



______________________________________________________________

REPORT OF THE STRATEGIC DIRECTOR OF HOUSING AND PLANNING

______________________________________________________________

TO THE LEAD MEMBER FOR HOUSING

ON 9th March 2006
______________________________________________________________

TITLE: Funding the return of empty properties within regeneration areas back into use on a temporary basis for families in acute housing need.

______________________________________________________________

RECOMMENDATIONS:

That the lead member is recommended to 

1. Approve the funding of Contour Housing Limited (Contour) to develop and deliver a scheme based on the approach currently being piloted with New Prospect Housing Limited (NPHL) to bring back into use empty properties in the Housing Market Renewal area as temporary accommodation for families in acute housing need.

2. To transfer £175,000 to Contour to roll out the NPHL pilot, via an agreement under the provision of Section 22, Housing Act 1996.

______________________________________________________________

EXECUTIVE SUMMARY:

Further to a report submitted to Lead Member in July 2005 outlining a portfolio of projects to by led by Contour and funded as part of the Housing Market Renewal Sustaining Neighbourhoods Appraisal 2005/06, this report provides further detail of one of the proposed projects. This project centres on providing temporary accommodation to homeless families whilst contributing to achieving HMR outcomes:  sustaining neighbourhoods.

This report seeks the Lead Member’s approval to commission Contour to adopt and deliver a scheme based on the approach currently being piloted with New Prospect Housing Limited (NPHL), to bring back into use empty properties in the HMR area acquired to facilitate agreed regeneration projects as temporary accommodation for families in acute housing need. Funding will be used to pump prime the partner Registered Social Landlord (RSL), to deliver the approach across neighbourhoods in Central Salford. The project will be monitored and evaluated throughout, with a view to identifying good practice that could be applied on a citywide basis.

______________________________________________________________

BACKGROUND DOCUMENTS:

Lead Member for Housing Services report 14th July 2005 Proposed activities by Contour Housing Group and Manchester Methodist Housing Group to be funded by Housing Market Renewal Programme 2005/06

Making the Future Happen In Salford our Strategy for Housing 2004-2006

Homelessness Strategy 2003-2006

______________________________________________________________

ASSESSMENT OF RISK: Medium

The following risks and mitigation measures have been identified:

1. Unable to find appropriate families from the homeless register. This risk should be negated by the flexibility of the model proposed by Contour, which should offer enough flexibility to meet most homeless families circumstances. However, should this be the case Contour will revisit the definition of those at risk of homeless and with the Council’s approval seek to support a wider definition of individuals/families at risk of homelessness which could include those in clearance areas.

2. Unable to find appropriate properties in suitable locations that can be returned to use without requiring excessive remedial works. This risk will be managed by working between the Housing Advice and Support Service, Contour and the area based regeneration teams.

______________________________________________________________

SOURCE OF FUNDING: Housing Market Renewal 

______________________________________________________________

LEGAL IMPLICATIONS: 

- The Section 22 will be fully reviewed and approved by Legal Services – Tony Hatton.

- Pauline Lewis has reviewed the report as Monitoring Officer and is satisfied that it complies with relevant requirements.


FINANCIAL IMPLICATIONS:

-  There is provision within the Housing Market Renewal (HMR) financial programme 2005/2006 – Nigel Dickens

As the scheme is to be funded through HMR resources appropriate financial monitoring will be provided to the HMR Board throughout the life of the scheme. Upon termination of the scheme the Association shall repay to the Council such part of the Grant (up to its full amount), which has not been properly expended or applied in accordance with the Section 22 agreement.  Any funds returned in this manner will be credited to the HMR Programme accordingly.

_____________________________________________________________

COMMUNICATION IMPLICATIONS

This is an innovative pilot project and due to the sensitive and vulnerable nature of the clients it is a requirement of the proposed Section 22 Agreement that the project lead will consult with the City Council’s marketing team to develop the most appropriate and effective communication strategy. The communication strategy will need to balance the need to respect the privacy of clients with the needs to promote the positive aspects of the scheme to local residents, respond appropriately to any expressions of concern regarding the scheme and share any good practice that emerges from the operation of the scheme with internal and external colleagues.


PROPERTY: The project will only utilise properties that have been acquired for regeneration purposes and as such will have no effect on the acquisition strategies of the area based regeneration teams.

Bringing the properties into occupation will reduce costs associated with securing them for extended periods and act as a deterrent to petty vandalism and other anti-social behaviour.

______________________________________________________________

HUMAN RESOURCES: The workload associated with managing the proposed contract with the partner RSL will be reflected within the Housing Advice and Support Services Team’s (HASS) workplan.

______________________________________________________________

CONTACT OFFICER:  

 John Wooderson, Senior Manager Procurement & Delivery  - 0161 922 8723

______________________________________________________________

WARD(S) TO WHICH REPORT RELATE(S): 

Part of Kersal

Irwell Riverside

Broughton

Langworthy

Ordsall

Part of Weaste and Seedley

Part of Claremont

______________________________________________________________

KEY COUNCIL POLICIES:

Making the Future Happen in Salford our Strategy for Housing 2004-2006

Homelessness Strategy 2003-2006

Neighbourhood Renewal

Housing Market Renewal

Social Inclusion

______________________________________________________________

DETAILS:

1. Background

1.1 With a dwindling supply of settled and affordable accommodation, an increase in Right to Buys and an extension to priority needs categories for homeless people as part of the Homeless Act 2002; Salford is experiencing an increase in homelessness and the number of homeless households living in temporary accommodation, whilst the availability of appropriate, accessible housing is reducing. 

1.2 The option being proposed is to make use of vacant properties acquired for regeneration purposes by bringing them back into use as temporary rented accommodation for families in acute housing need. This approach is also being piloted on a small scale working with New Prospect Housing Limited (NPHL) in the New Deal for Communities (NDC) area of Charlestown and Kersal. These schemes will be carefully co-ordinated to avoid duplication of work, identify opportunities for co-operation and share learning.

1.3 The purchase of the properties has been incorporated into the current programme of the local regeneration teams and, following refurbishment work, the properties will become available for occupation by families in acute housing need with those in unsuitable temporary accommodation, such as bed and breakfast, being a particular priority.

1.4 This is one of several options being investigated by the Community Housing Team to increase the supply of temporary and permanent accommodation through improved and innovative partnership working with RSLs, private landlords and voluntary sector agencies.

2. Proposals

2.1 It is proposed that this project will be delivered in partnership with Contour acting as the project lead. 

2.2 Properties to be included in the scheme will be selected jointly by HASS, Contour and local regeneration teams.

2.3 Contour will arrange for any necessary repairs and agreed limited refurbishment works to be carried out to selected properties. These works will be funded by HMR resources and will be governed by the provisions of a detailed agreement under Section 22 of the Housing Act 1996. (A draft of the proposed Section 22 Agreement is attached as appendix 1 to this report).

2.4 When let the properties will be subject to appropriate rent charges, which, subject to the status of the tenant, will be eligible for Housing Benefit payments. Contour will be responsible for the ongoing management of the properties and their costs will be met from rental income with any surplus reverting to the City Council. The draft Section 22 Agreement contains specific requirements regarding financial monitoring arrangements and “open book” accounting arrangements.

2.5 Families to be offered accommodation under this scheme will be identified by HASS based on their individual circumstances and in line with relevant City Council policies and procedures.

2.6 It is anticipated the specific properties made available under the scheme will vary over time in line with the requirements of regeneration activities; Contour will be required to develop a portfolio of 10 properties across the HMR area throughout the life of the grant.

3. Conclusion

Following a review of best practice and Government proposals focusing on inappropriate temporary accommodation this report aims to support best practice identified by the Office of the Deputy Prime Minister (ODPM) Homelessness Directorate within the Good Practice Handbook – Reducing B&B use and tackling homelessness – What’s working. The measures identified within this report contribute to the ODPM document “Sustainable Communities – settled homes, changing lives”.
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THIS AGREEMENT is made on ???????? between Salford City Council (‘’the Council’’) of Civic Centre, Chorley Road, Swinton M27 5BN and  Contour Homes Limited, Portico House, 3 Jo Street, Salford, M5 4AB (“the Association’’).


WHEREAS:

1. 
The parties to this Agreement are desirous to facilitating the use of properties acquired by the Council and its partners in the Central Salford Area for regeneration purposes’ to provide temporary accommodation for families in acute housing need.


2.
The Association is a Registered Social Landlord registered with the Housing 

Corporation under registration number L3261

3. 
The Council has powers under s22 of the Housing Act 1996 to make grants for the assistance of a Registered Social Landlord.


4.
The Association is obliged to develop, manage and maintain a portfolio of 10 properties owned by the Council and its partners for use as temporary accommodation by families in acute housing need. 


5.
The Council has agreed, subject to the terms and conditions hereunder to make such a grant (‘’the Grant’’) 


IT IS AGREED THAT:


1. INTERPRETATION 


In this Agreement the following expressions shall have the following meanings: 


1.1     “ the Financial Statement” means the financial statement required by Clause 2.6 



of this 
Agreement in the form set out in Schedule 1 of the Agreement.


1.2     “the Grant” means £175,000.00


1.3     “the Grant Conditions” means the conditions set out in clause 2 of this Agreement;


1.5  
“the Properties” means properties identified as meeting the criteria for inclusion in the scheme detailed at Schedule 3 hereof. 


1.6 
“the Scheme” means the development, management and maintenance of the portfolio of a maximum 10 properties at any time owned by the Council and its partners being brought back into use for families in acute housing need.

2.
THE GRANT 


2.1 The Council will pay to the Association a grant of £175,000.00 (‘’the Grant’’) such 


grant to be paid upon the execution of this agreement.


2.2
The Grant is paid on the understanding and subject to the condition that the 

Association complies with all of the conditions of this Agreement.


2.3
The Grant or any part thereof may only be expended on or in connection with the developing and maintaining of the properties and associated costs as provided for by the Scheme.


2.4
The Association shall maintain such accounts and records as are necessary to enable the utilisation of the Grant to be verified and these shall be open to inspection by the Council at all reasonable times; with detailed progress reports being submitted to the Council on a monthly basis, unless otherwise agreed, from the date of the Agreement. 


2.5 In particular the Association shall maintain and make available to the Council 


upon reasonable notice a financial statement in respect of the Properties, the form and content of such statement shall be as set out in Schedule 1 to this Agreement.


2.6
Any further grants made by the Council to the Association, which are expressed to be for the purposes of this Agreement, shall be subject to the terms and conditions herein contained. 


2.7
If at any time the Association is in material breach of the Grant Conditions to the extent that the breach cannot be remedied this agreement shall terminate and the Association shall repay to the Council such part of the Grant (up to its full amount), which has not been properly expended or applied in accordance with clause 2.3 of this Agreement. 

2.8
The Association shall operate the Scheme until such time as this agreement is 

terminated.


2.9.1 The Association shall continue to remain responsible for the maintenance and management of the properties throughout the period that such properties are covered by the Scheme.


2.10 Any expense in excess of the Grant that arises from the delivery of the Scheme 


covered by this agreement, as detailed in Schedule 2, Section 1.1, will be met by Contour, unless specific approval for such expense is obtained from the Council in advance.


3.
RESOLUTION OF DISPUTES

3.1
The parties hereto will use their best endeavours to resolve by agreement any dispute or disagreement between them with respect to any matter relating to this Agreement that does not plainly fall within Clause 4.1 (Default).  Both parties will negotiate in good faith to resolve the dispute.


3.2
If either party considers that the negotiations referred to in Clause 3.1 have not achieved resolution of the dispute or disagreement within a reasonable time, then they may give written notice to the other party requiring the dispute to be resolved in accordance with Clauses 3.2.1 to 3.2.3 and the other party will comply with the notice.


3.2.1
The dispute or disagreement shall be discussed at a meeting of the Project Management Team within fourteen (14) days, or such lesser period as may be agreed.


3.2.2
If not resolved, or if the meeting in Clause 3.2.1 does not take place as required, the dispute or disagreement shall be discussed at a further meeting of the project steering group within a further fourteen (14) days, or such lesser period as may be agreed.


3.2.3
If still not resolved, or if the meeting in Clause 3.2.2 does not take place as required, then the dispute or disagreement shall be referred to an individual agreed to both parties for mediation.  Pending the outcome of mediation, the status quo prior to the dispute shall be maintained.  If the dispute or disagreement cannot be satisfactorily resolved through mediation, or if the parties cannot agree on a mediator, it will be referred to an independent arbitrator agreed by the parties.  If the parties cannot agree on an independent arbitrator, then the parties will request the Institute of Arbitrators or local Law Society to appoint an arbitrator.  The parties will provide such evidence as the arbitrator may call for and her/his decision shall be final and binding on the parties.  Use of the disputes procedure will not delay or take precedence over any use of the default or termination procedures.


3.3 Each party shall pay their own costs in resolving a dispute by any means under 


this Clause 3 except that the costs of an arbitrator shall be shared equally by the parties.

4.
DEFAULT


4.1
In the event of material or persistent default or breach by one party in respect of any obligation imposed by the terms of this Agreement, the other party may, within fourteen (14) days of becoming aware of such default or breach, serve a notice (the “Default Notice”) on the defaulting party setting out in detail the exact nature of the alleged default or breach and requiring that such default or breach be remedied within fourteen (14) days or such other period as is reasonable having regard to the nature of the alleged default or breach.


4.2
In the event that the defaulting party does not comply with the Default Notice, then notice of termination of this Agreement may be served in accordance with Clause 5.


4.3
The Association and the Council shall at all times use their best endeavours to remedy any default or breach.


4.4
Any dispute arising from the operation of this Clause shall be resolved in accordance with the procedure set out at Clause 3 for the resolution of disputes.


5.0
TERMINATION OF THE AGREEMENT


5.1
This Agreement shall be terminated:


5.1.1 if no appropriate properties are made available for use under the Scheme by the Council;


5.1.2 upon the second anniversary of the execution of this agreement;


5.1.2
if the provisions of the Agreement or the activities required or either of them are, or become, illegal or ultra vires; or 



5.1.3
upon the entire amount of the Grant (including any further grants made 


pursuant to clause 2.6) being expended and/or repaid to the Council as 


provided for under the terms of this Agreement


5.2
This agreement may be terminated by written agreement of the parties. 


5.3
This agreement may be extended by written agreement of the parties.


5.4
Subject to the provisions of clauses 2.3 and 2.7, upon termination of the agreement any part of the Grant (including any further grants made pursuant to clause 2.6) along with any surplus rental income, which has not been properly expended or applied in accordance with the terms of this Agreement, shall become repayable to the Council. 


SCHEDULE 1 


The financial statement, which the Association is required to produce by virtue of clause 2.5, shall contain details for each property where this is available and appropriate, otherwise a global figure for the Properties will be provided to show: 


1
the repair, decorating and furnishing costs and associated costs. 



2
directly attributable administration costs  



3
Value Added Tax, where applicable


4
details of rental income derived from the letting of each property 


5
details of expenses incurred in the management of tenancies at each property.



SCHEDULE 2 


1.
The Scheme 


1.1 The Scheme shall consist of the following main works: 


· properties suitable for family accommodation and meeting the criteria detailed in Schedule ?? to the Agreement will jointly identified by the Council and the Association. 


· The Association will agree and carry out schedules of works to bring such properties to a lettable condition.


· The Council will nominate families in acute housing need as tenants for the properties. 


· The Association will manage and maintain the properties in line with the Association’s normal standards and procedures.


· The Association will furnish the properties in line with the provisions of The Salford City Council Furnished Tenancies Tender.


· A maximum of 10 (ten) properties to be made available under the Scheme at any time. 


1.2
Selection of contractor – The Association will be responsible for the selection, appointment and supervision of a suitable contractor(s) to carry out the necessary works.


2.
Procedure 


2.1 The Council’s Regeneration Team will identify properties to be considered for inclusion in the Scheme, the suitability of individual properties will be assessed by The Council’s Housing Advice and Support Services team (HASS) and a shortlist provided to The Association to determine the feasibility for refurbishment.


2.2 The Association will undertake to carry out a detailed inspection of the properties identified.  

2.3 The Association will provide a schedule of works required to bring each property up to an occupiable standard and an estimated cost for such works. 


2.4 HASS in liaison with local regeneration teams and other relevant stakeholders will obtain confirmation of the availability of the properties for the minimum time period.

2.5
The identification of client(s) to be nominated as tenants for the specific properties will be undertaken by HASS.

2.6 The tenants will remain in the properties under a license agreement to be established by HASS.


2.7 HASS will support The Association in liaising with The Council’s Housing Benefit Service to secure the appropriate benefit payments are provided to The Association.


2.8 The Association will confirm that appropriate management arrangements for each property are in place before occupation.


2.9 The tenant will take up occupation with appropriate initial support provided by The Association and HASS to ensure that the tenancy is established without difficulties.


2.10 Confirmation of any arrangements for ongoing support during the life of the tenancy to agreed in partnership with The Association and HASS.


2.11 When final arrangements are made for permanent accommodation for the client, responsibility for the co-ordination of re-housing and relocation, including notification of The Association, lies with HASS.


2.12 When either HASS or the Association become aware that a tenant either has or intends to vacate a property, they shall notify the project steering group of this in writing at the earliest opportunity to facilitate consideration of the future use of the property under the Scheme. 


2.13 Where properties in the Scheme are void then the relevant regulation regarding the payment of Housing Benefits will apply. Any costs incurred by the Association in managing properties while they are void should be reflected in the financial statements required under 2.5 of this Agreement.


2.14 When a property under the scheme is identified as likely to become void The Association should inspect and pass the case for continued use to the Project Steering Group.


2.15 The Project Steering Group will provide The Association with two months written notice that a property is designated for release back to the local Regeneration Team, or where the impact of regeneration activity in the area is anticipated to make the property unsuitable for further use under the scheme.


2.16 The Council reserves the right to decommission a property, as a matter of urgency, where the grounds for concern exist for the safety of the client.


2.17 HASS will remain responsible for the discharge of The Council’s duties under Statutory Homelessness legislation.


2.18 Where properties are to be released from the scheme replacement properties will be identified as outlined above.


2.19 The Project Steering Group will monitor the delivery of the scheme throughout its life. The frequency of meetings will vary depending on the stage of the scheme. The Project Steering Group will be responsible for the preparation of an annual review.


2.20 The scheme may be terminated or extended by providing three months notice in writing.


3.
SCHEDULE 3


THE PROPERTIES 


For the purposes of this agreement the properties are defined as ten properties that have benefited from the full range of works specified in Schedule 2, Section 1.1 of this document and made available for occupation in line with the details in Schedule 2, Section 2.3.


Properties should:-


· Be available for occupation for at least 6 months from their inclusion in the Scheme.


· Be capable of being brought to the relevant standard – including standard of decoration and furnishing – for no more than £7,500


· Be located to ensure the client does not feel isolated or vulnerable


· Suit the needs of the anticipated client group


· Be located reasonably close to standard amenities 


· Be within the Housing Market Renewal area


Properties that fail to meet these criteria will only be considered for inclusion in the scheme if they address an exceptional need that could not otherwise be met and following the consideration and specific agreement of the Project Steering Group.


Signed .............................................................


For and on behalf of the Council 


Signed ................................................................


For and on behalf of the Association


MNCH.391784.1




