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1. Purpose

This policy aims to prevent and minimise instances of anti-social behaviour (ASB) and to
resolve them as soon as possible through timely and appropriate interventions.

2. Scope
This policy applies to customers of all tenures living in a home owned or managed by HHS.

3. Policy Statement

HHS is committed to providing efficient, effective, high-quality services to all customers and
takes reports of anti-social behaviour (ASB) seriously.

HHS will:

e Respect a resident’s lifestyle choice, so long as this does not unreasonably interfere
with the rights of others or amount to a breach of tenancy or lease.

e Expect residents to treat each other, its employees, and those visiting or working in
the locality with respect.

e Make it easy for ASB to be reported and evidenced in a range of ways and respond
promptly following the timescales set out in the ASB procedures.

e Adopt a "harm-centred" approach to anti-social behaviour (ASB) by focusing on both
the type of behaviour (e.g., acts or threats of violence) and its impact on the individual.

e Assess support needs and develop a tailored action plan accordingly.

HHS recognises that ASB is not always reported by the person affected, and incidents can
also be identified by other people, such as the Police, neighbours, friends or relatives of the
person affected or another agency involved with the household or neighbourhood. HHS will
consider each report on an individual basis, contacting the person affected where it is
appropriate to do so.

We believe that everyone has the right to their chosen lifestyle providing this does not breach
the terms and conditions of any tenancy or lease, nor affect the quality of life of others. This
necessitates a degree of tolerance and respect for other people; something we promote
when responding to concerns.

We will not intervene in matters we could reasonably expect tenants to resolve between
themselves such as personal disputes, social media posts, and one-off disturbances.
Tenants have the right to enjoy their homes without facing unreasonable complaints.



4. Definitions
4.1

Anti-Social Behaviour Actions disrupting community peace, such as drug abuse
(ASB) and vandalism.

“Anti-social behaviour (ASB) covers a wide variety of
behaviour that has a negative impact on others.
ASB can be categorised into three categories:

e Personal ASB is when a person targets a specific
individual or group. Examples include verbal abuse,
nuisance phone calls, and threatening behaviour

e Nuisance ASB is when a person causes trouble,
annoyance or suffering to a community. Examples
include noisy neighbours, rowdy behaviour, public
drunkenness, and inconsiderate driving

e Environmental ASB is when a person’s actions
affect the wider environment such as public spaces.
Examples include graffiti, fly-tipping, littering, and
vandalism” (House of Commons Briefing Paper
‘A short guide to anti-social behaviour complaints —
29t January 2021’

Hate incidents "Any criminal offence which is perceived by the victim or any
other person, to be motivated by hostility or prejudice, based
on a person's disability or perceived disability; race or
perceived race; or religion or perceived religion; or sexual
orientation or perceived sexual orientation or transgender
identity or perceived transgender identity." (Police and
Criminal Prosecution Service (CPS)

4.2 What is and isn’t Anti-social behaviour?

What is Anti-social behaviour Whgt ter_1ds e to_ be considered
Anti-social behaviour

Antisocial behaviour includes criminal Not all behaviour that annoys is anti-social.
and non-criminal behaviour. The following are examples of possible
This could be: reports that tend not to be classed as ant-

« threatening, harassing or unruly  social and are not intended as a definitive list.
behaviour such as drunkenness

and loitering in public spaces e Children playing and babies crying

o drug use — and the mess and e Neighbours doing DIY (at reasonable
disruption that can go with it times)

« vandalism, graffiti, fly-tipping, e One-off parties, BBQs and
and littering celebrations

» disruptive neighbours » Noise caused by normal household

e noise — for example playing loud activities.

music at unreasonable hours or

: : e Disputes over boundary issues
for long periods of time



e Parking disputes

e Reports around ball games

e Actions which amount to people being
unpleasant (staring at or ignoring
people)

When a behaviour is deemed not to be ASB,
advice will be given to enable self-resolution
and the matter will be handled outside of this
anti-social behaviour policy.

5. What happens when you report ASB to us

Incident reported.

|

Initial assessment

In-depth assessment

If we can help If we're unable to
help

Share an action and Collect more ...we will explain ...we may suggest
communication plan. evidence. why not. St
organisation for

help If we're unable
to help.

Review evidence
and seek legal
advice if necessary.

6. Our Approach
6.1 Promoting positive behaviours

A crucial thing to remember is that the primary objective of our interventions is to foster
positive behavioural change. Thereby reducing the level and impact that ASB has on
residents’ lives, and helping people sustain their tenancy. Typically, once the anti-social
behaviour (ASB) ceases, the corresponding interventions will also conclude.



6.2 ASB Case management

Setting realistic expectations
From the outset we will set expectations around what can and cannot be achieved and be
realistic about possible outcomes.

Evidence-based approach

This means that we must be able to evidence that ASB is occurring before we can begin to
deal with it. When we are unable to evidence that ASB is occurring, we will work with the
person reporting it, to enable them to build evidence whilst ensuring they are supported with
the impact that any ASB may have on them.

6.3 Prevention and early intervention

‘Intervention’ is used to describe how we fulfil agreed actions. Interventions are always
intended to be supportive. Our actions either help support the complainant directly or support
the perpetrator by providing clear boundaries. HHS takes a ‘problem-solving’ approach to
ASB, with the aim being to use appropriate interventions to stop the problem rather than
moving it on elsewhere. HHS will only consider offering to move a tenant in exceptional
circumstances.

HHS will use a range of tools to prevent and resolve the issue including, but not limited to,
the following:

e Referrals for support

e Contacting partner agencies

e Mediation

e Issuing a verbal or written warning

e Tenancy action plan

e Agreeing to an Acceptable Behaviour Agreement
e Sensitive lettings policies where appropriate

The intervention/s used will vary in each case depending on various issues such as the
severity of the behaviour, the impact it has on those affected and how long it has been
ongoing.

6.4 Taking swift action

We will consider taking legal action to stop persistent and/or serious ASB that is having a
detrimental effect on our customers, where we have sufficient evidence to support such
action.

HHS recognises that each case must be judged on the individual merits, and we will consider
the range of legal tools available to us including:

¢ Injunctions to prevent nuisance and annoyance.

e Possession claims based both on the discretionary and absolute* ASB grounds
in the Housing Acts 1985 and 1988

e Possession claims under s21 Housing Act 1988*

*When using any mandatory/absolute ground for possession, we will offer the tenant the
opportunity to request a review of the decision to terminate the tenancy.



All legal action will be approved by the Executive Operations Director or, in their absence,
an officer with delegated authority. See Appendix 1.

HHS only uses possession proceedings as a final resort, where all other interventions have
been unsuccessful or are not appropriate. When HHS obtains an order for possession or an
order is made excluding a customer from their home, we will pass the tenant’s contact details
to the Housing Options team in the appropriate Housing Authority.

Alternatively, HHS may work in partnership to support legal action taken by the Police or
Local Authority which may include:

e Property Closure Orders

e Criminal Behaviour Orders

e Public Space Protection Orders

e Community Protection Warnings and Notices
e Proceedings for statutory noise nuisance

6.5 Support for reporters of ASB, witnesses, or perpetrators

Our approach means that we focus on ensuring the safety, rights, well-being and expressed
needs and choices of reporters when responding on ASB. We will support those affected by
ASB, whether they are the complainant, witness, or perpetrator by working with them to
identify their support needs, how best to meet those needs and agreeing to an action plan.

6.6 Employing Professional Witnesses

We may engage a professional witness (a neutral person who assists with evidence
gathering) in cases where there is substantial evidence to support anti-social behaviour
(ASB) claims, but it does not met the threshold required for successful court action. This
approach may also be used when the person experiencing the ASB is particularly vulnerable
and needs assistance with evidence gathering. HHS will assess the seriousness of the ASB
complaint to determine whether the additional expense of a professional witness is justified
and will proceed accordingly.

6.7 Working with others and effective ‘problem solving’

HHS acknowledges that addressing ASB cannot always be tackled on its own and frequently
requires working with others to achieve the desired outcome. We are committed to
partnering with local authorities, police, community organisations, and voluntary groups; and
we will follow the information-sharing protocols under Section 115 of the Crime and Disorder
Act 1998 to facilitate this cooperation.

Additionally, our Development Strategy will incorporate considerations for ASB prevention
in the design and construction of new homes. Working with architects and other agencies to
ensure that area designs reduce crime potential and that the build quality and materials used
minimize sound transference wherever possible.

6.7 Agreeing communication method / How future incidents should be reported

For someone experiencing ASB and the subject of ASB reports, the situation can be
stressful and distressing. We understand the importance of regular communication and
keeping in contact and therefore we will ensure that we discuss and agree on the frequency
and preferred method of communication, including how future incidents should be logged.



6.8 Closing of cases

Cases will be closed when the ASB has been resolved. Some cases will be closed if we
consider the ASB reported does not require any action or intervention, sufficient evidence
has not been available, or the parties have not engaged with reporting/evidence
requirements. The person who reported the complaint will be notified of the closure of the
case and the reasons why.

7. Anti-social behaviour case review (also known as the Community
Trigger)

The Community Trigger is the affected person’s right to request a review of their case if they
feel that no effective action has been taken to resolve it. Its focus is on problem-solving the
case, utilising the expertise of partner agencies to identify a resolution. Certain thresholds
need to be met to activate the threshold. These are primarily based on the nature of the
complaint (qualifying complaints), their frequency, the fact that no effective action has been
taken, and the time-period (within the preceding six-months).

8. Training

HHS will provide comprehensive training for relevant employees on ASB laws and practices,
including hate crimes. Those delivering ASB services will receive ongoing training in
inclusion and diversity, unconscious bias, mental health, and domestic abuse awareness.

9. Equality and Inclusion

HHS treats all customers fairly and provides tailored services which consider needs and
requirements based on what tenants have shared with us, including any mental health
concerns. HHS is committed to ensuring equal access to its services and the needs of
customers will be considered in line with the Equality Act 2020 and in accordance with the
requirements as set out in the pre-court action protocol.

10. Monitoring and Reporting

10.1 Performance

We will monitor the implementation and effectiveness of this policy using a set of agreed
performance measures. The Customer Experience Group will review the following key
performance indicators every quarter:

¢ Quality of experience - Satisfaction with our approach to handling anti-social
behaviour (Tenant Satisfaction Measure - TP12) (via annual perception survey)

e Comparisons with other landlords - Anti-social behaviour cases, including hate
crimes, relative to the size of the landlord (cases per 1,000 homes owned)

e Timeliness - % of ASB cases actioned within target timescales.

10.2 Monitoring

Regular reports on trends, hotspots and statistics will be provided to the Scrutiny Panel and
Customer Experience Group (CEG) every quarter, with performance information shared with
residents in Newsletters and the Annual Report to Residents. Analysis of data will be used
to inform a review of this Policy when necessary.

The Housing Manager will conduct monthly reviews of each ASB case to ensure processes
are being correctly followed and document this on a ASB Monitoring Form.



11. Associated Documents

e General Data Protection Regulation (GDPR) Policy
e Anti-Social Behaviour Procedure

e Complaints Policy

e Tenancy Policy

12. Legislation
This policy should be read in conjunction with the following:

e Protection from Eviction Act 1977

e Landlord and Tenant Act 1985

e The Housing Act 1985, Housing Act 1988 and Housing Act 1996

e Regulatory Standards from the Regulator of Social Housing (RSH)

e Pre-Action Protocol for Possession Claims by Social Landlords Civil Procedure
Rules

e Data Protection Act 2018

¢ Anti-social Behaviour, Crime and Policing Act 2014

¢ Anti-social Behaviour Act 2003

13. Data Protection

ASB case records will be retained in accordance with HHS’s Data Retention Policy and in
line with GDPR principles.

Where possible, ASB cases are set to restricted staff access only. We will make sure any
information is kept safe and confidential. We may share personal information with other
organisations; we may give or receive information. We will only share information where we
have sharing protocols in place and/or confidentiality agreements signed. We will also give
information to other organisations where we have to by law.

ASB case records will be retained in accordance with HHS’s Data Retention Schedule and
in line with GDPR principles.
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Legal Routes and Authorisation

Legal Route Authorisation requirements

Issuing a tenant with a Notice of Intent to | Housing Officer
Seek Possession- Discretionary
Grounds for ASB and Property Neglect

Issuing a tenant with a Notice of Intent to | Executive Operations Director (EOD),
Seek Possession- Mandatory Ground for | with supporting information from the
possession. Head of Customer Experience

Seeking formal legal advice to pursue a | Housing Manager
case to court (estimation of costs should
be supplied by solicitor)

Application to court for Court Hearing Housing Manager

Application to court for Suspended Housing Manager
Possession Order

Application to court for Court Injunction | Housing Manager

Application to court for Demoted Housing Manager

Tenancy Status

Application to court for Eviction Request to be completed by HO

Possession/Eviction from the Court. and passed to Housing Manager.
Following their approval, it will be sent to
EOD

Withdrawing Eviction Action. EOD with recommendation of HoOCE

Where to find us

Hundred Houses Society,
51 Scotland Road, Cambridge, CB4 1QW

0300 303 5770
info@hhs.org.uk




