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Purpose 
 

1. The Lettings Plan outlines projections for lettings to social housing within Haringey 
for 2019-20; focusing on lettings for general needs housing, both for Council stock 
and properties supplied by Registered Housing Providers. Lettings to sheltered 
accommodation are subject to a separate nominations process and are not included 
for the purpose of this report.   

2. Our projections take into account the likely outturn for 2018-19 and the outcomes 
for the first 11 months of the year have been included for the purpose of this report.  

3. The Plan reflects the trend towards slower turnover of people leaving their secure or 
assured social tenancy, as well as some potential disposals through tenants 
exercising the right-to-buy. It also reflects the fact that there are no new-build 
schemes that are expected to be realised during the year. 

4. Significantly, it also assumes a further loss of housing stock on Broadwater Farm, 
with Tangmere nearly empty and residents from Northolt likely to be housed in the 
year and no further lets to those two blocks. There will be further effects from this, 
such as more limited moves from our existing tenants, which means they will not be 
vacating their existing properties, resulting in fewer lets.    

5. The Plan will continue to ensure that social housing continues to be fairly and 
effectively targeted to those most in housing need.  

6. The Lettings Plan currently anticipates 347 lets for 2019-20 to general needs 
accommodation, provided by both the local authority and registered providers. This 
is detailed in Appendix 2.  

7. This compares to the 326 properties let in the first 11 months of the year, detailed in 
Appendix 1, but takes into account the factors highlighted in paragraphs 3 and 4. 
These numbers are expected to increase by 31 March 2019 but remain lower than 
the original projection.    

Report Title Lettings Plan 2019 – 20  

Reporting Officer Leigh Richman, Head of Occupancy  

Executive Director Denise Gandy, Executive Director of Housing Demand 

Meeting Description P5 – Homelessness Sub-Group  

Meeting Date 14 March 2019 



ANNUAL LETTINGS PLAN 2019/20 
 

Background 

8. The allocation of housing is governed by part 6 of the Housing Act 1996, as 
amended. Housing authorities are required to have an allocations scheme, which 
must give ‘reasonable preference’ to certain groups of people.  These include: 

• People who are homeless 

• Those living in insanitary or overcrowded housing, or otherwise unsatisfactory 
housing conditions.   

• Those who need to move on medical or welfare grounds 

• Those who need to move to a particular locality within the district where it would 
cause hardship if they were unable to do so. 

9. In line with the Council’s Allocations Policy, the 2019-20 Lettings Plan ensures that 
those most in housing need will be targeted for re-housing and details projected 
lettings to each group of applicants on our housing list based on the anticipated 
supply of properties we expect to become available. In making our projections, we 
have used data such as past lettings, the potential new supply of properties, 
planned future activity, such as re-housing residents from regeneration areas and 
now Northolt and unplanned activity, such as losing stock from the sale of Council 
homes. 

10. Whilst at the start of the year we anticipated 405 lets in 2018-19, we now expect the 
outturn to be just over 360.  

11. Given our clear pressures we will need to work with our Registered Housing 
Provider partners to maximise their contribution in order for us to meet our 
obligations to those most in housing need, particularly as we risk a shortfall in 
meeting our bare commitments, particularly for households needing a one-bedroom 
property.   

12. The level of unmet demand in the borough shows 10,075 households on the waiting 
list. This compares to around 9,500 a year ago. The main increase is in the number 
of households in Band C (6,330), who now account for 62.8% of the waiting list. 
They will not secure social housing unless we are unable to let properties to higher 
priority Band A and Band B households, which is highly unlikely.  

13. There has also been a sharp increase in Band A households registered on the 
waiting list, from 409 to 568, a rise of 38%, largely due to the decants on 
Broadwater Farm.  Over 70% require a one-bedroom property.    

14. The number of households in temporary accommodation has shown a slight 
increase from 2,956 at 31 March 2018 to 2,965 at the end of February 2019. New 
placements into temporary accommodation are at reduced levels, which 
demonstrates the effectiveness of homelessness prevention activities following the 
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introduction of the Homelessness Reduction Act. However, moves from temporary 
accommodation have been restricted due to the majority of private sector properties 
being used to prevent and relieve homelessness as well as the fall, by over 150 
since last year, in the number of social lets going to homeless households.  

15. The Plan continues our commitment to ensure that some of the most vulnerable 
groups are diverted from requiring temporary accommodation. We intend to ensure 
that 66 people leaving care will be re-housed through the Care Leaver Move-On 
quota and that provision continues to be made for vulnerable adults and people with 
learning difficulties. 

Lettings Outturn 2018-19 

16. 326 lets have been achieved by the end of February 2019, against a projection of 
372 for the same period and 405 for the whole year. A detailed summary is included 
in Appendix  

17. The breakdown of these lets was: 

• 8 studio flats, against a projection of 5 for the full year 

• 157 one-bedroom properties, against a projection of 176 for the year  

• 96 two-bedroom properties, against a projection of 128 for the year 

• 53 three-bedroom properties, against a projection of 70 for the year 

• 12 four-bedroom or larger properties, against a projection of 25 for the year.  

18.  The lower than anticipated number of lets, has impacted on our ability to house 
homeless households in particular. In 2017/18 we housed 291 homeless 
households. In the first eleven months of the year this fell to 134.   

19. This large reduction reflects both the fall in the number of lettings overall and also 
the effect of re-housing residents from Tangmere, who accounted for 26% of all lets 
to the end of February 2019.  

20. An Equalities Analysis is included in Appendix 3. This summarises the lettings 
activity by key equality strands. As in previous years, the majority of lets were made 
to the following groups: 

• Females of working age with children 

• Single young adults with vulnerabilities.  

21. 37% of households who obtained social housing described themselves as Black 
African, Black British and Black Caribbean, identical to 2018/19. 
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22. With 134 homeless households being re-housed in the social sector, accounting for 
41% of all lettings, our target of assisting 167 households in temporary 
accommodation has not been achieved and is unlikely to be reached by the end of 
March 2019.  

23. Last year’s Plan projected 59% of lets would go to Band A households. To the end 
of February 2019, the proportion is 58%. However, nearly half of lets to Band A were 
for residents being re-housed from Tangmere which, while necessary, has resulted 
in fewer moves for other high priority households.   

24. This year’s Plan remains cautious in our projections of the amount of properties 
likely to be let to homeless households, anticipating 93 such lets. This is for a 
number of reasons. We need to ensure that properties that become available are 
effectively targeted at households in greatest need, our Band A priority households. 
The likely re-housing needs of our residents in Northolt is also included within our 
projections. We will also maintain our commitment through our quotas for care 
leavers and for people with complex needs and people with learning difficulties, as 
well as households under-occupying larger family properties which we need.       

 The Lettings Plan 2019/20 

25. A detailed breakdown of planned lettings is included in Appendix 2. 

26. We anticipate that 347 lets will be achieved. 

27. Our ability to meet our Band A quota obligations will be compromised, particularly 
given the shortage of one-bedroom properties we are anticipating becoming empty 
and then let. Our projections show that we may require another 34 one-bedroom 
properties to meet our obligations and this is before any homeless households 
requiring a one-bedroom property can be housed.  

28. In order to meet these obligations and to attempt to reduce the number of homeless 
households in temporary accommodation, positive co-operation from our partner 
Registered Providers will be needed in order to expand the pool of properties 
available to us.  

29. There will be 76 households from Northolt to be re-housed and this will account for 
around 22% of all lets that we are projecting. 

30. Further, along with re-housing Northolt residents, should quotas to priority 
households in Band A be fulfilled we are likely to let 72% of dwellings to Band A 
applicants.  

31. This will mean that 28% will be let to Band B households, primarily to homeless 
households (26%). This may rise, should the quotas in Band A not be fulfilled. 

32. In terms of projected lettings to Band A households, we have retained the move-on 
quotas for care leavers, those with complex needs and people with learning 
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disabilities. Young Adult Services are likely to utilise up to 66 properties (their quota) 
by removing blockages, and we further anticipate 10 households with learning 
difficulties to be re-housed, primarily with the new KeyRing project, designed to 
create a community of people with learning difficulties.  

33. We have revised the number of households likely to move from regeneration 
schemes to seven, as the number of secure tenants within the Love Lane 
development area continues to reduce and others wait for a new-build scheme to 
obtain their re-housing. We have further made provision for one leaseholder to be 
re-housed to Council stock through the Leaseholder swap scheme in the area.  

34. Whilst we did not utilise the pan-London Housing Moves quota (5% of anticipated 
lets in 2018-19), we are required to make provision for this.  

35. Although the number of lets to under-occupiers has been lower in 2018/19 than 
projected, we expect to let to 24 under-occupiers, given the work being done to 
identify and target households affected by the spare room subsidy (bedroom tax). 
We will work with partner organisations, including Registered Providers who 
specialise in housing older people and the seaside and Country Homes scheme in 
order to maximise our opportunities. However, with the need to rehouse residents 
from Northolt, opportunities will continue to be limited with fewer properties vacated 
by under-occupiers, which can then be re-let.   

36. Any shortfall in lettings to households in Bands A and B, or any confirmation that 
new build schemes will come on-stream will help bolster the amount of properties 
let to homeless households and ensure that numbers in temporary accommodation 
reduce. 

37. We will seek to work with the Council to maximise the number of properties supplied 
by other Registered Providers, particularly one-bedroom properties, with a view to 
increasing supply to help meet our needs.  

38. The 2019/20 Lettings Plan will be reviewed every quarter, trends examined with any 
recommendations for corrective action.       
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Appendix 1 – Lettings Outturn 1 April 2018 to 28 Feb 2018 

 
 Property Size (beds) Total 

lets 

Number 
projected 
(full year) 

Pro-rata  
to 

28/2/19 

Shortfal
l to 

28/2/19  Lettings plan category 0 1 2 3 4+ 

Band A projected lets (full 
year) 

5 155 54 22 3  239   

Band A projected lets (pro-rata 
to 28/02/19) 5 142 50 20 3   220  

Actual Band A lets 4 95 48 34 9 190   -30 
Perm decants – Love Lane - 1 2 1 - 4 20 18 -16 
Perm decants – Tangmere 1 35 25 18 7 85 - - +85 
Perm decants  
– Love Lane Leasehold swap - - - - - - 5 4 -4 

Permanent decants (repair) - 7 5 3 - 16 8 7 +9 

Move on - care Leavers 1 20 6 - - 27 66 60 -33 

Move on – complex needs 2 6 - - - 8 20 18 -10 

Move-on – LD - - - - - - 10 9 -9 
Housing First - 2 - - - 2 10 9 -7 

Temporary decant - - - - - - 5 4 -4 

Succession/Grant of tenancy - 5 2 - - 7 8 7 - 

Housing Moves   - - - - - - 25 23 -23 
Management transfers - 6 2 1 1 10 6 5 +5 

Under occupiers - 6 4 2 - 12 30 28 -16 

Overriding interest cases - 1 - - - 1 2 2 -1 

Critical medical/welfare - 1 2 2 - 5 7 6 -1 
Overriding interest cases – 
MAPPA - 1 - - - 1 2 

 
2 -1 

Homeless applicants in ‘severe 
need’ 

- - - 2 - 2 3  
3 

-1 

Cases with two or more housing 
needs in Band B 

- - - 2 1 3 2  
2 

+1 

Armed Forces quota - 1 - - - 1 2 2 -1 
Critical safeguarding - - - - - - 1 1 -1 

Retiring service tenants  - 2 - 2 - 4 1 1 +3 

Pan London DV Scheme - 1 - 1 - 2 2 2 - 

London Gang exit  - - - - - - 1 1 -1 

Right to Move - - - - - - 1 1 -1 

Band B (projected lets) 1 21 74 48 22  166   
Band B (pro-rata lets to 
28/2/19) 

1 19 68 44 20   152  

Total Band B lets 4 62 48 19 3 136   -16 
Approved Homeless 
households 

4 60 47 18 3 132 159 146 -14 

Serious medical/welfare 0 2 1 0 0 3 5 4 -1 

Severely overcrowded tenants 0 0 0 1 0 1 2 2 -1 

TOTAL LETS at 28/2/19 8 157 96 53 12 326    

Lettings projection to 28/2/19 6 161 118 64 23 372   -46 
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Appendix 2 – Full year projected lettings 2019/20 
 
Lettings plan category 0 

Bed 
1 

bed 
2 

bed 
3 

bed 
4+ 

bed 
Tot
al 

% Total 
(rounded) 

TOTAL ANTICIPATED LETS 8 163* 103 59 11 347  
Band A anticipated lets 8 163* 56 21 3 251 72.3% 
Band A requirements 8 197* 56 21 3 285  
Move on quota – Care Leavers  60 6   66 19% 
Move on quota – Complex Needs 7 13    20 5.8% 
Move-on quota – LD  10    10 2.9% 
Permanent decants - Love Lane 
regeneration 

 6 1   7 2% 

Permanent decants – Northolt  61 13 2  76 21.9% 
Permanent decants – Love Lane 
leaseholder swap 

   1  7 2% 

Permanent decants  1 2 1 1 5 1.4% 
Critical medical/welfare  1 3 2  6 1.7% 
Overriding interest cases   1 1  2 0.6% 
Homeless applicants in ‘severe need’   1 1 1 3 0.9% 
Overriding interest cases – MAPPA  1    1 0.3% 
Cases with two or more housing needs 
in Band B 

   1 1 2 0.6% 

Critical safeguarding   1   1 0.3% 
Succession/Grant of tenancy 1 4 2   6 1.7% 
Retiring service tenants    1   1 0.3% 
Temporary decant  7 2 2  11 3.2% 
Management transfers  3 3 2  8 2.3% 
Under occupiers  10 12 2  24 6.9% 
Housing First  10    10 2.9% 
Housing Moves   7 7 5  19 5.5% 
Right to move  1    1 0.3% 
Armed Forces quota  1    1 0.3% 
Pan- London DV scheme    1 1  2 0.6% 
London Gang Exit  1    1 0.3% 
Band B 0 0 47 41 8 96 27.7% 
Approved Homeless households   45 38 7 90 25.9% 
Serious medical/welfare   1 2 1 4 1.2% 
Severely overcrowded   1 1  2 0.6% 

 

*Projected shortfall of 34 properties of requirements to meet obligations.  
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Appendix 3 – Equalities Analysis – 1 April 2018 to 28 February 2019 
 
Lettings breakdown by gender 
 

Bed size 0 1 2 3 4 5 Total Rounded 
Female 4 79 77 39 8 1 208 64% 
Male 4 79 19 14 2  118 36% 
Total 8 158 96 53 10 1 326 100% 
 
Lettings breakdown by age 
 

Bed Size 0 1 2 3 4 5 Total Rounded 
18-24 1 34 8       43 13% 
25-44 5 67 50 23   1 146 45% 
45-63 2 42 31 27 10   112 34% 
64+   15 7 3     25 8% 
Total 8 158 96 53 10 1 326 100% 
 
Lettings breakdown by ethnicity 
 

Bed size 0 1 2 3 4 5 Total Rounde
d 

Any Other Ethnic Group 1 9 7 8 1 - 26 8% 
Bangladeshi/UK Bangladeshi - 2 1 - 1 - 4 1% 
Black African 2 23 17 11 7 - 60 18% 
Black British - 14 7 2 - - 23 7% 
Black Caribbean 1 19 17 2 - - 39 12% 
Black Caribbean and White - 6 2 - - - 8 2% 
British Asian - 1 - - - - 1 0% 
Chinese - 2 1 - - - 3 1% 
Indian or UK Indian - 2 - - - - 2 1% 
Mixed Asian and White - 1 - - - - 1 0% 
Mixed Black - 1 1 - - - 2 1% 
Mixed Black African/White - 1 - - - - 1 0% 
Mixed Other - 4 2 - - - 6 2% 
No Response - 4 - - - - 4 1% 
Other Asian - - 3 1 - - 4 1% 
Other Black 1 3 - - - - 4 1% 
Other White - 2 5 - - - 7 2% 
Other White European 1 5 3 4 - - 13 4% 
Pakistani / UK Pakistani - 3 - - - - 3 1% 
Refused - 12 6 4 1 1 24 7% 
Traveller - 1 - - - - 1 0% 
Unknown (data take on) - 3 2 - - - 5 2% 
White British 2 24 9 5 - - 40 12% 
White Greek Cypriot - 2 1 - - - 3 1% 
White Irish - 3 - 2 - - 5 2% 
White Kurdish - - 2 4 - - 6 2% 
White Turkish - 9 8 9 - - 26 8% 
White Turkish Cypriot - 2 2 1 - - 5 2% 
Total 8 157 96 53 10 1 326 100% 
 


