Business Plan
2017 – 2022

Housing for Women

Welcome to our
Business Plan 2017-2022
I am delighted to be able to introduce this
Business Plan and the Board of Housing for
Women is proud of the ambition and clarity of
purpose that it represents for this housing
association and charity, with such a strong
heritage and vibrant future.
The whole team at Housing for Women do
such vital work across the capital. With over
900 properties across London, they manage a
portfolio that provides safe and secure homes
for women and their families. A quarter of
residents are over the age of 60 and this is a
growing group of society that has been let
down by inequalities in pay and pensions
throughout their lives. This plan sets out how
the Housing for Women property portfolio will
be extended, to provide more social housing
for all of the women in the city who need it
most.
The ability to reach more women to offer
supported housing and services is also crucial
and the Executive Team will actively seek
partnerships and funding to make sure that
the most marginalised can be supported as
they establish a new life after they have been
trafficked, seek safety and support from
domestic abuse or violence and rebuild their
families and relationships with children on
leaving prison.
I hope you are as inspired by this plan as I
am, and I look forward to being part of its
successful delivery.

Bernadette
O’Shea
Chair
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Our Business Plan 2017-2022 is a
comprehensive look ahead at the strategy and
actions that we will deliver over the next five
years.
Women in London face many significant
challenges on a daily basis, and knowing this
motivates us to do more.
The services that we deliver continue to be in
great demand and we are operating in a
period of significant change and uncertainty.
From austerity and financial instabilities
pending the outcome of Brexit negotiations, to
national and regional governments grappling
with the housing crisis, we are keenly aware
of the external influences which can affect our
operations.
As a Housing Association and a charity, we
are setting out this five year plan in order to
develop and grow in the face of such
challenges, so that we can continue delivering
our mission and commitments long into the
future.
Achieving the aims in this Business Plan will
ensure that we have a strong and secure
organisation that is able to support women in
their times of need, give them greater control
over their lives and empower them to make
the most of opportunities.
With my Executive Team, I look forward to
reporting on our progress and achievements
over the next five years.

Zaiba Qureshi
Chief Executive

About us
Housing for Women (HfW) is a registered
housing association, a charity and a
company limited by guarantee. We have
been providing homes for London’s women
since 1935. We also provide innovative
housing and support solutions for those
women in London whose housing needs are
exacerbated by inequalities and
disadvantage, especially those women who
have experienced gender-based violence.
The Association is governed by a committed
nine-member Board, covering a broad range
of skills, expertise and experience. There are
three committees; Remuneration, Audit and
Asset Management & Development, as well
as a standing Working Group which takes an
overview of our Supported Housing activity.

Our People
Our dedicated staff and volunteers are vital to
the delivery of our work and we recognise
that, like our customers, they are also living
and working in an increasingly challenging
economic environment. As part of our
commitment to support staff we are preparing
for Investors in People (IIP) accreditation
during the first year of our plan.
We will continue to invest in an accredited
leadership and development programme for
managers at all levels and empower
individuals through a learning and
development programme that will support
them to maximise their performance and
develop their skills.
We will develop further our well established
formal volunteer programme, providing
mentors and befrienders for customers and
work experience placements for Interns and
Social Work students.

Equality Diversity & Inclusion
Housing for Women values diversity and is
committed to achieving equality of
opportunity for all. Our Equality, Diversity and
Inclusion Strategy and action plan will set out
how we will meet statutory and regulatory
obligations, as well as raising awareness of
diversity issues for staff and customers.
The Association has achieved accreditation
by the Housing Diversity Network and we
plan to achieve the Disability Confident
accreditation over the life of this plan.

Our mission
Housing for Women works to
empower women through providing
good homes and services and
challenging inequalities faced by
women.
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Our Values

Our long term vision

EPIC

5 key principles underpin our
long-term vision:

Empowering - We enable our
people to use their talents to
provide the service our
customers want. We aim to
empower our customers to
make choices and have greater
control of their lives.

Positive - Our people have a
‘can do’ attitude. We are
positive about change and see
it as an opportunity to develop.

Acting with Integrity - We are
fair, open and honest and keep
our promises.

Committed to excellence - We
are always striving to do better
and are enthusiastic about
learning from our experiences
to improve.

Page 3

1
Core purpose: the support of women
who are poor or disadvantaged.

2
Growth: there is commitment to growth
through the development of new stock.

3
Services: there is commitment to focus
service provision on strands of work under
the umbrella of ‘violence against women’,
including non-accommodation-based
services.

4
Focus on London: develop and retain
stock, primarily in the boroughs where
HfW operates.

5
Manage Risk: Between 70 and 75% of
income will continue to be generated from
general needs stock. Risk tolerances
relating to supported housing will be kept
under review.

Who we house
We own and manage 923 homes. The
majority of our accommodation is general
family housing without specialist support. We
offer social rented tenancies solely to women
and their families nominated by the local
authorities where we operate.
About 9% of our housing stock is used to
house women facing particular challenges
and we provide them with support funded
either by local authorities or by grants from
charitable foundations. This supported
housing includes specialist refuge type
accommodation and ordinary flats or houses
which we either own or lease. Increasingly,
we offer floating support services to women in
other accommodation. The provision
includes:

25% of our tenancies are held by women aged
over 60. Our Older Tenants Officer provides
specific support for our older residents within
our housing management service including
facilitating move-on to specialist older persons
housing when required.
We have developed 8 social rented units in a
pioneering mixed tenure older women’s cohousing community.

housing and support services for those
rejecting domestic violence and abuse
housing and support for women leaving
prison with dependent children
housing and support for trafficked women
housing and support for women leaving
prison with complex needs
Facilitating planned move-on from these
projects is a key measure of success and we
work with established partners and private
landlords to enable this.

With changes to Welfare Benefits, austerity
measures and a rise in the cost of living, the
housing needs of London’s women are just as
great as they were when Housing for Women
was first founded. During the life of this plan
we will develop additional support for women
around sustaining their tenancies.
Further information about London’s women is
at Appendix1, page 15.
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Our properties

Housing for Women currently operates in 10
boroughs. The map above shows the
number of properties (by unit in brackets) by
borough.
Our portfolio is diverse with different stocktypes and is a mixture of freehold and
leasehold. All our stock meets the
Government’s Decent Homes Standard and
the stock condition data informs a strategic
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approach to procurement to generate a 10
year asset management plan that includes
planned and cyclical programmes.
In the first year of this plan we will complete a
100% stock condition survey which will
inform our active Asset Management
strategy.

Stock and tenant profile

Apartment v Houses

Number of bedrooms

Who we house
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Partnership working
Maintaining existing partnerships is important
to us.
We recognise that we can achieve more for
our customers through effective partnerships
with other organisations – this is most recently
evidenced in our new service where we have
partnered with METRO to deliver domestic
abuse support services to the LBT+ (Lesbian,
Bisexual, Transgendered plus) community.
We currently have active partnerships in place
with Commonweal, Habitat for Humanity,
London and Quadrant, Thames Reach, Asra
HA, Wandle HA and Amicus Horizon.

Services to customers
HfW is committed to excellence in its provision
of services. We utilise customer feedback and
survey results to ensure continuous
improvement of services. Improved
performance in customer satisfaction is a key
objective of the plan.
With changes to digital channels of
communication and recognising that many
tenants may not want to engage through a
formal meeting, we have recently reviewed
and refocused our Customer Engagement
Strategy to offer a range of levels and
methods of engagement.
We deliver property and housing management
services under an agreement for Thrale
Almshouse Trust and provide maintenance
services to Greenwich Housing Society and
plan to deliver more services on behalf of
other landlords.

The external environment
We are experiencing a period of
unprecedented change and uncertainty in
the external landscape. Brexit will place
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particular challenges on all businesses but
as yet these challenges are still not clear.
The established political environment is in
the process of reshaping itself, including
increasing levels of activism directed at
housing issues in the capital.
Social media is quickly replacing traditional
communication channels, placing demanding
expectations on HfW to respond in terms of IT
and communications.
The Government’s austerity measures are
affecting HfW in a number of ways. Our
tenants, some of whom are amongst the
most vulnerable groups in society, are
facing particular hardship where wage
levels are not keeping abreast of inflation,
and welfare reforms are implemented. In
particular, the impact of the bedroom tax is
felt hardest in London, where the average
amount of housing benefit lost remains
significantly higher than the average
nationwide.
Housing associations have reported that,
since autumn 2013, 64% of affected tenants
in arrears are in their situation because of
failure to pay the bedroom tax. Furthermore,
the recently introduced cap to child tax credits
will place increased pressure on our tenants
who have larger families, and require extra
financial support to meet their needs.
Although the introduction of Universal Credit
does not present the most significant
challenge to our future development, it places
further pressure on our tenant’s abilities to
cope with monthly budgeting and financial
management. Overall, welfare reforms such
as the benefit cap, and others previously
mentioned, risk undermining the ability of our
tenants to pay their rent and maintain their
independence.
All areas of public spending are subject to
cuts and both revenue and capital grants
are affected. Increasingly we are being
asked to provide more added value within
our contracted services, specifically for
women escaping domestic abuse, whilst at
the same time local authority funded
children’s services have been cut.

The social housing
environment
The funding regime for social housing has
become almost entirely focused on home
ownership with minimal new funds currently
targeted at rented products. Where subsidy is
available it is at very low rates (20%
maximum). The Mayor of London has been
active in the delivery of his pledge to increase
the focus on rented homes though these are
at an affordable rather than social rent level.
Legislation has been passed placing an
expectation on social landlords to offer their
residents the Right to Buy (RTB). The board
has established their position on this – no HfW
properties with any element of shared facilities
(garden, common parts) will be available for
sale – and a RTB Policy including portable
discounts will be developed.
The Grenfell fire tragedy earlier this year has
placed a spotlight on social landlords in a
number of key areas including; health &
safety, governance and the tenant voice. The
legal inquiry and formal reviews of this tragic
incident have only recently begun but
legislative and regulatory changes will no
doubt follow which HfW will need to be ready
to respond to.

Financial health and capacity
A key component to the delivery of our plan is
our financial health and capacity.
• Housing for Women is financially sound
and continues to build up its reserves by
generating year on year surpluses.
• The Association has very considerable
housing assets, which it seeks to optimise
to meet its charitable objectives. These
assets have a book value of £26 million
(after deducting grants and depreciation)
although the market value and existing
use values are considerably in excess of
this.

The economic environment for HfW has been
weakened by the 1% pa (cumulative) rent cut
which has been imposed on us by
Government for at least the next 3 years.
Despite the cuts to local authority finance, all
our supported housing services make a
contribution to the overall business.
We have an effective fundraising function
which currently raises around £400k pa from
trusts and foundations and we will develop
this function further over the next five years.
The Association is currently reviewing its
Funding Strategy with a view to going to the
market to strengthen and increase our
capacity for the future by utilising the
organisations strong balance sheet in the first
year of this plan.
Our 30 year Financial Plan is reviewed
annually and provides the context for setting
strategic goals and targets.
Our plan demonstrates the following:
•

•
•

Actions required to secure the
Association’s long term financial
sustainability.
The financial capacity to achieve our
Business Plan goals.
Our focus on achieving efficiency
savings and value for money.

A range of sensitivity and scenario testing is
carried out to determine the impact of different
economic and business assumptions,
including forecast interest and inflation rates,
diversification of income streams and an
Asset Management/ Development programme
which are key elements impacting the
Association’s future financial stability.
Our high level financial forecasts are:
Financial Measure £m
Turnover
Operating costs
Operating surplus
Net surplus

2017-18
8.424
7.478
0.946
0.602

2018 -19
8.456
7.563
0.893
0.999

2019-20
8.663
7.880
0.783
1.019
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Asset Review

Our forecasted balance sheet is:
£m
Housing Assets
Other Assets
Current liabilities
Net Assets less
current liabilities
Represented by :
Total borrowings
Total reserves

2017-18
69.6
3.0
(2.1)
70.5

2018 -19
69.9
2.4
(2.1)
70.2

2019-20
70.3
1.6
(2.0)
69.9

54.9
15.6

53.6
16.6

52.3
17.6

2018 -19
2.1

2019-20
1.3

Our forecasted cashflow is:
£m
Cash Balance

2017-18
2.6

Value for Money
Value for Money is about getting the most out
of our resources for the benefit of our
customers. As well as seeking efficiencies, we
have a focus on providing added value or
delivering ‘more for the same’.
Our membership of the BM320 and
Housemark benchmarking groups enables us
to compare costs and performance with our
peers, thereby helping to evidence value for
money.
We set out our approach to Value for Money
in our published statement (incorporating the
sector scorecard) as part of our Annual
Review and financial statements. Our
statement sets out how we deliver value to
customers and our wider stakeholders.

Montagu Evans carried out a full asset review
for HfW during 2015-6. The purpose of the
review was to understand the potential of our
stock and how best it can be used to support
our mission and aims. The review has
delivered a number of outcomes:
• Financial value information allowing a
comparison of Existing Use Value –
Social Housing (EUV-SH) against
Market Value - Vacant Possession
(MV-VP), after taking account of grant
attributed to properties.
• Predictions of the growth in value for
certain properties in ‘hot-spots’.
• Considered the strategic importance of
each of HfW’s properties, their costs in
use, suitability for resident’s needs and
the extent to which they meet HfW
minimum standards.
The review has also identified that HfW’s
stock is not bound by many restrictions and
covenants; however there are limited infill/hidden homes development opportunities.
All of this information has been used to
determine the potential for optimising each
property as we seek to maximise the benefit
provided to our customers.

Asset Management

Looking forwards
Over the last four years, we reviewed the
changing external environment, invested
significantly in a review of the potential of our
stock, developed our Asset Management
Strategy, restructured our operations team
and remodeled our 30 year finances. Whilst
the impact of the rent cut and other central
government policy on the organisation is
significant, with the right work and focus, HfW
has the potential to achieve even more for the
women of London.
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Over the last year we have developed an
active Asset Management Strategy and are
beginning to implement this in year one of our
plan. Part of this strategy is to consider those
assets that it is uneconomic to retain or where
the disposal value outweighs the current
social value. A flexible approach will be
taken, but the key issues considered will be
Net Present Value and disposal value.
Disposals will be considered on a property
basis and the additional value of those
properties which are part of our legacy will
also be duly considered.

Any disposal is dependent upon decanting or
obtaining vacant possession and detailed
policies and costings for decanting are being
developed. These will include ensuring that
customers are supported to both secure
suitable housing that is appropriate to their
needs and assist them in a smooth transition.

Existing stock standards
Specific factors will be considered when
determining modernization and investment
priorities. These factors include:
•
•
•

•

•
•

Size – meeting current statutory
standards as a minimum;
Layout – e.g. to remove internal steps,
maximize space available;
Accessibility – remove, where possible,
barriers to access into and within the
property;
Desirability and dignity - including
removal of shared facilities (selfcontained only).
Residents Costs-in-Use
Digital access

Growth and Development
We have a clear plan to grow our business to
deliver more homes and services over the life
of this plan. We aim to increase the number of
homes we provide in two ways:
•

Through the development or acquisition
of additional units.

•

Through the extension of our ‘managing
for others’ offer delivered on behalf to
other landlords.

New acquisitions and developments will be
assessed in respect of their size and location
and where best value can be obtained. HfW
will continue to explore development
opportunities with the Greater London
Authority, local authorities and Housing
Association partners as well as private
developers.

HfW will look at opportunities including:
Section 106 sites, buying street properties,
and buying at cost from other registered
providers who have offer available to smaller
associations. Based on this approach we will
develop a prospectus that outlines our
position and objectives in the market place.
We recognise Supported Housing helps some
of the most marginalised women and their
families through both accommodation based
and floating support services and it is these
services that also provide HfW’s Unique
Selling Point.
The programme of person - centred intensive
support provided and the real difference it
makes to women’s lives is well evidenced and
a key aim of our plan is to extend these
important services to more women over the
next five years.

Housing Products
Social rent: HfW wish to retain the current
level of social rented properties in our
portfolio.
Affordable Rent: We plan to diversify our
rent offer and develop homes at affordable
rent levels.
Market Rent: Over the next year we need
to consider further the driver and purpose
of this product and whether it fits with our
charitable aims.
Shared ownership: As with sheltered
housing, we do not currently wish to enter
this market. Instead, we will work to
signpost customers to the relevant
partners who specialise in this product.
Shared Accommodation: Given the
changes to benefits for under 35 year olds
and the impact this has on young single
women, HfW will consider delivering a
shared accommodation product.
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Outright sale: the Association does not
currently have an appetite for the risks
associated with developing properties for
outright sale.
Sheltered/Extra care housing: HfW does
not currently wish to enter this market as it
requires both specialist expertise and
economies of scale. Instead, we will
signpost customers to specialist delivery
partners.

New Partnerships
As previously mentioned, we value our
partnerships and our desire to forge more
strategic partnerships going forwards is set
out clearly in our plan. We believe that by
bringing together complementary skills and
expertise and resources we will be able to
deliver more for existing and future customers.
For us, partnerships could include; sharing
services, coming together to deliver or procure
a service or developing a Joint Venture to
deliver new homes.
We recognise that we need to be more
outward looking and actively engaged with
both the sector and with those outside the
sector; including corporates and commercial
businesses, in order increase our influence
and reach.
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OurStrategic
StrategicObjectives
Objectives2017- 22 2017- 2022
Our
Deliver great homes and
services

01
Be great at the basics: repairs, lettings
and income collection

02
Develop our understanding of how our
customers access and use our services
so that we can better meet their diverse
needs

03

Achieve growth in size increasing
our influence

01
Develop and manage more homes

02
Grow and develop our specialist
support services for women and their
families

03
Develop existing and new partnerships

Provide good quality homes - safe,
clean and well maintained

Drive business excellence

01
Ensure we continue to have the
financial strength to achieve our
objectives

02
Ensure our systems and processes
support service improvement and
efficiency and compliance with funder
and regulatory requirements

03
Invest in our people to achieve our
objectives

Develop and promote
community involvement for
women

01
Develop opportunities for women in our
services to increase their participation
in the wider community

02
Support women to develop neighbourhood networks

03
Explore the opportunities for a trainee/
apprenticeship programme
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How we will deliver our Strategic Objectives 2017- 22
Deliver great homes and services
Landlord services are core to HfW’s business
and we want to provide consistently high
levels of service to our customers. We want
to give to give our customers opportunities to
influence and shape services.
We aim to achieve the following performance
by the end of this plan;
•

Repairs Satisfaction - Target 80%

•

Listens to views and acts - Target 60%

•

Overall satisfaction – Target 82%.

Achieve growth in size increasing
our influence
HfW is a unique organisation with a strong
and successful history and we want to extend
our reach to both empower more women
across London and influence decision and
policy makers in those areas that affect the
women we house and support.
We recognise that strategic partnerships are
key to this and we aim to deliver an additional
150 owned and 120 managed homes over the
life of this plan.
We know the positive impact that we make to
those women who find themselves ever more
marginalised and we want to support more of
them to live independently/free from violence
year on year over the life of this plan.
•

Drive business excellence
HfW will achieve this through a skilled and
motivated workforce and effective and efficient
systems, strong governance and financial
strength.
We recognise that financial strength is vital to
both our core business and our growth
ambitions. In order to achieve this we will
maintain a clear focus on; increasing our
sources of income; careful investment and
stewardship of our funds and active risk
management.
We will ensure that added value /Value for
Money (VfM) is achieved as we seek ways to
improve service quality.
•

•

Operating Costs as % of turnover
(General Needs only) - Target 80% at
the end of this plan.
IIP Accreditation – Target Bronze
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5 year Target units owned & man 1200
in total (1063 owned /137 managed)

Develop and promote community
involvement for women
HfW want our customers to be active
participants in their communities. We know
that many women are excluded from their
wider communities due to their gender, race,
disability and other protected characteristics
as well as their caring responsibilities, low
incomes and as a result of gender-based
violence and abuse or their offending
background.
Over the life of this plan we aim to increase
opportunities for women through direct
services and partnership working.
•

Number of supported housing
customers supported/signposted into
Education Employment, Training and
Employment – Target 60%

Key Performance Indicators and Targets for Year 1 – 2017/18
1. Deliver great homes and services
Repairs Satisfaction – Target 70%
Number of engaged customers –
40 customers engaged at levels 2,
3, 4 of our Engagement strategy by
year one.
Current tenant arrears – Target
<5%

3. Achieve growth in size
increasing our influence
Pipeline established to increase the
number of new homes – Target
owned/managed 930/17 - pipeline
of 38 in Year 1
Number of women supported
Target - Current plus 30
Number of new partnerships
established – Target 10

2. Drive Business Excellence
Staff turnover – Target 25%

4. Develop and promote community
involvement for women

Fundraising Income – Target
£1.5m

Number of supported housing
customers supported/ signposted
into ETE - Target 40%

IIP – Implementation plan
completed

Number of volunteers - Target 35
including 7 Social Work students
Number of Tenant training grants
issued – Target 20 (20x£500)
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Appendix 1: London’s women
Women and girls make up 51% of London’s
population, with a higher representation
amongst London’s disabled population at
58%. About 12% of London’s population are
aged over 65. As women have longer life
expectancy they make up 54% of Londoners
who are over 70, 63% of those over 80 and
71% of those over 90.
Women have lower incomes than men
The gender pay gap is 10% in favour of men
in London for full time workers and 19% for
part-time workers.
Benefits make up a much greater percentage
of women’s income than men’s. On average
20% of women’s income is made up of
welfare payments and tax credits compared to
10% for men. Therefore cuts to government
benefits tend to disproportionately affect
women. 74% of cuts to benefits, tax credits
and pensions have been taken from women’s
incomes
Due to the elapsed time between pension
contributions and retirement, women’s’
pensions-in-payment are significantly lower
following historic unequal pay, lower wages
and less time in the work-force. 21% of
pensioners in London live in relative poverty
and of these over 60% are women.

Lone Mothers
26% of all families with dependent children
are lone parent families. Women account for
91% of lone parent families because they are
more likely to take the main caring
responsibilities for any children when
relationships break down. 41% of children in
single parent households live in relative
poverty and only 41% of lone parents in Inner
London are in employment.
Around 30,000 households are in temporary
accommodation in London; nearly all of these
include women and 47% are single women
with dependent children.
Violence Against Women and Girls
Women are more likely to be victims of
domestic abuse. At least 1 in 4 women in the
UK will experience domestic abuse in their
lifetime. On average, 2 women a week are
killed by a current or former male partner in
the UK. Violence against women and girls
costs London over £5.6 billion a year and 3%
of the total NHS budget goes on treating the
physical health of victims of domestic
violence. 20% of women have experienced
sexual assault (including rape) since the age
of 16 (compared with 3% of men). Reported
sexual assaults are rising.
35% of homeless women are escaping
domestic violence.
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Appendix 2: PESTLE and SWOT analyses
PESTLE
Politics
• ‘dismantling’ of the state
• Brexit
• Activism – especially housing

Economics
• ‘austerity’
• Job market

Social factors
• Women impacted by cuts
• Women’s issues up the agenda
• Talent leaving London
• Increased demand for housing and
services

Technology
• Social media
• Speed of change

Legal
• De-regulation
• Classification of Housing Association

Environmental
• Energy efficiency

SWOT
Strengths
• Identity/profile
• Clear purpose and direction
• Clear values
• Assets
• Fundraising capacity
• Volunteer programme
• Quality of Domestic Violence and
support services

Weaknesses
• Customer profiling
• Information management
• Data quality
• Systems (availability, use)
• Customer engagement
• Customer service culture
• Policies /procedures
• Values not embedded
• Cost base

Opportunities
• Housing shortage
• Talent and skills development
• Leadership development
• Organisational development
• New strands of work
• Company structure
• Asset management
• ICT Development
• Financial capacity

Threats
•
•
•
•
•
•
•

Cuts to funding streams
Welfare reform and economic
environment – especially for women
Rent control
Build price inflation
Costs of change
Loss of corporate memory
Cost of land and property
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Appendix 3: Strategic Risk Map to be developed and inserted here
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Our Services
General Needs Housing
Older Women’s Co-Housing
Older Tenant’s Officer
Domestic Violence and Abuse Services: refuges, floating support and advice line
Children’s Services
ReUnite London; support for women and their
children
RePlace; support for women who have been
trafficked
ReConnect; support for women with complex
needs after leaving prison

Head Office and Registered Office
Housing for Women
Sixth Floor, Blue Star House
234-244 Stockwell Road, London SW9 9SP
Tel: 0207 501 6120 Fax: 0207 924 0224
Email: info@h4w.co.uk www.hfw.or.uk
Company Registration No. 420651
Homes and Communities Agency Registration No. L0970
Registered Charity No. 211351
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