateway location to London, driving population growth
through inward migration. These local geographic and
demographic factors are summarised below:
 The latest estimate of Hounslow’s population is
278,964 up from 259,000 in 2014, representing a
4.6% increase over the 4% previously predicted, 60%
of that provision being affordable rented.
 The 4.6% total growth has exceeded the growth in new
households at 3%, underlying a trend toward more
overcrowding and greater demand for larger homes.
 Workers in Hounslow are paid a gross median wage of
£28,600, under the London median wage of £31,400
and over the Outer London median wage of £26,530.
 Local Housing Allowance (LHA) – has only increased
by 3.5%, compared to increases in monthly rental
costs of 23%.
 A typical household now needs an income of £40,500
to rent a two-bedroom home, with assistance from the
benefits system, an increase of nearly 25% over 2014.
 Rental costs for smaller properties now significantly
more expensive than neighbouring boroughs and are
well above the outer London average. Coupled with
a relatively low LHA for Hounslow, renting on the
private market is out of the reach of younger single
people and couples.
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 There are approximately 2,372 empty properties in the
borough; returning them to use could be a valuable
addition to housing supply.
 Hounslow has a lower proportion of shared ownership
than the London average, suggesting that the housing
aspirations of younger, middle income professionals are
less likely to be met than in other London boroughs.
In conclusion, it appears the broad trends and pressures
within the previous strategy have escalated over the
last four years. The context for delivering new homes
over the new strategy can be summarised as a housing
market profile closely linked to a vibrant economy and
its gateway position to the Capital, driving the search for
new sources of housing supply.

Assembling Resources
The 2018 London Housing Strategy reflects the growing
sense of crisis in the housing market. It sets an ambitious
target of doubling the number of new homes built annually
in London by 2023. To deliver this, Mayoral powers will be
used to release land for development, with public funds
distributed to support the delivery of the new homes. A
further strategic policy change came in October 2018,
when the Prime Minister released local authority borrowing
caps to build. Planning authorities are now being
encouraged to accelerate applications, and local authorities
are increasingly looking for a clear alignment between
the planning process and new housing. This Strategy now
recognises these new powers and with the capital funding
now available will support the building of additional homes
as part of a wider corporate aim of building stable and
vibrant Hounslow communities. This section details how
resources of all kind are being assembled to support the
delivery of the new housing supply.

1. Empowering communities to have a say and
shape places
Building at the scale needed to meet housing need
can affect existing communities positively, by delivering
new facilities and infrastructure to the less connected
and prosperous areas of the borough, and negatively,
by creating the potential for conflict arising from a
large influx of new residents and the perception of loss
of facilities when public land is being developed. This
strategy deliberately identifies our communities as a
resource and partner in the delivery of the Housing Pledge
and identifies three key activities crucial and integral to all
new housing schemes.
 Community Engagement – Existing mechanisms

for community engagement will be reviewed and
enhanced, with a particular emphasis on developing
a structured approach to consultation that offers
opportunities for communities to visibly influence
developments from the initial design phase through
the pre-planning stage, to final delivery.
 Community Fund – we will make available a Thriving
Communities Fund, which will act as a single interface
and application process for community groups to
access funds to improve their communities
 Community Facilities - Each housing development
will be seen as holding the potential to deliver a wider
contribution to green and thriving neighbourhoods
in Hounslow, through the integration of community
facilities such as play, parks and community centres
into design of new schemes wherever possible.
Additionally, the Council will take into account the
work of the Community Resilience Project which helps
to predict wellbeing and supports emotional resilience.
It suggests the need to consider communities existing
‘community resilience’ and work with communities to
build resilience especially in the context of large housing
developments and the resulting population influx and
change which may impact these communities.

2. Building Homes in Partnership
A construction programme of this scale requires strong
and effective partnerships and close inter-departmental
and inter-agency working. Over the next four years,
partnerships with the following organisations and
agencies will be prioritised.
 Strategic Partners - The Mayor’s Office and the GLA
remain key strategic partners, securing new funding,
setting targets, monitoring progress and releasing
land and resources to facilitate the transformation of
the borough’s housing market.
 Public Sector Partners - are major landowners
and have a vital role to play in freeing up sites and
ensuring that the infrastructure needed to support
new housing is in place. Amongst the most prominent
are Transport for London (TFL), The Ministry of
Defence, and Health Authorities.
 Local Planning Authority - Hounslow’s planning
team will ensure that new housing supply is integral to
the Council’s wider strategy of developing the economy
and communities of the Borough. The adopted Local
Plan continues the task of redeveloping Hounslow and
Feltham town centres as mixed developments of housing,
office and retail and identifies two new ‘OpportunityGrowth’ areas known as the Great West Corridor and
West of Borough. At a strategic level, planning will
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continue to play a critical role in identifying land for
development and making sure that new housing is fully
integrated with transport and community infrastructure.
Scheme by scheme, colleagues in planning will critically
review the mix, design and quality of new housing.
 Housing Associations – will remain the largest
single source of new affordable housing during this
strategy, making our partnerships with them central
to achieving the Housing Pledge. We will continue
working closely with our Housing Association
partners to deliver the new homes required. We
intend to grow our relationships by providing our
partners with opportunities to become involved with
new development opportunities. This ensures our
partnership is responsive to residents and “people are
living in good homes and pleasant neighbourhoods”.
 Lampton 360 – Adding to the in-house development
resource the Council’s wholly owned housing building
company is scheduled to deliver 250 homes towards
the Pledge. Using new borrowing powers, over 100
properties have already been purchased and let to
homeless families in full discharge of housing duties,
making a significant contribution to meeting our targets.
 Resident Services – in addition, our own housing
resident service teams will address community concerns
at the local estate level and form a core objective of this
Strategy. By the end of the Strategy, we intend to have
created an integrated Investment Plan in which new
units, capital refurbishment and community facilities are
delivered at the same time. Resident Services will also
be engaged critically with developing and delivering the
new approach to community consultation, particularly
where on-estate developments will require the dedesignation of estate facilities such as garages and
parking as new build infill sites and perceptions of loss
amongst communities.

3. Maximising on Funding Opportunities
Hounslow’s Housing Pledge commits the Borough to
securing 5000 new affordable homes, with 3000 new
homes for rent, and 2000 for shared ownership sale.
The size of the Borough’s own new build programme
has increased from 400 units in 2014-18, to one of 750
homes over the next four years to 2022. A mixture of
funding streams such as Housing Revenue Account,
Capital Receipts, GLA grants, Planning gain under S106
and non RTB Capital receipts will go towards funding
and optimise this step-change in the provision of much
needed supply.

4. Making best use of our Council’s land and
properties
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Securing the sites needed for development of this scale
requires close working with partners and colleagues within
the Council, in parallel public bodies, and within the Mayor’s
Office. It is expected that land suitable for development will
be secured from the following key sources.
 Opportunity Areas. Hounslow continues to work
on developing ‘Opportunity Areas’ named the ‘Great
West Corridor’, flanking the major arterial roads that
run to the Airport, and ‘West of Borough’ where
land is being released from public sector sites such
as the Hounslow and Feltham MOD sites and from
TFL’s site at Hounslow West. Both Opportunity Areas
have targets to deliver new homes, jobs as well
as encouraging mixed-use developments to meet
housing and economic development targets.
 Housing Zones. Hounslow Town Centre was
designated in 2015 and Feltham in 2016 which will
unlock significant funding and resources to deliver
new homes to meet Pledge targets.
 Public Sector Land sites – An important delivery
source for housing is the potential from major publicsector sites – e.g.: Ministry of Defence sites – Calvary
Barracks in Hounslow West and Feltham, Transport
for London – Hounslow East Station, NHS surplus sites
which can deliver a significant number of housing
development opportunities. We will pursue these
opportunities to increase our housing development
targets and portfolio.
 Estate Regeneration – Hounslow, like all local
housing authorities, has an ageing housing stock,
some of which were built with poor design and
quality standard as well as poor energy performance
levels. Increasingly, through our Asset Management
and investment plans, we will seek for opportunities
to review and improve these estates taking a more
holistic approach with the potential for redevelopment
and enhancement of our housing supply.
 Conversions and infill – Aside from the larger sites
this Strategy will be looking carefully at the potential
of under-utilised sites on Hounslow-owned housing
estates, where significant development potential exists
on over-provision of parking spaces, garages that are
no longer fit for purpose, large land footprints on some
estates and other under-utilised estate-based facilities
such as sheds and office rooms. Further units will be
delivered by capitalising on potential office to residential
conversions to source much-needed larger units.

What we propose to do
In the course of the next strategy we intend to:
 Deliver 1,900 homes, of which 1,200 social rent and
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700 shared ownership through delivery partnerships
with Housing Associations, and utilising sites
generated by Council land transfers of surplus land.
 Apply the more stringent Hounslow definition of
affordability to new developments. The majority
of social rented properties projected through inhouse build will be set either at a target rent of
approximately 40-50% of market rent in the case
of Council homes, or an affordable rent at 70% of
market rent.
 The Council’s own in-house Building Programme
within the Housing Revenue Account has a target of
securing a minimum of 1,000 homes.
 Deliver a minimum of 250 homes from the Lampton
Development 360 programme.
 Develop the proposed Opportunity Areas and
continue delivery within the two Housing Zones to
facilitate minimum of 500 affordable homes.
 Develop partnerships with other public-sector bodies
to secure planning consents on TFL, MOD and Health
Authority sites.
 Maximise innovative small-scale developments on
Council owned lands, including infill sites, and
conversions of garages, sheds and obsolete facilities

like office rooms to new housing, to deliver up to
500 new homes.
 Incorporate community benefits into each
development, complete the construction of two new
community centres within existing schemes, and
either create or improve five community play areas/
green spaces through the development programme.
Further supply side initiatives will promote movement
between tenures and the release of Council stock to
meet the growing needs of larger families.
 Facilitate moves between tenures by creating 2,000
shared ownership units, generating 300 Right to Buy
Scheme purchases, and generating £50 million in
Capital Receipts.
 New initiatives to meet aspirations for homeownership
will include new shared ownership developments
being incorporated into Housing Zones and
Opportunity Growth areas, a staircasing scheme;
a portable discount scheme; and self-build shared
ownership scheme.
 Maximising the number of Under-occupation moves
to be facilitated through tenants’ incentives by 2024

Action plan
ACTIVITY

MILESTONE

LEAD OFFICER

MEASUREMENT

Deliver 5000 new affordable homes
in Hounslow, with 3,000 available
for rent and 2,000 for low cost
homeownership.

 Annual Progress
Reports to Project
Board

Housing
Services

 Number of new
homes secured
through planning
permission

Maintain affordability rent levels at
70% of market rent or less.

 Annual Progress
Report

Housing
Services

 Rent levels proposed
in new homes

Work with Planning to ensure that
all permissions and consents are
received.

 Planning permission
gained for schemes
within pledge

Planning and
Development

 Planning approvals
achieved

Complete Review of Council owned
housing sites to establish the
potential for infill development.

 Identify estate
regeneration sites

Housing
Services

 Deliver 500 new
homes on infill sites

Complete review of community
engagement and harmonise new
build on estates and investment
programme.

 Implementation of
Commonplace

Housing
Services

 Number of
residents engaging
in development
consultations

Maximise the number of under
occupation moves.

 Downsize tenants
into smaller
properties

Housing
Services

 Number of tenants
downsizing their
home
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OBJECTIVE THREE

To raise housing quality and
standards across tenures,
enhancing local areas and
supporting thriving communities
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Hounslow housing has a dual role in promoting quality
housing and high standards of management in its role
as landlord to some 13,000 homes in the borough, the
freeholder of almost 3000 leasehold properties and as
the regulator of the large private rented sector within
the borough. This section explores how these roles
contribute to the continued development of communities
and neighbourhoods in Hounslow, and in this strategy
we introduce the idea that our estates should not only
be the locus of excellence in housing management, but
should set an example for residents and managers in
other housing tenures with the aim of driving up housing
standards across the borough. This section therefore
spans the management and regulation activities that serve
the Council’s own tenants and leaseholders in terms of
investment, stock maintenance, housing management and
resident engagement, and the regulation and enforcement
of private rented sector accommodation, with a particular
emphasis on the large HMO portfolio in the borough and
on our efforts to return empty private homes to fruitful use.

Our approach to council
housing management and
maintenance.
Balance, effectiveness and efficiency
The 2018 Green Paper on Social Housing addressed
post-Grenfell concerns about the disconnect between
Council, community and housing estates, and focussed
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attention on a new deal for Council tenants in which
housing estates were integrated into wider communities,
residents were empowered through a much closer
partnership with the Council, decisionmaking was shared wherever possible, and dialogue
between Council and residents was always framed
by the production of clear and accurate performance
information. For Hounslow, the Green Paper helpfully
reflected a corporate commitment to community that
places residents at the heart of all we do. The strategic
approaches presented in this strategy will be co-created
with residents at the core and reflect a continuing
drive to improve housing management by integrating
it more closely with aligned Council services. In relation
to managing our own stock, our approach is best
summarised as seeking a judicious and effective balance
between the competing investment priorities in our
own stock, and between competing priorities arising
in our own neighbourhoods, effectiveness in achieving
the right outcomes for tenants and leaseholders, and
efficiency in making sure that those outcomes are
achieved at a price that allows us to continue to invest
in our neighbourhoods. To achieve these ends over the
next four years, we will be broadening our engagement
with residents to understand better how that balance
should be struck, and what outcomes tenants and
leaseholders consider to be of greatest importance to
their neighbourhoods.
Keeping residents safe from harm has always been
a major strand of Hounslow’s housing strategy, but
has more urgency in the Grenfell aftermath and in
the light of the harsh lessons delivered on the primary
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importance of fire safety in prioritising and designing
estate improvements. After Grenfell, Hounslow acted
quickly to remove external cladding from similarly
constructed blocks and have since revised our capital
programme with a renewed emphasis on fire safety in
determining investment priorities. Through the planning
and delivery of the investment programme and ongoing
efforts to make sure Fire Risk Assessments and estate
inspections identify risk areas promptly and generate
appropriate actions. That such flexibility was possible is
due to previous successes in the delivery of the decent
homes’ standard in 2012, and subsequent maintenance
of the standard through the refurbishment of around
300 homes per annum. These measures in this strategy
reflect the new balance being struck between safety, the
legitimate resident aspirations for their homes, and the
role of investment in creating and sustaining the quality
of neighbourhoods
A further area of emphasis in this strategy is the
development of new ways of working at estate
level, introduced as a result of the re-integration of
the Hounslow Homes ArmsLength Management
Organisation (ALMO) back into Council management
in 2015. Our core housing management offer has been
improved, with a new focus on housing officer visibility
and local responsiveness infusing our front-line services.
The digital agenda is particularly important to Residents
Services. Mobile working practises have already been
deployed to great effect and we are seeking new ways of
improving the offer to tenants and leaseholders through
the deployment of mobile technology. Anti-social
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behaviour (ASB) continues to be an area of concern
for residents, and the changes we have introduced
have improved the responsiveness of our estate-based
approaches to tackling ASB as well as providing greater
specialism in the resolution of complex cases. As part
of the Council, the Housing Department has already
developed a much stronger relationship with closely
aligned services such as the corporate Community Safety
team, the Housing and Independence Service, Housing
Allocations, and the more intensive services provided
through Adult Social Care and Children’s Services.
In the last strategy, we grappled with the impact of Welfare
Reform, and directed resources toward addressing its
impact on the poorest and most vulnerable residents. In this
strategy, we again prioritise measures to promote financial
inclusion on our estates, with the aim of preventing
tenancy breakdown and homelessness, and the ripple
effects of tenancy breakdown on families and individuals
and on the highly pressurised services to families in trouble
delivered by our colleagues in social care. Our approach in
this area is not only to address immediate money crises but
to look at ways in which we can encourage better money
management, promote financial independence, and reduce
dependence on welfare benefits.

1. Keeping our residents safe - Fire Safety and
investment
In the aftermath of the Grenfell Tower fire, the Hounslow
Capital Programme was revised in 2018 to commit
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£196m over 5 years to re-programme stock investment
so as to strengthen the correlation between fire safety
initiatives and wider improvement programmes, and
confirm the Council’s commitment to engage openly
with residents over the necessity and nature of these
works. The following areas were identified as priorities
for investment over the term of this strategy:
 Implementing actions and recommendations from Fire
Risk Assessments (FRA) received from the London Fire
Brigade (LFB).
 Commissioning new FRAs for all blocks with priority
given to high rise blocks and sheltered housing units.
 Engaging closely with residents over fire safety issues,
and publishing summary FRAs and key actions in the
lobbies of every high-rise and sheltered housing unit;
 Funding the resultant works, including remedying
compartmentalisation issues, replacing internal and
communal fire doors, and addressing deficiencies in
lighting and signage; and
 Halting plans to re-clad the Brentford Tower blocks,
and instead complete remedial and improvement
works across the blocks, including concrete repairs,
treatment works, window, fire door replacement and
extensive grounds improvements.
Together these initiatives represent a major shift in
priority towards fire safety works, balanced with an
ongoing replacement programme for kitchens and
bathrooms that maintains individual properties to a high
standard, essential engineering improvements such as
lift replacements, and wider investments in the estate
environment

43

2. Changing our approach to planning and
delivering major works
In 2018 a further review of the Capital Programme
introduced a more resident focussed approach to the
planning of major works, expressing the intention to
deliver block and estate works improvements in more
comprehensive and holistic packages of major works.
Whilst fire safety remains the highest priority, the 2018
revision placed housing investment strategies firmly
within the corporate commitment to build Hounslow’s
communities, and reflects a clearly expressed resident
preference for estate improvements to capture more
than the technical maintenance of Council blocks.
The prioritisation of works toward a ‘community
offer’ shifts investment priorities from the just-in-time
replacement of housing components to a more holistic
‘whole estate’ approach that combines block works
with wider packages of estate improvements, such as
roads, CCTV, landscaping, bicycle storage, community
spaces and play facilities. Cyclical works conducted
under the ‘community offer’ will be accompanied by
an intensive management focus on each estate, with
Enforcement Officers, caretakers and housing officers
made available to address local concerns relating to
common issues such as ASB, communal repairs, and
estate infrastructure for the duration of the works.
Our holistic approach to estate regeneration may
identify areas where continued responsive and planned
improvement packages no longer offer an economic
long term solution to property and environmental
problems on some estates. In these circumstances the
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redevelopment and provision of new housing maybe a
better long-term solution.
Visible differences are already evident on its first
implementation on the Haverfield Estate and Brentford
Towers estates, and has received much positive
feedback that suggests even those residents who have
yet to benefit believe the new approach makes estate
improvements worth waiting for. The ‘community
offer’ approach also goes some way toward mitigating
the potential risk to community cohesion created by
new supply built on or in proximity to social housing
estates. Closer integration between the planning
processes relating to new supply on our Estates, and
the investment programming will be an outcome
explored and implemented over the term of this
strategy. Stronger communities will also be promoted
through a sharp increase in the annual Community
Initiatives Budget, now increased threefold to £750k as
a reflection of the importance attached to quality of life
initiatives on housing estates, this will include training
and development schemes, youth activities, and
targeted schemes for people who are social excluded
or lonely through poor mental health or any other
reason These creative applications of capital investment
address the complex balancing act needed between
the urgent need for new homes and the aspirations of
existing Council tenants and leaseholds.
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3. Safety, security and maintenance
The post-Grenfell focus on safety and security also drives
the approach to engineering services and responsive
repairs in this strategy, emphasising the value of listening
to and engaging with residents over safety and security
outcomes for their blocks. 100% of council blocks
already have FRAs in place, and summaries of their
findings are being made available in blocks and on-line
so that residents can hold the Council to account for
the delivery of any identified remedial works. Excellent
performance has also been achieved on gas servicing
through specialist contractor T Brown over the last four
years, a priority that will remain central to health and
safety in tenant’s homes over the term of this strategy.
Resident representatives attend every meeting of the
Council’s Fire Safety Group and through this forum will
continue to co-create Hounslow’s housing investment
programme and sustain the important dialogue
established between residents and the Council over
health and safety issues in the last two years. Fire safety
and gas servicing are both areas where
Hounslow’s Resident Services will also reach out to
other landlords in the borough to provide examples
and assistance of how to meet essential health and
safety requirements in partnership with residents.
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Repairs performance in Hounslow is above the London
average for levels of customer satisfaction, but below
the national average, suggesting that there is still
room for improvement in responsive services. More
detailed resident surveys indicate that tenants are
broadly happy with the speed and quality of their
repairs, but unhappy with the ease of getting repairs
completed. Their feedback suggests dissatisfaction
arises from the problems of getting a correct diagnosis
of the problem at the front end of the service, and a
too frequent reversion to repair’s pre-inspections for
a correct assessment of the nature of the job. Over
the term of the next strategy, management action
will be focussed on achieving better diagnostics, with
the driving ambition being to get the right person,
with the right tools at the right time to each repair.
During 2018/2019 an end-to-end review of the repairs,
maintenance and compliance was carried out by way
of a ‘Task and Finish’ group. Call handling, repairs
diagnostics, and improvements in the speed and
accuracy of despatch of operatives to tenants’ homes
are all issues that have been identified through the
group, and the resulting actions and recommendations
will be delivered by the Council working with LFM360
during 2019/2020.
The timing of this review was driven by the recent
consolidation of cyclical maintenance and responsive
repairs delivery under the management of the Councilcontrolled Lampton Facilities Management LFM360 Ltd,
which assumed responsibility for cyclical maintenance
in 2016 and took on full management of the
responsive repairs service in 2018. The transfer offers
an opportunity to review fundamentally our approach
to booking and delivering repairs to achieve maximum
effectiveness at minimum cost. Lampton FM360 has
set its objectives as the effective and efficient delivery
of a quality repairs service and the incremental delivery
of cost reductions and productivity improvements to
generate income and savings to be ploughed back
into resident services. Closer integration of repairs
reporting and delivery is likely to increase the surplus
for re-investment currently projected in the Lampton
FM360 Business Plan.
Already, our partnership work with LFM360 has
identified the potential for a further step change in
performance arising from increased access to digital
solutions and migration of repairs reporting to the web.
Modernisation of front-line repairs will therefore be a
priority for this strategy, delivered through a partnership
between Resident Services and Lampton FM360, and
closely linked to the corporate drive to improve customer
care through digital development and place residents at
the heart of what we do.

4. Estates Management
Recent changes in the way front line housing services are
organised are transforming neighbourhood management
into a more visible, accountable and community centred
service. This ensures problems are solved quickly and
confidence to report issues increases. Quarterly Estate
Inspections are an opportunity for bridge-building
between the Council and the community, being attended
by resident representatives and ward members, addressing
all aspects of the service in an interactive way. Work is
now underway to introduce a digital inspection package
which will further improve the capacity of housing officers
to record and report issues of concern immediately, and to
track the delivery of essential communal repairs.
Rent collection has been identified as an improvement
area over the term of the next strategy given the dip in
collection effected by Welfare Reform. A low number
of properties allocated to each housing officer means
that a more granular knowledge of each housing patch
is possible, also enabling officers to identify residents
who require greater levels of support to pay their rent
and sustain their tenancies. Our Housing Management
service will take responsibility for identifying, managing
and resolving issues of low level ASB on their patch. The
changes we have now made in how we deliver services,
means that these are more flexible and expect that
this approach will develop a much closer relationship
with residents, and build on intelligence and make
improvements that will impact positively to residents’ lives.

5. Anti-social behaviour (ASB) on Council Estates
The most serious ASB cases are now dealt with by
a dedicated new team of specialist officers ensuring
consistency and quality of case management and
sustaining close links to the Police and other relevant
agencies. Effective joint working from all agencies
is required to effectively tackle ASB that cross the
boundaries of housing and other public spaces, sharing
intelligence and approaches to reduce ASB and crime
as well as the fear of crime. Tackling ASB is another
area where the re-integration of housing services into
the direct management of the Council has had positive
consequences, with housing now a major participant
in the cross-agency tasking group that prioritises all
instances of ASB in the borough and allocates resources
accordingly. Working more closely with environmental
services, the ASB team is able to call on additional
resources to address illegal practices such as graffiti and
fly-tipping, both of which are perceived by residents to
be indicative of a loss of control over the public realm on
the part of the Council. Closer integration, and a more
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structured and intelligent approach to specialist referrals
between front line housing officers and ASB specialists
will be sought over the next four years.

6. Financial Inclusion
The last strategy highlighted the potentially negative
effects of Welfare Reform on the most vulnerable
members of in Hounslow’s communities. Four years
on, the effects of benefits reductions and the bedroom
standard policy have been felt across the borough.
Welfare Reform and more recently the roll out of
Universal Credit has created a new class of ‘working
poor’, employed in low paid and often insecure jobs
and impoverished both by their working conditions, by
reductions in benefits for people in work, and by the
complicated processes for claiming benefits that now
inhibit the rapid resolution of new claims when work is
intermittent. However, similarly to the approach taken
with tackling Anti-Social Behaviour, a Financial Inclusion
Team (FIT) has been set up to offer extra help to tenants
and support them in managing their finances. So far,
FIT has been instrumental in mitigating the impact of
Welfare Reform on tenants through the bespoke support
and in-depth casework it offers to struggling tenants.
Over the next four years, FIT will continue to work closely
with the DWP and benefits service, but in recognition
that the benefits system can no longer be relied on
to provide for the basic needs of many vulnerable
households, will further develop holistic approaches to
financial inclusion that maximise income through support
to gain better paid jobs, and marketable skills. Specialist
debt advice has been commissioned from the
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Citizen’s Advice Bureau, completing a package of
supportive interventions and advisory services geared
toward creating greater financial independence amongst
residents struggling to cope. We have also introduced
the Hounslow Housing Tenants Academy, which provides
tailored support for tenants to access training and
employment opportunities offered through the Council
and more widely.
Whilst FIT is primarily directed at Council tenants, we know
that the financial challenges of a low wage economy and
reduced benefits affect residents in all housing tenures.
Within this, FIT will develop a detailed plan that captures
wider financial inclusion functions and will also be working
closely with partners across the Council to develop a
corporate anti-poverty strategy, drawing on its expertise
in mitigating austerity to inform a common Hounslow
approach to reducing the impact of austerity.

7. Leasehold Services
The needs of leaseholders are also a priority for this
strategy. In 2014, leaseholders were clear in telling us
that they wanted better communication and engagement
with Council. As a result the Tenants, Leaseholders, and
Sheltered Tenants Joint Consultative Committee (TLSTJCC)
was established in response, joining the previously
separate Leasehold Forum and Tenants Forum, and the
Sheltered Housing Residents’ Association. This widened
consultative body will play a formative role in establishing
the priorities for this term’s strategy in relation to leasehold
services. Already, the Council has made a clear and public
commitment to providing accurate and easily understood
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bills for capital works, and introduced a range of flexible
payment options to help leaseholders manage their
finances where major works take place in response to the
2018 Leaseholder Review. A detailed Leaseholders Action
Plan has been agreed at the Leasehold Forum, with six
priorities again highlighting the need for more accurate and
comprehensible billing for service charges and major works,
and for far better communication between leaseholders
and the Council. Work to deliver the six priorities in the
Action Plan will continue over the term of the next strategy,
with priority given to automated solutions to the problems
of accuracy in billing for service charge and major works,
and delivering consultation over major works in accordance
with legal requirements and within a spirit of open
dialogue. Better communication will remain a high priority,
with quarterly updates on progress provided to leaseholders
through the Leaseholder Forum meetings.

8. Resident engagement
The Social Housing Green Paper suggests that housing
authorities should conduct consultation at multiple
levels, and should be informed by meaningful and easily
comprehensible performance information. In Hounslow,
resident engagement is delivered in partnership with the
Council’s Community Engagement team, who run the
formal strategic consultative bodies and local committees
with the housing service, and use their wider experience
to generate better and different ways of engaging with
tenants and leaseholders. Whilst there is evidence of strong
participation and healthy dialogue, however, consultative
exercises have produced evidence of an ‘engagement gap’
which suggest that strategic mechanisms fail to account
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fully for the highly localised, estate-focussed perception of
community held by most Council tenants. For this reason,
whilst the current consultation structure will remain a
central framework for resident engagement, the next
four years will see more creative and community focussed
approaches tested within that structure and we will commit
to raise greater awareness of opportunities for residents
to get involved in their communities – including through
welcome packs for new tenants. Meetings of the TLSTJCC
will take place in estate localities with agendas constructed
around the local issues most relevant to estate residents
and will be publicised more widely across the estate. Whilst
these meetings will retain a formal consultation element,
they will also allow all residents to attend and raise issues
informally, talk to Council officers and Members, and find
out how to get involved in ways that suit their lifestyles and
preferences.
Other possibilities for widening engagement will also
be explored in the first two years of the strategy, for
example, additional consultative measures in line with the
‘community offer’. During major works, we will deploy a
large number of officers in a relatively short time period
to collect a wider spread of feedback and views from
both tenants, leaseholders and other tenured residents
in the immediate locality. This is intended to attract
residents wishing to engage with local political leaders
on a more ad-hoc basis and will feed the corporate vision
of engaging with communities at many different levels.
We will therefore widen our support to tenants ensure
ongoing engagement opportunities. A more specific issue
arises over the engagement in the TLSTJCC, where there
is a geographic inconsistency in participation by both
tenants and leaseholders. It is expected that broadening
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the basis of consultation will assist in increasing
representation, but that there might be resistance to
getting involved by way of traditional mechanisms on the
part of economically active tenants and leaseholders. A
further priority over the next four years will be to build
arrangements for one-off and digital consultation, to
encourage those less interested in policy formation to
feedback on their experiences of transactions with the
Council on an ad-hoc basis and use this qualitative data
to inform service design. We will work to enable tenants
and leaseholders to take forward their own community
initiatives in their localities, making it easier for them to
access the support available to assist this. Additionally,
the Council welcomes involvement from the Hounslow
Tenant and Leaseholder Scrutiny Board HTLSB supporting
tenants to have a voice.

What we propose to do in
Council housing properties
We propose to:
 Increase our Resident Satisfaction by putting tenants at
the heart of everything that we do, taking pride in how
we deliver services and maintain our properties.
 Sustain 100% compliance on Fire Risk Assessments,
publicise the results of each FRA, action
recommendations and feedback to residents when the
work is done.
 Maintain 100% compliance on all health and safety
indicators, including gas servicing, boiler maintenance,
asbestos and legionella management.
 Deliver the Fire Safety and Estate Improvement
programme, making sure that all our estates adhere to
the highest standards.
 Shift to a community centred approach to investment
that creates a bigger impact for residents on our estates,
and links, where possible, to local increases in new
supply and the wider corporate objective of building
great neighbourhoods.
 Consider estate redevelopment where long term
planned maintenance options are not considered to be
viable proposals.
 Improve our Estates through an enhanced and residentled Estate inspection process, and introduce digital
recording and reporting of communal repairs.
 Develop our specialist expertise in managing
ASB and promoting Financial Inclusion, with the
overarching objective of sustaining tenancies, reducing
homelessness, and reducing poverty.
 Widen and deepen our resident engagement
mechanisms and increase the number and quality of
community initiatives funded through the Community
Initiatives Budget.
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Our Approach to Private Sector
Housing
Private rented accommodation is vitally important to the
borough given that 23% of Hounslow homes are rented
on the private market, and the sheer scale of private
ownership in Hounslow makes poor quality in any part of
the sector an issue that affects a large number of residents.
This section addresses our role in the regulation of
private sector housing and the enforcement of standards.
Despite targeted efforts to address poor standards in the
last strategy, a proportion of private sector property still
does not meet the decent homes standard due to poor
management, lack of investment and a lack of knowledge
in the landlord sector over what is an acceptable standard.
The Council’s housing authority role involves engaging with
landlords at all levels, connecting with the majority who are
competent and professional to inform and support them,
engaging more actively with inexperienced landlords who
are unaware of the requirements of their role, and pursuing
‘rogue landlords’ with forceful applications of the law. Our
broad approach is to use all legal and informal powers at
our disposal to set an example for private landlords, use
our powers of persuasion and negotiation to bring about
improvements in standards, and where this fails to step in
to enforce robustly against inadequate stock maintenance
and poor management in the private sector.
We believe that our approach of engaging with private
landlords constructively and enforcing the law robustly
where necessary has contributed to gradual, incremental
improvements to the quality of private-sector stock.
Nevertheless, there is no room for complacency given
the relatively large private-rented sector and the
preponderance of HMO properties in Hounslow. In broad
terms, we understand the private sector as a major source
of housing supply and use our regulatory powers to
maintain standards and sustain tenancies where housing
conditions are poor, and to return empty properties back
into the housing market. We are seeking to step up our
activities in the regulation and enforcement of standards
in the HMO sector, and through these activities increase
the number of homes available for private sector lettings,
particularly at affordable levels. Beyond these practical
interventions in the private sector, our position as the
largest single landlord in Hounslow is itself an opportunity
to encourage best practise. This is by integrating the work
of our estates improvement programme with landlords
and using Hounslow resident services as a beacon of
good practice in housing management. Through the
Landlords Forum, we hope to share our approaches and
learning with engaged landlords and improve Hounslow’s
relationship with the sector.
Hounslow’s Housing Pledge clearly references the link
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between tackling rogue landlords and increasing the
supply of housing in the borough, and commits the
Council to using its legal powers under housing and
planning legislation to address poor management and
conditions within the private rented sector. This highprofile commitment is ambitious in projecting up to 400
enforcement notices to be issued against landlords, and
up to 80 legal actions being brought to resolve the most
difficult cases of poor management and disrepair. Before
moving to formal notices, however, the Council will use
all of its powers of support and persuasion to reduce
the number of empty properties and improve quality in
the private sector. A far greater proportion of our work,
however, will go into working constructively with landlords
to bring about property improvements without resorting to
enforcement activity.

1. Homes in Multiple Occupation (HMOs)
Houses in Multiple Occupation (HMOs) are a vital source
of affordable accommodation to the sizeable population
of younger people and migrants that form Hounslow’s
economically active population. They are also vital to the
Council’s efforts to successfully discharge its new legal
duties under the HRA 2017, which has created additional
demand for singles accommodation by extending the
statutory duties to prevent and relieve homelessness to
single applicants. HMOs include buildings containing
several self-contained flats and buildings in which several
rooms are let with shared facilities. Within the HMO sector
standards vary considerably, ranging from well maintained,
safe, secure accommodation to properties that fail to meet
health and safety standards, or are overcrowded, noisy, or
in rare cases the focus of anti-social or criminal activity.
In broad terms, the Council has legal powers under the
Housing Act 2004 to enforce against HMO landlords, and
in extreme cases to prosecute them and require remedial
works to the property concerned. These powers have
now been extended to include the issue of civil fines of
up to £30,000 as an alternative to prosecution for certain
offences. At present, Hounslow ascribes to the Londonwide Landlord Accreditation Scheme as the route through
which high-performing landlords can signal publicly their
endorsement of high standards of property and tenancy
management. Cabinet agreed in January 2019 to consult
over extending the current HMO licensing scheme, bringing
to public attention the particularly pressing requirements of
managing multi-occupied properties. Suggested extensions
to the current licensing scheme are designed to eliminate
dangerous and overcrowded accommodation and bring
rogue landlords to account. Subject to consultation,
the new licensing scheme is likely to include additional
requirements for larger room sizes for multiple occupancy,

limits on the numbers of people sharing facilities, and the
imposition of higher standards for property maintenance,
tenancy management and controlling antisocial behaviour.
The Homelessness Reduction Act 2017 is one reason for the
pressing need for extending the regulation of HMOs locally,
given the intricate connection between property standards
and homelessness in the borough. The enforcement
team already work closely with the ‘My Independence’
team and share intelligence when it appears that the only
solution to health and safety issues in a particular HMO is
to close it down until basic standards have been reached.
A more joined up approach to enforcement has already
prevented large scale emergency accessions into temporary
accommodation (TA), allowing ‘My Independence’ officers
to work with individual clients to find solutions before a
closure notice is issued. Over the course of this strategy, this
integrated approach to property and people will inform the
commissioning of properties suitable for discharge under
relief duties, and for temporary accommodation.

2. Empty Properties
Empty properties are both a waste of vital housing and
potentially a source of nuisance and environmental
degradation. Bringing empty properties back into use
forms a vital strand of the Council’s strategy to increase
the supply of housing across the borough, linking
directly back to the Housing Pledge, and referencing the
Corporate commitment to build clean, green and safe
neighbourhoods. Internally, the Council has demonstrated
its commitment to reducing waste in its own stock by
radical improvements in the turnaround of void properties in
its management with the number of days Council properties
remain empty between lettings reduced from 29 days in
2014 to less than 20 in 2018. In the private sector, however,
the Council must temper its legal powers to enforce against
an empty property in disrepair with an acknowledgement
of cases where there are legitimate reasons for an owner
leaving a property vacant. In regard to empty properties,
powers to engage with individual landlords range from
supportive interventions such as advice and information and
even direct grant making in some cases, to the compulsory
purchase of properties where such supportive engagement
has failed. Engagement with each landlord will commence
on referral into the enforcement team and cease when the
property in question is once again subject to full Council
Tax. In the rare event that informal and formal enforcement
is unsuccessful, a Compulsory Purchase Order (CPO) will
be considered an act of last resort. Nevertheless, the
ambitions of the Housing Pledge are such that the Council
must now appear willing to use of these radical powers to
return properties to the market. Enforcement activity will be
intensified at all stages of the enforcement process, with an
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expectation that 200 properties will be brought back into
use in the course of the Strategy.

What we propose to do
Over the next four-year term, the activities listed above
will contribute to better housing quality and a safe,
clean, green, and peaceful environment on and off
Hounslow’s housing estates. We propose to:

3. Engaging with the Private Sector
Over the next four-year term, the use of legal powers
to enforce will be accompanied by the deployment
of powers to persuade, engage and incentivise better
housing management in the private sector. Hounslow
currently runs a Landlords’ Forum which is open to all
private sector landlords in the borough. The Forum
combines regular meetings with Landlords to discuss
issues of concern, and the provision of information
and advice to Landlords on their main areas of legal
responsibility, Welfare Reform and the impact of Universal
Credit and lower LHA in Hounslow. The intention
over the next four years is to increase membership of
the Forum and use Hounslow’s excellence in housing
management to provide examples of good practise of
existing and potential landlords across the Borough.

 Increase the supply of private sector accommodation by
targeted enforcement activity
 Sustain tenancies and licences through supportive
interventions in the HMO sector and act rapidly to
address poor conditions in HMOs where people’s health
and safety is at risk.
 Expand the current HMO licensing scheme subject to
consultation
 Expand our range of supportive activities through
the Landlords’ Forum and continue to engage
constructively on key issues of housing quality and
Welfare Reform.
 Evaluate the impact of the 7-day service in nuisance
reporting.

Action plan
ACTIVITY

MILESTONE

LEAD OFFICER

MEASUREMENT

Increase Resident Satisfaction over
the term of this strategy

 Annual Survey
of Resident
Satisfaction

Resident Services

 Increase in resident
satisfaction

Sustain 100% Blocks with up to date
FRA

 Annual report to
Cabinet on Fire
Safety and H and S
Compliance
 FRAs publicised and
made available for
inspection

Resident Services

 Exception reporting
monthly
 Contract monitoring
reports monthly
 Pre and post major
works satisfaction
surveys

 Monthly monitoring
meetings
 Annual Resident
Satisfaction Survey

Resident Services

 Reduction in preinspections
 No. of repairs right
first time
 Increase in resident
satisfaction with
repairs service

Make 100% of Hounslow Blocks
compliant with the highest standards
of fire safety
Maintain 100% compliance in all
Health and Safety regimes
Make an impact on our Estates
through new ‘community offer’
approach to investment priorities
Implement Actions following
the Members Task and Finish
Group – Repairs, Maintenance and
Compliance Process
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ACTIVITY

MILESTONE

LEAD OFFICER

MEASUREMENT

Implement the Leaseholders Action
Plan

 Quarterly Updates
to Leaseholder
Forum

Resident Services

 Annual Leasehold
satisfaction Survey

Bed in the new approach to
Estates Management and achieve
increases in local satisfactions

 100% Estates
inspected quarterly

Resident Services

 Increase in the
number of estates
rated as good by
residents

Increase Rent Collection

 Annual Review of
Performance

Resident Services

 Increase rent
collection
 No of Tenancies
Sustained through
financial inclusion

Reduce Anti-Social Behaviour

 Annual Review of
Performance

Resident Services

 No of Tenancies
Sustained through
ASB Team
interventions
 ASB caseload

Increase the range of awareness and
take-up of opportunities for
Resident Engagement

 Annual Survey
of Resident
Satisfaction

Resident Services

 Increase in
residents’
satisfaction with
opportunities to
engage over the
term of the strategy
 No. of Estate-Based
events per annum

Improve and maintain high standards
in property and management across
the private sector

 Quarterly
Monitoring

Community
Safety &
Enforcement

 No of Enforcement
intervention notices
issued against
landlords
 No of legal actions
being brought to
resolve the most
difficult cases of
poor management
and disrepair

Introduce new HMO Licensing
Scheme

 New scheme
operational by 1
April 2020

Community
Safety &
Enforcement

 No of HMOs
licensed under new
scheme

Return empty properties to use in
the borough through enforcement
actions and compulsory purchase

 Quarterly
Monitoring

Community
Safety &
Enforcement

 No of properties
return to use
 No of CPOs

Integrate all environmental
enforcement activities to build
stronger communities and cleaner,
greener neighbourhoods.

 Annual joint report
to Cabinet

Community
Safety &
Enforcement

 No. of multiagency
actions
 No of fly-tipping
prosecutions

Resident Services
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OBJECTIVE FOUR

To support our
communities to live
independently by promoting
health and wellbeing
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Good quality housing is the foundation for a healthy,
happy and productive life, regardless of the age,
health and abilities of the individual. This absolute
correlation between health and housing is recognised
in London-wide and Hounslow planning policies and
captured in the 2018 Joint Health and Wellbeing
Strategy, which sets out a vision of Hounslow’s
communities as ‘healthy, happy, connected and
enabled to realise their full potential’’. To some extent
all elements of housing strategy influence the health
of the borough given the fundamental contribution
of good quality housing to good health. For some
members of the community, however, housing security
depends on the provision of additional support for
their particular needs and circumstances. This section
explores the particular contribution of the housing
strategy to the promotion of independence for people
who need that support, in recognition of the rights
of all Hounslow residents to a home that fits their
individual needs.
The strategy also supports the 10 principles outlined in
the draft Healthy Homes Bill.

Our Approach
Hounslow’s vision for health encompasses the need
to start well in life, to live well, and to age well. The
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major contribution of housing strategy to people who
are more vulnerable in Hounslow relates to support in
terms of specialist accommodation, floating support
for independent living, or support at times of crisis,
for example when eviction is threatened through
rent arrears. For some residents, the availability of
adaptations, specialist housing and housing support is
a vital underpinning to the process of living and aging
well. Our approach to service provision is to interpret
the role of landlord, assessor and allocator of public
housing as fully integrated with the broad services
available to the more vulnerable Hounslow residents
through health and social care.
Supporting more vulnerable groups to live well includes
much of the activity set out under the first strategy
objective, which details how Hounslow helps housing
applicants to secure accommodation and to achieve
the highest level of independence possible, whether
that be through finding employment, developing skills,
accessing benefits or learning how to manage personal
finances. For those with more specific needs, support
for ‘living well’ might also include the provision of
housing support at the beginning of tenancies, or at
points of crisis, and in some cases might require access
to more specialist forms of supported accommodation.
These housing services are located at the point of
entry into the housing department with the ‘My
Independence’ team, and within the Landlord Service
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in the Financial Inclusion Team. A particular emphasis
is placed on making sure residents discharged from
hospital with housing needs do so within a planned
and managed process that alleviates the pressures both
on hospital discharge teams and front-line housing
services. In terms of broader public health objectives,
the housing strategy supports ‘living well’ by providing
places to exercise, unwind and to play.
As a landlord, the provision of sheltered and supported
housing to older people remains necessary to meet the
demands of an aging population. The national aging
‘bulge’ appears more prominent in Hounslow where
half the population is over 45 and the number of people
beyond retirement age is more than 21% of the resident
population, against 11% of the general population. As
the resident population grows old and a greater number
of people survive into old age, we expect greater demand
for housing that is capable of being adapted for care and
mobility requirements, and suitable for occupation by
the frail and disabled. Requirements for frail, elderly and
extra care facilities will be compounded by the projected
rise in the incidence of dementia amongst the very elderly
population. This document acknowledges not only the
vital role played by sheltered housing in providing a
range of options for older people, but also the increasing
opportunities for home-based support created by
technological innovation and digital connection.
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Living well
1. Gateway services
The co-funding of front-line housing assessment services
with social care and health in Hounslow prepared us for
the introduction of holistic assessments under the new
legislative framework of the Homelessness Reduction Act,
and forms an established pathway to housing support,
social care and a wide variety of practical options. At the
front line, initial advice is offered on general housing issues,
on housing suitability including sheltered and supported
accommodation options, support for vulnerable clients
and carers and information on health and communitybased services. For adults with mental or physical health
problems, the ‘My Independence’ team also offers a
speedy referral into assessments for housing support, and,
where necessary, to additional assessments for adult social
care. Currently, the housing support offer at the point
of entry into the service can include direct assistance in
sustaining existing tenancies, placements into temporary
accommodation, and, if necessary, support to settle into
either general needs or specialist accommodation.
Being joint funded means ‘My Independence’ works
both to prevent homelessness and to reduce the need
for intensive packages of care or crisis interventions from
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adult social care and children’s services, a dual agenda
that distinguishes Hounslow’s approach to the housing
gateway from more traditional services. The first notable
consequence is the intensive focus on identifying and
meeting the needs of carers at the point of entry into
the housing service. This is an area where pre-prevention
measures have proved particularly fruitful in preventing
breakdown in carer relationships, and thus avoiding a
housing crisis and a potential additional case for social
care. Where caring is identified as a factor in the housing
problems of any applicant, a range of interventions have
been developed to support that relationship and assist
residents to access other sources of support. Second, ‘My
Independence’ specifically seeks to diagnose and address
social isolation, recognising its strong correlation with
low financial capability and unemployment. Packages of
pre-prevention measures support socially isolated residents
to make human connections and through them develop
the confidence to become more economically active. ‘My
Independence’ is also positioned to embed a wider agenda
of ‘social prescribing’, through which residents presenting
with housing problems can be connected to local
community services for practical and emotional support.
Over the next four years, ‘My Independence’ will
expand the options for in-home support for vulnerable
applicants and help to reconfigure carers’ services by early
identification of carers and assessments of their needs at
the point of entry into the housing service. In doing so,
the future strategy for supporting independence builds on
an already firm foundation of closely integrated housing,

health and social care services, by introducing an enhanced
range of housing options for vulnerable applicants and a
holistic approach to assessment and support.

2. Using social housing to support vulnerable
groups
‘My Independence’ focus is always on maintaining the
independence of residents and building the resilience
needed to survive without ongoing support. In this regard,
deterring homeless applications and diverting people with
support needs towards housing register applications forms
a major strand of Hounslow’s approach to promoting
healthy living and independence. The current Allocation
Policy was configured to divert people with housing need
toward the Housing Register by conferring priority on the
groups considered to be in critical local need, thus reducing
any perverse incentive to apply as homeless just to receive
a social housing tenancy. This direction of travel toward
more lettings through the Register will be maintained for
the duration of this strategy, and will be augmented by the
continued deployment of specialist housing to divert away
from statutory housing assessments.

3. Housing Support for adults
Equally important is the availability of housing support as
a means of stabilising residents in crisis and supporting
them to sustain their tenancies and avoid homelessness.
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Alongside these housing-based interventions, My
Independence will continue to act as a point of referral
to more specialist supported housing units for people
with mental health problems and learning disabilities. In
addition, new contracts have been commissioned as part
of the LIFE project to deliver specialist housing support
to young people, people with low level mental health
problems, learning disabilities, and single homeless people.
The intention is to address individual cases of social
isolation and financial exclusion and work with clients to
build the resilience to manage without help. Integration
of ‘My Independence’ with Children’s and Adult Services
will continue to be an objective for the duration of this
strategy, with the housing support contracts bridging the
gap between accommodation and care.
Housing Support is also essential for people experiencing
domestic violence, the second largest cause of
homelessness in Hounslow. ‘My Independence’ works
closely with the Council’s community safety team to provide
support in cases where housing is a risk factor. Additionally,
at the front line, if domestic violence is an issue an
Independent Domestic Violence Advocate (IDVA) will be
requested to support applicants through the Personal
Housing Plan process. In emergency cases, referrals can be
made to Refuge provision, while accommodation options
away from the perpetrator are fully explored.
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4. Care Leavers
A focus for this strategy will be on measures to support
care leavers in their transition to independent living
through the provision of quality housing and appropriate
levels of support. During the last strategy period, their
needs were specifically recognised in the Allocations Policy,
which introduced a specific category for care leavers and
made allowance for this category in the annual lettings
plan. Allied to this practical change, is a greater focus on
prevention, with care leavers being supported through
their transition to independence in a seamless process
that allows Register applications to be taken as part of
an overarching, child-centred plan. Additional specialist
support for care leavers as they move into their first
independent home is being explored.
For 16/17 year olds more generally, a joint pilot initiative
between Children’s Services and Housing aims to ensure
housing and support needs are quickly assessed at the
point of presentation, and young people are diverted
from care by providing alternative solutions to their
housing problems.
The over-arching objective is to smooth the passage
of existing care leavers from the service and reduce
the number of 16/17 years olds that are taken into
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care as a result of housing difficulties. Over the next
four years we will continue to prioritise care leavers
on the housing register, and with regard to 16/17 year
olds work toward a shared goal of one assessment for
housing and support needs.

5. Residents with disabilities
An important focus of this strategy will be the needs
of residents with disabilities. The new Allocations Policy
recognises urgent medical needs in placing applicants
with the severest conditions as the highest priority and
those with other pressing medical needs in Band Two.
Such is the shortage of adapted property, however, that
recognition of medical needs is not enough to guarantee
that suitable housing will become available even when
medical priority is allocated. Over the next four years
properties with existing adaptations will be targeted by
under-occupation initiatives if the adaptations are no
longer needed. Other supply side measures planned for
the next strategy include a wider use of the Disabled
Facilities Grant to make existing homes accessible to
residents living in unsuitable properties. For people with
mental health problems, direct support will be made
available through the ‘My Independence’ gateway, as
well as through the Resident Services based specialist
services where residents are experiencing difficulties in
managing their Council tenancies. Options available
to housing applicants through the ‘My Independence’
service will be further expanded to include enhanced

debt advice, better connections to day centres and
voluntary sector organisations and links to skills
development options in recognition of the need for
creative and holistic approaches to housing crises for
people less able to cope, at risk of homelessness, or
experiencing social exclusion.

6. Hospital discharge
A further area of specialist focus will be on hospital
discharge. Currently, specialist officers are in Hounslow
hospitals, facilitating the discharge process to avoid
unnecessary delay, making sure the housing needs
of patients being discharged are met, whether those
needs are for accommodation, or for assistance in their
own homes. Pre-assessments of homeless patients are
conducted at the earliest possible point, to prevent
unplanned referrals to the ‘My Independence’ service.
Residents who have homes are supported with free or
low-cost practical help, mobility aids, decluttering and
cleaning using a discretionary DFG, commissioning of
minor repairs and improvements to their homes following
hospital discharge, and a free telecare package made for
6 weeks where discharged patients are at risk of falls. This
bridge between hospital and home creates a space for
more in-depth assessments for longer term support to be
conducted where necessary, and has the effect of easing
bed-blocking, and reducing unplanned presentations
at the housing gateway. This service is supported by
dedicated occupational therapists in the housing service,
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who are explicitly directed to assess the capabilities of
people with disabilities and those leaving hospital to
make sure appropriate adaptations are secured to their
properties. Over the next year, more accurate information
on the causes of delayed discharges from hospital will
be gathered and will be used over the next strategy term
to streamline systems, reduce delays in discharge even
further, and prevent unnecessary readmissions to hospital
due to housing related problems.

alerts mobile wardens if a service user needs help, and
has recently been enhanced by the introduction of a
lifting service that assists residents who have fallen but
are not injured. Linkline maintains independent living
by reassuring service users and relatives that help is at
hand and offers a core service around which additional
telecare and digital support options can be structured.

Aging Well

For older people who need more support, Hounslow
remains committed to improving sheltered housing and
support services. The numbers of people over 60 years
old are increasing both as a proportion of the population
and in absolute numbers, making it likely that demand
for sheltered housing will rise between 2018 and 2022.
Actions falling out of the last strategy included the
modernisation and rebuilding of Hounslow’s portfolio of
sheltered housing making every unit fit for purpose and
of a high standard. Whilst the overall numbers of units
have been reduced to 750 through the refurbishment
and re-provisioning of sheltered housing over the last
four years, this reduction has been accompanied by a
planned transition to a hub delivery model, through
which warden services can be extended beyond the four
hub units to the wider community.

1. Linkline and telecare
Wherever possible, Housing’s strategic contribution to
‘aging well’ will involve supporting older people to live
independently in their own homes as long as those
homes are suitable and safe for occupation. Within
Resident Services, the highly localised, intelligence driven
structure of the estates service now provides a route to
identifying and supporting older people who are socially
isolated or struggling to cope in Council tenancies.
For all borough residents, developing solutions to the
challenges of aging forms an important aspect of our
strategy. The Linkline+ quick response telephone service
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Over the term of this strategy, sheltered housing
units will assume an expanded role in Hounslow
communities, providing a centre for inclusive social
activities open to scheme residents and the wider
community. Older people will continue to play a role
in modelling sheltered services through the Sheltered
Accommodation Residents Association (SARA), and
will place an active role in assessing whether the hub
model serves local needs and meets demand. The
current service structure lends itself to the development
of telecare solutions to the problems of aging, with
the Linkline service well placed to manage the
technology and monitoring of telecare technology.
Over the course of this strategy, a more comprehensive
approach to telecare will be developed in partnership
with adult social care.

Extra Care – Bristol Court
By Sept 2019, our remodelled sheltered portfolio
will be further enhanced by Bristol Court. This
is a new dedicated extra-care unit with 94 beds
available for frail elderly people and people with
disabilities including dementia. This is a groundbreaking development for Hounslow, in that the
facility has no lower age limit, is fully integrated
with adult social care services, and will be a
significant first step toward reducing reliance
on costly residential care for people who need
additional help in coping with life without
being fully dependent on personal care. Bristol
Court will deliver quality of life benefits for
residents, as well as substantial cost savings
for the Council, and marks a new category
of housing solution for some of the most
vulnerable people in the borough.

What we propose to do
The direction of travel for supportive services reflects
the overarching thrust of policy and legislation toward
greater choices for residents in need of extra help in
accessing and maintaining their homes, and greater
power in determining how care is provided. For
Hounslow, this means that point of access housing
services must deliver holistic services in which secure
housing is just one part of a package of measures to
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promote health and happiness amongst Hounslow’s
communities. For all housing applicants this means
better housing support for independent living and a
continued focus on using digital technology to provide
better services and closer monitoring in the community.
This is particularly true for older people, for whom
digital monitoring can provide a level of comfort and
connection that supports independence for far longer.
Over the course of the next strategy we will;
 Develop further the use of PHPs to divert vulnerable
housing applicants to supportive services and to
ameliorate the risks of delayed discharge and street
homelessness amongst vulnerable applicants.
 Provide tenancy support at the point of letting and
at times of crisis for people in Council housing.
 Monitor allocations to people with disabilities
and ensure the adaptable properties are reserved
for medical lettings, and that adapted properties
are targeted by the under-occupation initiative if
adaptations are no longer needed.
 Use the Linkline service as the foundation for new
digital services to older and vulnerable residents,
with telecare delivered through phone, internet
and community television.
 Develop the hub model of sheltered housing to
include activities specifically designed to attract
older people from the wider community and
address social exclusion and loneliness amongst
the aging population. Feedback and utilisation
will be measured and used to plan an expanding
range of activities.
 Expand the current offer of Extra Care Housing
by opening “Bristol Court” a new 94unit scheme
that will include properties for those with physical
disabilities, support needs including Dementia and
Learning Disabilities suites.
 Encourage digital inclusion amongst older people
by installing wi-fi at sheltered units and including
web-based activities in sheltered social programmes.
 Continue with a programme of improvements to
Sheltered Housing stock that prioritises fire safety
and ensures that the hardware and software of
alarm system is state of the art.
 Expand and professionalise the Handypersons
Service, and make it easily accessible to Council
residents who are older or vulnerable.
 Offer residents with Dementia a grant to make
changes and adaptations to their home to enable
them to remain independent for longer.
Additionally, this strategy links its actions to the new
Health Prevention Strategy specifically around housing,
stock, falls, joint working, isolation, social prescribing
and exclusion.
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Action plan
ACTIVITY

MILESTONE

LEAD OFFICER

MEASUREMENT

Open Bristol Court Extra Care Unit

 By September
2019

Resident Services

 100% occupancy by Dec
2019

Provide housing support to
all applicants threatened with
homelessness where vulnerability is
the cause of that threat

 Annual
report on
performance

Housing Services

 No. of support cases
 Homelessness prevented
through support

Free up adapted and adaptable
properties by offering incentives to
under-occupying households or those
no longer in need of adaptation

 Annual
report on
performance

Housing Services

 No. of adapted and
accessible homes made
available for new lettings

Work with hospital teams to improve
the offer to residents being
discharged from hospital

 Cabinet
Report

Housing Services

 No. of clients receiving
assistance with
independent living
through Linkline

Resident Services

Continue to expand the assisted
lifting service to clients
Expand the range of options to assist
independent living

 Annual
Performance
report

Resident Services

 No. of handypersons
visits
 No of grants to older
people and people with
dementia

Housing investment programme
to maintain fire safety standards in
Sheltered Blocks.

 Annual Report
to Cabinet

Resident Services

 100% of Sheltered blocks
to have FRA and remedial
works completed within 3
months
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To create a cleaner,
safer and greener living
environment
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The theme of this strategy has been the location of
Hounslow Housing as the engine of transformational
change in the borough, with housing access and
affordability crucial to the health and happiness of its
residents. The final section of the strategy explores
the role of housing in place-making, and sets out
the measures that will deliver a clean, safe, green
environment for Hounslow residents over the next
four years. It suggests that quality of life, a sense of
community pride, and a clear borough identity are
all shaped by a complex interplay between the built
environment and the way that environment is used,
enjoyed and sustained. In this section, environment is
broadly defined to cover plans to transform the physical
shape of the borough through a design for community
life that transcends mere shelter, and the interventions
necessary to sustain Hounslow’s neighbourhoods as
clean, attractive and accessible. It emphasises measures
that will create healthier housing living conditions with
a reduced carbon footprint, set within attractive shared
spaces that are perceived as safe by the community.

Our Approach
This strategy is produced on the cusp of great change
in Hounslow’s infrastructure and identity. Building 5000
new affordable homes and investing on housing estates
and their environments places housing at the core of
a wider borough regeneration that encompasses new
commercial, retail and public spaces. Our approach
to creating great neighbourhoods is to locate the
development of high quality, accessible and affordable
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housing across tenures within the much wider task of
shaping a new identity for Hounslow. As the location
of the UK’s primary airport, Hounslow is particularly
sensitive to the dangers of climate change and the need
to reduce emissions and improve air quality, and all
building and upgrade programmes will be completed
to the highest standards of thermal efficiency. Building
communities requires a broader understanding of
the concept of home, that includes attractive, useful,
accessible and well-maintained communal spaces. Our
plans for this strategy period are to build on an already
solid foundation with investment that supports the
wider place-making strategy of the borough, combining
investment in the thermal efficiency of housing units,
with significant and visible improvements to shared
and communal spaces. We also recognise the need
for residents to feel a sense of ownership of their
neighbourhoods, and the consequent necessity of
tackling crime and the fear of crime by removing rapidly
any suggestion that public spaces are dominated by
those who are not invested in our vision. We intend
to develop housing approaches to enforcement and
antisocial behaviour that align closely with wider
corporate approaches, and use strong partnerships with
the police and voluntary sector agencies to tackle the
wider social problems these practices represent.

1. Sustainability in our stock
Hounslow has invested significantly in improving the
quality of council homes and providing additional
housing. This programme has also had spin-off benefits
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for energy efficiency, long-term refurbishment planning
and asset management. Works however to improve
energy efficiency in the existing housing stock are crucial
if significant inroads are to be made into improving the
sustainability of the Borough’s stock.
The Home Energy Conservation Act 1995 (HECA)
requires the Council to publish its plans to improve
the energy efficiency of homes in the borough. These
Plans include improving the energy efficiency in its
Council homes by embracing the need to undertake
eco-retrofits and continuously tackle fuel poverty and
deliver affordable warmth. For example, the Council
is undertaking extensive external wall insulation
programmes on the Worple and Worton estates (circa
250 properties in Isleworth) to the social housing streetside properties – with the aim of significantly improving
their energy efficiency. The Council has the wider
ambition to help reduce energy consumption across all
homes in the borough regardless of tenure. The Council
recognises there will be challenges ahead - such as
incentivising the uptake of energy efficient measures
for households in private sector housing. A number
of these issues will be considered within the Climate
Emergency Action Plan. However, improvements across
privately rented properties should arise from the tougher
approach to enforcement in the private sector and the
new HMO registration scheme.
Ever increasing fuel costs, income staying the same
in real terms and welfare reform, is placing increased
pressure on Hounslow’s most vulnerable residents. It
is estimated that just over 9,000 households in the
borough are fuel poor. To help tackle this, the Council
has funded the ‘Better Homes, Better Health’ scheme
since 2016 - which targets vulnerable households (circa
600 a year) offering a package of support designed to
tackle fuel poverty and winter ill health in a holistic way.

2. Living places
Our aim is for a decent environment to encapsulate
decent homes of every tenure. The link between poor
housing conditions and physical health has been
long established, but the quality and attractiveness of
the surrounding public spaces also has an impact on
the quality of life, and mental and physical health of
individuals and communities. Run down or abandoned
housing and surrounding spaces contributes to fear
of crime and can reduce property value and affect the
confidence and esteem of communities and individuals.
Further, creating a consistent quality in public spaces
involves a complex articulation between various agencies
and sections of the community. In terms of physical

improvements, housing investment in public spaces
on estates augments the borough’s wider investment
in streets, footpaths and street lighting along public
highways by Hounslow Highways.
More specifically, this programme extends to our
housing estates with direct capital investment in excess
of £9m to improve the transport infrastructure across
estates footways, footpaths, carriageways and car
parks as well as new estate-based LED street lighting
in 2018/19 alone. This will significantly reduce energy
consumption and resulting carbon footprint and will
also enable better control of light levels appropriate
to specific locations through remote control of the
lighting. Capital investment in CCTV will replace and
upgrade the estate-based cameras and connections,
as part of a borough-wide strategy to centralise and
harmonise CCTV systems across Housing, Community
Safety, and Traffic Enforcement. With management
and monitoring also being centralised in 2019, these
measures are expected to have a significant impact
on the incidence of ASB and fear of crime across the
borough and on our housing estates.
The move to making an impact on estates through
capital investment will see each estate subject to capital
improvements benefit from investment in open spaces,
play areas and community facilities. The community
offer set out in the 2018 Investment Report to Cabinet
confirms a ‘whole estate’ approach to investment, with
packages of improvements to communal areas linked to
every refurbishment. The community-focussed approach
means that residents will be directly engaged in deciding
which community facilities are most desired, be that hall
improvements, play areas, bicycle storage, and protective
netting for balconies and communal spaces. Alongside
the “community offer” approach to major works, we
will work jointly with residents to enable them to play a
continuous role in shaping their communities, offering
ongoing support to residents who wish to be involved
in running and maintaining community spaces for their
estates, such as community centres and green spaces,
and making it as easy as possible for residents to run
their own community based projects.

3. Community Safety
Investment in housing infrastructure will be augmented
over the next four years by robust approaches to
tackling crime and the fear of crime through strong
and successful partnership arrangements across
the Council and beyond, including the Council’s
community safety team, adult and social care services,
the third sector and the police.
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Housing is a leading participant in the Council’s community
safety initiatives and a signatory to the borough-wide interagency Community Safety Strategy, which sets as its vision
the ideal of “Working in partnership to make Hounslow
a safer place to work, live and visit”. Tackling crime and
anti-social behaviour has already led to improvements
in residents’ perceptions of the borough, with 94% of
respondents to the Hounslow Housing Residents Survey
2016 in their local area during the day. More work is
needed, however, to tackle the most intractable problems
of anti-social behaviour and to address both the level
of crime in the borough and the fear of crime that still
constrains some residents from enjoying community life.
As we develop this strategy, knife crime with injury
has been on the increase across London with incidents
also happening within Hounslow. We need to urgently
prevent these incidents from re-occurring. Our
priorities within this theme are therefore to develop a
comprehensive plan of partnership action to tackle the
immediate threat to safety posed by knife crime across
the borough. However, as important as our plans will
be, we will also not overlook the important role that our
young people can play in making Hounslow the best and
safest place to live. We will therefore ensure they have
every opportunity to flourish and make the most out of
the wealth of opportunities available. We will strengthen
our partnership efforts to divert young people at highest
risk of offending and victimisation away from a life ruined
by crime and onto a better path. Linked to knife crime,
attention will also be paid to the emerging issue of gang
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activity, and the effects of families moving to Hounslow
after being involved in gangs or other criminal activities
on ASB and crime in other boroughs. Hounslow is a net
receiver of such families from across London due to its
relevant vibrant rented sectors and has become aware of
an increasing number of troubled families and vulnerable
people placed in the borough to escape gang violence
elsewhere in London. Though supportive of the need to
allow a fresh start, work will commence on establishing
protocols for information transfer in these circumstances,
to address the need for housing and community safety
to be informed of potential issues at the same time
as safeguarding services are informed about potential
vulnerabilities.
Domestic violence (DV) also continues to be one of the
highest reasons for homelessness in the borough and a
very high proportion of the Council’s Domestic & Sexual
Violence services’ work involves supporting victims living
in council stock. Additionally, most cases discussed at the
high risk DV Multi-Agency Risk Assessment Conference
relate to council tenants, with others living in emergency
accommodation. The local authority is proud to support
the Safer Homes initiative, which provides extra security to
victims of DV that wish to remain in their current home.
Again, most properties secured through this initiative
belong to Hounslow Housing tenants. As a housing
provider we will review our approach to tackling Violence
Against Women and Girls and explore implementation of
the national benchmark for best practise created by the
Domestic Abuse Housing Alliance. In addition, we will work
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in partnership with the Integrated Offender Management
Scheme and Hate Crime Advocate to tackle prolific
offenders and support victims of hate crime respectively.
Further interagency collaboration is also expected over the
Mental Health protocol, which sets out measures to prevent
the exploitation of vulnerable tenants on estates, as well as
addressing the damaging consequences of unacceptable
practises such as ‘cuckooing’.
Hounslow’s Community Safety Strategy identifies housing’s
central role and priorities in keeping our borough safe
through a more collaborative approach that engages
all agencies in meeting their shared objectives. We will
review our community safety priorities to ensure that in
partnership with the Police, these are diverted to increasing
neighbourhood policing, keeping our communities safe.

4. Environmental Enforcement
Over the next four years, the connection between good
quality housing and strong communities will be further
emphasised through a closer alignment of environmental
enforcement powers with strategic housing objectives.
Environmental problems such as fly tipping and graffiti
degrade the physical environment and undermine the
pride people take in their localities and communities. We
recognise that building communities and neighbourhoods
requires calibration of a web of agencies and services
across the boundaries of estates and the public realm
to reduce environmental nuisance. A multi- partner
action group has been formed to deliver a seamless
environmental enforcement service, bringing key services
such as neighbourhood enforcement, licensing, CCTV
and the Police together. Their joint activities target fly
tipping hotspots, with the emphasis being on highly visible
actions that identify and address common environmental
problems, and act as a deterrent to potential offenders.
This activity will continue for the duration of the next
strategy, with closer alignment between environmental
enforcement and the enhanced impact programme now
being initiated on Hounslow’s housing estates.
The recent move to a seven-day a week service for
Hounslow for the neighbourhood enforcement team
expresses our desire to provide services that are responsive
to residents needs in relation to their community
environment. Most noise nuisance occurs at the weekend,
and this service extension is something that residents have
repeatedly asked for. Provided through the Community
warden/community safety axis, the noise nuisance
team works closely with Resident Services to align their
enforcement activities with tenancy actions on estates. In
private sector properties, the new seven-day a week service
will work closely with front line council officers to make

sure noise nuisance and ASB issues picked up through
resident complaints are translated into enforcement actions.
A further boost to Hounslow’s enforcement activities will
be provided through the better management of CCTV
provision, and a consistent approach to utilising intelligence
gained from the CCTV apparatus deployed across the
borough. Currently split between Housing Estates and
the wider environment, agreement has been reached to
centralise the installation, management and monitoring
of all Hounslow’s CCTV. This will ensure that it is used
proactively to identify problems through a consistent
approach to monitoring. This will provide community
intelligence that will be transferred appropriately to
services, and remedial actions will be correctly allocated
and followed through. These management arrangements
complement the capital investment being committed to
CCTV on housing estates, meaning that new hardware will
be consistently managed by specialist officers.

What we propose to do
The following key actions have been identified for the
term of the new strategy in relation to building better
neighbourhoods. We will:
 Review our borough safety strategy priorities to ensure
these are reflective of community priority needs and
support the most vulnerable people and places.
 Improve and maintain quality standards in council
housing and in the private rented sector.
 Build HECA improvements into all Estate refurbishments
and increase the take up of energy efficiency measures
across all tenures.
 Coordinate investment in estate roads, lighting and
CCTV with the corporate strategy, and complete a
programme of capital works on estate infrastructure.
 Implement the Estate Impact approach to capital
investment and evaluate through resident satisfaction
measures.
 Reduce ASB on housing estates through the analysis
and deployment of housing officer intelligence, and
by referring more serious cases appropriately to the
specialist team.
 Address the emerging problems of managing the
consequences of other borough’s actions in particular
relating to incoming troubled families and travellers.
 Reduce fly tipping through multi-agency actions and
closer engagement with affected communities.
 Reduce noise nuisance through the extended seven-day
service, and evaluate effectiveness of weekend working.
 Work with partners in highways to implement fully the
centralised CCTV management structure and agree joint
outcomes for the new service.
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Action plan
ACTIVITY

MILESTONE

LEAD OFFICER

MEASUREMENT

Review our community safety
priorities

 Revised community
safety plan/strateg

Community
Safety &
Enforcement

 No. of crime
incidents reported

Protect victims and vulnerable
people

 Strengthen our
policing efforts
to protect victims
of crime and
vulnerable people

Community
Safety &
Enforcement

 No. of crime
incidents reported

Reduce fuel poverty through
increased level of decency across
tenures

 Annual report on
housing investment
to Cabinet

Resident Services

 No. of homes
subject to decency
works
 No. of homes
and estates
subject to HECA
improvements
 No. of energy
efficiency grants
utilised

Complete four-year investment
programme in estate roads, paths
and CCTV

 Annual Report to
Cabinet

Resident Services

 Annual spend
on Estate roads,
lighting and
environmental
improvements
 No. of CCTV
cameras installed or
upgraded

Integrate all environmental
enforcement activities to build
stronger communities and cleaner,
greener neighbourhoods

 Quarterly Reporting

Community
Safety &
Enforcement

 No. of multiagency
actions
 No. of fly tipping
prosecutions
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Appendix 1
Rough Sleeping Strategy
and Action Plan
Rough Sleeping Strategy
Objective One – to reduce homelessness and tackle
its causes and consequences sets out our approach to
homelessness prevention with section 6 setting out
key activities in relation to single homelessness and
rough sleeping.
Rough Sleeping is the most visible form of homelessness
and has the highest detrimental impact on each
individual who experiences rough sleeping in relation
to their overall health and wellbeing. Rough Sleeping
therefore has a specific focus within this Housing
Strategy which is expanded on in this appendix which
forms its own discrete strategy.

Context
Rough Sleepers are identified as those who are sleeping
out in the open air, including in doorways, in parks and
in makeshift encampments. Rough Sleepers will find
places of shelter so may be hidden from sight and are
distinguishable from street beggars who frequent town
centre areas during the day time.
The number of people sleeping rough in Hounslow has
significantly fallen over the span of the previous housing
strategy. In 2015/16 there were 191 people seen sleeping
rough in Hounslow compared to 87 in 2018/19. This
data refers to unique individuals seen over the course of
the year and does not reflect the number of people who
sleep rough on any given night. Rough sleeping counts
are carried out in the autumn of each year and are based
a single night snapshot – the count in 2014 found 32
people sleeping rough compared to 18 in the 2018 count.
Despite the positive impact of reducing rough sleeping,
the issues that contribute to rough sleeping have not
gone away and require continued focus to continue to
reduce the number of people sleeping rough to as close
to zero as possible, and prevent those at risk of rough
sleeping returning to the streets.

The Government published a Rough Sleeping Strategy
in 2018 which sets out its vision for halving rough
sleeping by 2022 and ending it by 2027. The Strategy
sets out a number of commitments across government
departments which are welcomed, in particular the
commitments to provide specific funding to support
models of Prevention, Intervention and Recovery, all of
which are crucial to work to the 2027 vision of ending
rough sleeping.

Prevention of Rough Sleeping
The current approach of alleviating and preventing
rough sleeping in Hounslow is made up of the following
elements:
 Early Identification of rough sleepers and those
at risk of rough sleeping. To identify those who may
be at risk of rough sleeping involves an assessment
of personal background including life experiences
and their current situation. Examples of those at
higher risk of rough sleeping are single people
experiencing relationship breakdown with limited
social networks, people being released from prison,
people being discharged from hospital following short
term admissions, and people with mental health and
substance misuse issues.
 Intervention and assertive engagement by
responding to Street Link referrals, No Second Night
Out, quickly identifying new rough sleepers via
the Street Outreach Team and enabling access into
emergency accommodation provision.
 Specialist Support to respond to the needs
of entrenched rough sleepers in a bespoke and
personalised way.

Relapse Prevention Model
Despite successes to date of preventing those at risk of
rough sleeping spending even one night on the street,
and alleviating rough sleeping by supporting those on
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the street to leave the street, each person has their own
unique, and often complex, issues to deal with that may
jeopardise their ability to remain in accommodation on
a longer term basis. This is why one of the key priorities
of this strategy going forward is the development and
implementation of a ‘Relapse Prevention Model’ for
those at risk of rough sleeping.

(including hospitals) Social Care, Substance Misuse,
Prison Service, Probation, Police, Job Centre Plus,
accommodation and support providers and wider staff
teams across the council.

The Relapse Prevention Model recognises that putting
a roof over a person’s head in isolation does not deal
with the issues that caused them to become homeless
in the first place and may cause them to become
homeless again. These issues range from one off periods
of depression which may prevent a person working
or paying rent, a return to prison for someone with
an offending history, enduring mental health needs,
substance misuse and single or multiple live events such
as bereavement of a close friend or family member. The
model to identify early signs of relapse is dependent
on working with key partners, for example, Health

The following action plan includes a combination of
activities to reduce and prevent rough sleeping on an
ongoing basis. Although this action plan is exclusively
targeted to rough sleeping, actions contained within the
wider Housing Strategy and the Homelessness Action
Plan, equally apply to rough sleeping issues. Rough
Sleepers are residents within our community and while
not underestimating the complexity of issues and needs
that may exist with rough sleepers, the strategic approach
is to adopt personalised solutions to homelessness and
rough sleeping, by being as inclusive as possible within our
services, our housing and in our communities.

Action Plan

Action Plan to Prevent and Reduce Rough Sleeping
ACTIVITY

MILESTONE

LEAD SERVICE

MEASUREMENT

Early identification of those
sleeping rough and those at
risk of rough sleeping

Awareness across council
services and with Members
and referrals to relevant
services made

Homelessness,
Independence
and Preventative
Services

Reduction in the
number of current and
new rough sleepers

Reduce the impact of Private
Sector Housing Enforcement
and Planning Enforcement
activity contributing to
homelessness resulting in
rough sleeping

Early warning system in place
with a joint response across
enforcement and housing
when enforcement action
may result in homelessness

Community
Safety, Planning,
and Private
Sector Housing
Enforcement

Reduction in the
number of people
becoming homeless via
enforcement action

Prevent evictions from
Hounslow Council tenancies

Eviction Prevention Panel
established

Resident Services

Reduction in the
number of evictions
from Council
tenancies that result in
homelessness

Prevent evictions from
Housing Association
tenancies

Eviction prevention process
established with Housing
Associations

Homelessness,
Independence
and Preventative
Services

Reduction in the
number of evictions
from Housing
Association tenancies
that result in
homelessness

Early identification of those
at risk of rough sleeping by
partner agencies

Co-location at Job
Centre Plus and referral
arrangements in place

Homelessness,
Independence
and Preventative
Services

Increase in number of
people seen at preprevention stage
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ACTIVITY

MILESTONE

LEAD SERVICE

MEASUREMENT

Create effective referral
pathways for those being
released from Prison

Pathway in place with prison
and probation

Homelessness,
Independence
and Preventative
Services

Reduction in the
number of people
presenting as homeless
on day of release from
prison

Ensure those rough sleeping
or at risk of rough sleeping
are not discharged from
hospital to the street

Co-location arrangements
with Housing and Hospital
Link Workers at general
hospital and mental health
hospital

Homelessness,
Independence
and Preventative
Services

Reduction in
homelessness and
rough sleeping
arising from hospital
discharges

Engagement with rough
sleepers by Street Outreach
Team

Response by Street Outreach
team to Streetlink referrals
and new rough sleepers

Homelessness,
Independence
and Preventative
Services

Reduction in number
of rough sleepers and
reduction in length of
time people sleep rough

Establish move on pathway
from No Second Night Out

Move on pathway in place
from NSNO hubs

Homelessness,
Independence
and Preventative
Services

Reduction in the
number of people
sleeping rough
following a stay in a
NSNO hub

Target work around hot
spot areas of rough sleeping
as they arise

Joint rapid response to
hot spots with Police and
Community Safety

Homelessness,
Independence
and Preventative
Services

Reduction in
emergence of hot spot
areas involving rough
sleeping

Mitigate against the impact
of Brexit (deal or no deal)

Support in place for those
applying for settled or presettled status

Housing

Increase in those
securing settled or presettled status

Ensure rough sleepers who
are not eligible or have no
local connection access advice
and reconnection support

Access to outreach
reconnection support and
legal advice regarding
immigration issues

Homelessness,
Independence
and Preventative
Services

Reduction in the
number of those
sleeping rough with no
recourse to public funds

Provide intensive and
bespoke support and
assistance to entrenched
rough sleepers

Personalised and bespoke
solutions in place

Homelessness,
Independence
and Preventative
Services

Reduction in the
number of entrenched
rough sleepers

Establish a range of
accommodation options for
rough sleepers and those at
risk of rough sleeping

Range of accommodation
options accessible to
prevent and alleviate rough
sleeping, e.g. emergency
accommodation, Supported
Accommodation, Private
Rented and social housing

Homelessness,
Independence
and Preventative
Services

Increased number
of people prevented
from sleeping rough
and reduction in the
number of rough
sleepers

Establish Relapse Prevention
Model to prevent those at risk
or rough sleeping returning
to a street based lifestyle

Relapse Prevention Model in
place with appropriate levels
of support across key partner
agencies

Homelessness,
Independence
and Preventative
Services

Reduction in repeat
rough sleeping
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ACTIVITY

MILESTONE

LEAD SERVICE

MEASUREMENT

Utilise Personalised Budgets
to support rough sleepers

Personalised budgets in place

Homelessness,
Independence
and Preventative
Services

Increased use of
personalised budgets to
prevent homelessness
or secure housing,
employment, training
and reduce social
isolation

Establish referral process
to West London Rough
Sleeping Prevention Service

Referral opportunities being
utilised

Homelessness,
Independence
and Preventative
Services

Increase in number
of referrals to West
London Rough Sleeping
Prevention Service

Establish referral process to
Somewhere Safe to Stay

Referral opportunities being
utilised

Homelessness,
Independence
and Preventative
Services

Increase in number of
referrals to Somewhere
Safe to Stay

Work with the voluntary
sector and faith groups to
support and encourage
rough sleepers to move
away from a street based
lifestyle

Provision of support and
guidance to the voluntary
sector and faith groups

Homelessness,
Independence
and Preventative
Services

Reduction in the
number of rough
sleepers returning to a
street based lifestyle

Establish Service User
involvement

Rough sleepers and former
rough sleepers involved in
service development and
design

Homelessness,
Independence
and Preventative
Services

New initiatives
established following
service user involvement

Secure funding to support
rough sleeper prevention
and relief activities

Apply for external funding
and support the voluntary
sector with funding
applications

Homelessness,
Independence
and Preventative
Services

Funding secured to
support rough sleeping
initiatives

Utilise cross boundary /cross
London working

Review West London / Pan
London services via Directors
groups

Housing Service

Increase in Hounslow
rough sleepers
accessing West London
and Pan London
initiatives

Recommission Street
Outreach Service

Review Street Outreach
Service and recommission
Outreach Service that is
responsive to changing needs
of rough sleeping profile

Homelessness,
Independence
and Preventative
Services

Newly commissioned
Street Outreach Service
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Implementing our
Housing Strategy
Feedback and comments
This strategy has been subject to consultation for a period of 6 weeks from June 2019 and has taken
account of feedback from our stakeholders, including residents and partners. All our efforts have
been focused in developing a housing strategy that is informative and clearly sets out our plans for
delivering new homes, meet housing need, prevent homelessness and provide excellent housing
services going forward to 2024.

An active and responsive document
Following this consultation and the finalising of our strategy we want this to be an active and responsive
document that keeps up with national and local changes in policy demand for services. To this end, we will
continue to work and engage with our key partners on the implementation of our strategy action plan.

London Borough of Hounslow
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