 



REPORT OF THE STRATEGIC DIRECTOR OF SUSTAINABLE REGENERATION
TO THE LEAD MEMBER FOR HOUSING
FOR INFORMAL BRIEFING ON 2nd December 2008
DECISION ON 16th December 2008

TITLE: NATIONAL INDICATOR NI 156 –  ACTION PLANNING TO MEET LOCAL AREA AGREEMENT (LAA) TARGET ON REDUCING THE USE OF TEMPORARY ACCOMMODATION AND IMPLICATIONS FOR BELMONT HOMELESS FAMILIES UNIT
RECOMMENDATIONS:  

That Lead Member for Housing is recommended to:

1. Note the proposed Action Planning process for delivering sustained reductions in the use of temporary accommodation.
2. Approve further progress to be made on those actions identified for immediate implementation

3. Note the challenges facing the Directorate in the delivery of NI 156. 

4. Approve the prioritisation of the Temporary Accommodation Reduction Plan, supported by Communities and Local Government (CLG) Specialist Advisor

5. Approve the proposal to implement a temporary accommodation portfolio based on dispersed properties, and note the implications for out-of-hours provision
6. Note the implications for the existing unit for homeless families at the Belmont site

EXECUTIVE SUMMARY: This report outlines proposed actions to deliver a sustained reduction in the use of temporary accommodation. Under the Local Area Agreement, Salford City Council has adopted a clear target to reduce the use of temporary accommodation for homeless households, to no more than 24 households by 2010, and no more than 15 by 2011. The 2010 target is in line with that adopted by Communities and Local Government (CLG), to reduce the use of temporary accommodation to 50% of its level at December 2004. This report identifies actions and an action-planning process to deliver this challenging target. Within the action-planning process, the report specifically outlines a proposal to restructure the way that temporary accommodation is provided, with provision being based around dispersed units in the community, with no further use required for static provision currently provided at the Belmont unit and to take pressure away from reliance on Bed and Breakfast (B&B). 
BACKGROUND DOCUMENTS: NONE
ASSESSMENT OF RISK: Failure to deliver NI156 performance presents HIGH risk
SOURCE OF FUNDING: General Fund, Homelessness Prevention Fund and Supporting People Grant.
LEGAL IMPLICATIONS: There are no legal implications directly linked to the delivery of the action plan.  SCC’s legal duties to homeless and potentially homeless applicants will continue to be delivered
FINANCIAL IMPLICATIONS: Contained within existing service budgets (Housing General Fund, Homelessness Prevention Fund, Supporting People Grant) with resources to be refocused where necessary to achieve the action plan.
COMMUNICATION IMPLICATIONS: Need to ensure that communications are linked to positive messages on the prevention of homelessness through effective interventions and measures.  
VALUE FOR MONEY IMPLICATIONS: Effective prevention measures and improved use of and standards of accommodation to prevent use of Bed and Breakfast (B&B) and hostel accommodation provides better Value for Money solutions for the City.
CLIENT IMPLICATIONS: Improved performance in preventing homelessness in Salford through use of better quality accommodation and a reduction in the need for temporary accommodation.  
PROPERTY: Implications for the current Belmont Homeless Families Unit building. 
HUMAN RESOURCES: Contained within existing staffing structures and subject to restructuring already approved to deliver Salford Housing Options Point (SHOP)
CONTACT OFFICER: 
       Mike Wright                                      Extension No: 7702
WARD(S) TO WHICH REPORT RELATE(S): ALL
KEY COUNCIL POLICIES:
Local Area Agreement

Community Plan

Housing Strategy

Homelessness Strategy

HCP Delivery Plan

Think Customer
DETAILS:
1.
Background
1.1
Operational Services were brought together under Housing Connections Partnership (HCP) the management of the statutory homelessness function, carried out be the Housing Advice and Support Service (HASS) and the lettings function carried out by the Salford Property Shop (now Salford Home Search) in July 2007. These services are being developed within the Salford Housing Options Point model subject to a recent successful Communities and Local Government (CLG) Enhanced Housing Options bid, securing an additional £240,000 into local services over the next two years. Services have advanced considerably over the past 18 months working closely with CLG advisors to support the development of a ‘best practice’ model in Salford.  
1.2
Salford City Council has adopted a challenging target for the reduction of the usage of temporary accommodation within its Local Area Agreement (LAA) basket of indicators. Housing Connections Partnership is charged with being the lead agency in the delivery of LAA target NI 156. 
1.3
The target for NI 156 is for a maximum number of 24 households to be accommodated in temporary accommodation by April 2010 and a maximum number of 15 by April 2011. The milestone target for the end of 2008/09 is for a maximum of 38 households to be accommodated. 
1.4
Failure to deliver on any Local Area Agreement (LAA) indicators would present Salford City Council with both a reputation risk, but also potential impacts on star rating within the Corporate Performance Assessment (CPA) and Comprehensive Area Assessment (CAA) frameworks. 
1.5
There has been significant re-focussing of the homelessness agenda in recent years. Most importantly, this has been the development of prevention services which provide alternative sustainable housing options to clients in housing need which prevent the necessity of a homelessness presentation and admission to temporary accommodation
1.6
This repositioning of services has been set against the historical position of high levels of statutory homelessness in Salford, and increasing usage of temporary accommodation.
1.7
Staff have been working closely with the Communities and Local Government (CLG) Specialist Advisor on Homelessness and Overcrowding. The proposals contained in this report are explicitly supported by CLG, and the proposed restructuring of temporary accommodation is considered to be a model of modern good practice. 

2.
Use of Temporary Accommodation 

2.1
Since July 2007, there has been a gradual reduction in the use of temporary accommodation, from 72 households.
	2006/07
	In Accom at end of quarter
	2007/08
	In Accom at end of quarter
	2008/09
	In Accom at end of quarter

	Q1
	74
	Q1
	60
	Q1
	58

	Q2
	57
	Q2
	48
	Q2
	45

	Q3
	62
	Q3
	40
	Q3
	n/a

	Q4
	72
	Q4
	46
	Q4
	n/a


2.2
As at 30 September 2009, there were 45 households in temporary accommodation. These were broken down into the following client and accommodation types:
	Accom Type
	Family
	Single Applicants
	Total

	
	
	Male
	Female
	

	B+B


	2
	16/17 = 1
18+    = 0 
	16/17 = 1
18+    = 0
	4

	Hostel


	9
	16/17 = 7
18+    = 7
	16/17 = 4
18+    = 1
	28

	Dispersed


	11
	16/17 = 0

18+    = 2
	16/17 = 0
18+    = 0
	13

	Total
	22
	17
	6
	45

	
	
	23
	


2.3
There has been a recent increase in admissions to temporary accommodation. The principal reasons for this have been identified as:

· an increase in numbers requesting assistance, 
· an increase in the numbers of those progressing to a homelessness application due to prevention options not being available
· increasing numbers of Borders and Immigration Agency ‘legacy cases’ whereby former asylum seeker families have been given leave to remain in the United Kingdom

· in recent months, the impact of the credit crunch and housing market downturn has begin to feed through into homelessness presentations

· a levelling off of property available through Salford Home Search.
2.4
 Use of Bed and Breakfast
2.4.1
The profile for usage of temporary accommodation should also be noted, and specifically a reduction in the use of Bed and Breakfast. Although inspected, and compliant with appropriate regulations, this type of accommodation can be of lower quality, with shared rooms and facilities and lower levels of support for vulnerable residents. 
2.5
Demand

2.5.1
It should be noted that the recent increase in temporary accommodation has occurred due to increases in demand which staff are managing, and despite both further increases in prevention activity, building on the significant increase in prevention activity in 2007/08, and further reductions in acceptances.

	
	Footfall at Crompton House
	Increase 07-08
	Footfall at Salford Homesearch
	Increase 07-08

	July 2007
	327
	n/a
	n/a
	n/a

	August 2007
	291
	n/a
	1116
	n/a

	September 2007
	242
	n/a
	1123
	n/a

	
	
	
	
	

	July 2008
	347
	+ 6.1%
	663
	n/a

	August 2008
	250
	- 14 %
	941
	- 15 %

	September 2008
	301
	+ 24 %
	1070
	- 4 %


2.5.1.1 Total demand has increased by 0.7%, as measured by total footfall at both sites. However, the real figure is likely to be higher as by providing a holistic service at both sites has eliminated double-counting where customers would previously have been referred from one site to another.

2.6
Prevention

	06-07 Full Year
	110 cases


	
	
	Annual Change

	07-08 Q1 Prevention Activity
	89 cases
	08-09 Q1 Prevention Activity
	116 cases
	+30.3%

	07-08 Q2 Prevention Activity
	115 cases
	08-09 Q2 Prevention Activity
	82 cases*
	-28.7%


2.6.1 
*Total prevention figure at the end of Quarter 2 are almost identical. The comparative reduction in Quarter 2 for 2008/09 is due to:

· a change in the way that data is collected, with Sanctuary Scheme referrals now routed through the Housing Crime Reduction Team for target hardening work
· reduced availability of Prevention Fund due to the impact of the Borders and Immigration Agency legacy case scheme for asylum seekers

· an extensive staff training programme which has temporarily reduced front-line staff numbers in this period

2.6.2
The team is on target to record a slight increase in the number of prevention interventions over the course of 2008/09, on a like-for-like comparison. However, this target is at risk due to the impact of the Legacy Programme and further external shocks connected to the housing market. 

2.7
Acceptances

	
	Presentations
	Acceptances
	%



	2006/07 whole year
	1435
	1055
	73.5

	07-08 Q1 
	415
	249
	60.0

	08-09 Q1 
	358
	232
	64.8

	Q1 Annual change
	-13.7%
	-6.8%
	n/a

	07-08 Q2
	277
	177
	63.9

	08-09 Q2
	224
	115
	51.3

	Q2 Annual change
	-19.1%
	-35%
	n/a


2.7.1
Over the first six months of the year:

· homelessness presentations overall have reduced by 14.7% however the proportion of presentations linked to the credit crunch within this is increasing.
· homeless acceptances have fallen by 18.5%
· the % of presentations which are accepted as homeless has reduced from 62.5% to 59.6% 

2.7.2
The service is on target to record a further year of reduced homelessness acceptances.

3.
Future Options for Reducing Temporary Accommodation
3.1
In March 2007, Salford City Council produced a Temporary Accommodation Reduction Plan, which outlined initial thoughts on reducing the use of temporary accommodation. However, following a recent positive visit by the Communities and Local Government (CLG) Specialist Homelessness Advisor, this plan has been identified as requiring urgent review. We are working closely wit the Specialist Advisor from CLG to conclude this process. 

3.2
The revised Temporary Accommodation Reduction Plan will be divided into the three broad categories of ways in which temporary accommodation can be reduced. They are:

· Prevention of crisis situations leading to homelessness

· Availability of alternative housing options

· More robust decision-making on homelessness applications

3.2.1
Each area is bound by ensuring that Salford City Council meets its statutory obligations towards homeless applicants. Each stage of the process is subject to legal challenge, and services must ensure that they are robustly implementing legislation, case-law and statutory guidance. 

3.2.2
A critical tool for the reduction of temporary accommodation is the availability of a flexible accommodation portfolio which can respond to the needs of customers and Salford City Council. Specifically, this includes a move away from the provision of static accommodation-based services to dispersed units across the city, provided with access to floating support. This model will potentially negate the requirement for the existing unit for homeless families on the Belmont site. Annex 2, attached, outlines a proposal for the disposal of this unit and a restructuring of the temporary accommodation portfolio based on dispersed units across the city. 

3.3
Prevention

3.3.1
Prevention of homelessness is an effective way of reducing the need for temporary accommodation. It enables customers to avoid the statutory homelessness process. There was a 300% increase in prevention activity between 2006/07 and 2007/08. 

3.3.2
The Housing Options services are developing further homelessness prevention options. For the first time, a Prevention Plan has been developed to target spending of the Homelessness Prevention Fund on projects and services which will have the greatest impact on prevention and thereby the use of temporary accommodation. This Plan is attached as Annex 2 and has been produced in consultation with front-line staff based on a “what works” approach. It is based on the Communities and Local Government (CLG) Prevention Toolkit and has been endorsed by CLG as a model of good practice which is being shared with other Local Authorities.
3.3.3
It should be noted that there will be limits to the amount of prevention work which can be delivered in a positive way. Successful prevention relies on access to a wide range of options, but is also heavily dependent on cultural change and a realistic understanding of the realities of the housing market. 

3.4
Alternative Housing Options

3.4.1
Of major importance is the expansion of housing options for customers in housing need. Modern Housing Options services do not rely on social housing as the preferred rehousing route, but on a range of options to suit need on a tenure-blind basis, including options in the private sector and supported accommodation. Direct access into alternative housing options, such as through the existing Bond Scheme is an effective way of preventing the need for use of temporary accommodation.
3.4.2
The impact on temporary accommodation of maximising the use of alternative housing options is dependent upon their availability and the capacity of staff to explain and promote them. 
3.4.3
The availability of options must include social housing, including Registered Social Landlord (RSL) stock, private sector accommodation and supported accommodation. However, the Temporary Accommodation Reduction Plan must also include non-rehousing options such as mediation, assessment of options around the use of modular build to address overcrowding and accessibility issues and non-housing-specific solutions including accessing employment. 
3.4.4
Lead Member is particularly asked to note that three options proposed for consideration are:

· the development of an initially small Private Leasing Scheme 
· the restructuring of the temporary accommodation portfolio expansion of a dispersed homelessness scheme with no further use for the Belmont scheme for homeless families; and

· a review of the process for accessing accommodation based identified good practice in other local authorities  

3.5
Robust Decision-making

3.5.1
There has been an improvement in the decision-making processes for homeless applications. This has been reflected in a reduction in the number of homelessness acceptances and a reduction in the % of applicants who are accepted under the homelessness legislation. This was a necessary correction in the implementation of the legislative framework. 
3.5.2
In addressing NI 156, the robustness of the decision-making process on homelessness applications will be maintained and further developed, within the legislative and guidance framework. Lead Member is asked to note the implications in terms of additional requests for review under the homelessness legislation and a likely increase in MP and member enquiries due to further increases in negative decisions. 

4.
Potential Future Risks
4.1
A number of potential risks and threats have been identified. These are, to a degree, dependent upon future government policy and initiatives in relation to the housing market and credit crunch. Risks are also dependent upon the performance of the housing market and future external influences on it, such as a sustained credit crunch, provision of affordable housing and population changes. 
4.2
Broad risk areas have been identified as:

· Legislative changes, including likely changes to overcrowding standard and recent case-law on ‘Homeless at Home’ classification of applicants
· United Kingdom (UK) Borders Agency Legacy Cases Programme, with the likelihood of a significant number of single asylum seeker households being granted leave to remain in the UK
· Stock availability following the transfer of City West Housing Trust, with a City West guaranteeing only 50% of available properties being delivered through Choice Based Lettings (Salford Home Search)
· Sub-regional Choice Based Lettings, which may potentially encourage Registered Social Landlords to let properties to customers from outside of Salford and reduce stock availability within Salford Home Search, though this may be balanced by Salford applicants being re-housed in other areas
· Provider commitment to maximising the use of housing stock for homeless applicants, including continued below-target performance on Registered Social Landlord nominations and improvements required in performance in preventing homelessness
· Waiting list growth indicating continuing and rising levels of housing need in the city. There are currently circa. 18,500 applicants on the general waiting list
· Housing market failure, including increasing levels of mortgage repossessions, empty properties and sustained rent levels in the private sector above the economic ability of many Salford residents
5.
Proposed Future Actions
5.1
The starting position is to review the March 2007 Temporary Accommodation Reduction Plan. This will identify specific actions to reduce the use of temporary accommodation over the next 2 years. 

5.2
The outline proposal to develop a temporary accommodation portfolio based on the use of dispersed properties is attached as Annex 2. Lead Member is asked to note the potential implications for the existing Belmont site and staff group. 

5.3
At the present time, Lead Member is asked to note that the intention is to set the challenging stretch-target of zero use of bed and breakfast accommodation in 2009/10. 
5.4
Lead Member is also asked to note the increasing importance of the private sector in reducing the use of temporary accommodation, including consideration of a small and short-term private sector leasing scheme. 

5.5
There are a range of identified actions which will feature in the revised Temporary Accommodation Reduction Plan and beyond. Implementation will be prioritised against those assessed with having the highest impact on reducing the use of temporary accommodation. 

5.6
The identified actions are attached as Annex 1. Following approval, further refinement will form a basis for the Service Improvement Plan for the Housing Choice and Support portfolio over the next 18 months. 
5.7
The Assistant Director for Housing Connections Partnership will have responsibility for the development and delivery of the Temporary Accommodation Reduction Plan. Lead officers and resource implications will be allocated to each task under the revised plan and Housing Connections Service Delivery Plan under the remit of the Senior Manager (Operations). 

5.8
The delivery of the Temporary Accommodation Reduction Plan will involve resources being directed from the current Community Housing Team to support service delivery in this area in HCP, through agreement between the relevant Assistant Directors and accommodated by the wider Directorate restructure.
5.9
Progress on the Temporary Accommodation Reduction Plan and the options appraisal of the above actions will be reported to Lead Member through the quarterly performance reporting, in the context of reductions in the use of temporary accommodation (NI 156). 
6.
Recommendations
That Lead Member for Housing is recommended to:

1. Note the proposed Action Planning process for delivering sustained reductions in the use of temporary accommodation.

2. Approve further progress to be made on those actions identified for immediate implementation

3. Note the challenges facing the Directorate in the delivery of NI 156. 

4. Approve the prioritisation of the Temporary Accommodation Reduction Plan, supported by Communities and Local Government Specialist Advisor

5. Approve the proposal to implement a temporary accommodation portfolio based on dispersed properties, and note the implications for out-of-hours provision
6. Note the implications for the existing unit for homeless families at the Belmont site

Paul Walker
Strategic Director of Sustainable Regeneration
Annex 1 – NI 156 Action Plan

	Generic Actions


	Short/Medium/ Long term
	Impact on TA

(H/M/L)
	Operational (O)

Strategic (S)
Policy/Procedure (P)
	Lead Officer
	Support Officer(s)
	Potential Resource Implications*

	Complete the full restructuring of the Housing Options Service
	S
	M
	O
	Zahid Amin
	Jane Anderson
	Delivers saving on staff structure

	Customer profiling to inform annual review of Prevention Plan and targeting of services
	M
	L
	O
	Jane Anderson
	Trish Nunn


	Efficiencies in use of Prevention Fund

	Individual options assessment for every existing applicant in TA
	S
	L
	O
	Jane Anderson
	Alex Green

Wendy Greenhalgh

Cath Oxton
	Improves throughput in T/A

	Review the requirements for TA, including the necessity of usage of Belmont unit for homeless families
(Annex 2)
	S
	M
	S
	Mike Wright
	Janice Samuels

Jane Anderson
	Reduction in costs and increase in income

	Expand the dispersed homelessness scheme and review the access route against CLG good practice 
	S
	H
	O
	Zahid Amin
	Rachel Connolly

Alex Green

Wendy Greenhalgh

Cath Oxton
	Potential reduction in costs and increase in income

	Assess the appropriateness of the use of Part VI Ineligibility criteria for some customers
	M
	L
	P
	Zahid Amin
	Trish Nunn
	Reduces access to applicants with ASB or major arrears

	Develop outreach services for B&B and hostels in the city through Prevention Fund
	M
	H
	O
	Jane Anderson
	Jo Maycox

Rachel Connolly
	Increases housing options and improves throughput

	Expand the Sanctuary Scheme for victims of domestic violence
	M
	H
	O
	Jane Anderson
	Rachel Lee
	Reduces use of T/A

	Expand Mediation service and make usage compulsory
	S
	H
	O
	Jane Anderson
	Alex Green
	Reduces use of T/A and increases housing options

	Implement Young Persons Housing Plan for gateway through Liberty House
	S
	M
	O
	Glyn Meacher
	Jane Anderson
	Improves access for young people

	Develop RSL Homelessness Champions network with RSLs
	M
	M
	O/S
	Janice Samuels
	Jane Anderson
	Promotes tackling homelessness across the city

	Develop Homelessness Prevention Protocol with housing providers in the city
	M
	M/H
	P
	Zahid Amin
	Jane Anderson
	Increases housing options and reduces presentations

	HCP to roll-out homelessness prevention training to housing providers
	M
	M/H
	O
	Jane Anderson
	Alex Green

Jo Maycox

Rachel Lee
	Increases housing options and reduces presentations

	Identify viable private sector  leasing scheme 
	M
	H


	O/S
	Mike Wright
	Zahid Amin

Janice Samuels
	Enables reduction in B&B and increases housing options

	Improve RSL nominations performance
	S
	M


	O
	Mike Wright
	Marie Donaghey
	Increases housing options

	RSL sign-up to Salford CBL system
	S
	M/H


	O
	Zahid Amin
	Ian Hilton
	Increases housing options and raises income

	Promote private sector housing options through CBL
	S
	H


	O
	Ian Hilton
	Tracey Fortune

Landlord Accreditation
	Increases housing options and raises income

	Expand the HASS Bond Scheme to increase private rented options
	S
	H
	O
	Jane Anderson
	Rachel Lee
	Increases housing options

	Expand access through Empty Homes initiatives
	M
	M


	O
	Rob Turner
	Jane Anderson

Caren Green
	Increases housing options

	Improve access routes into supported housing schemes
	M
	H
	S
	Glyn Meacher
	Andy Briffa
	Increases housing options and reduces T/A usage

	Develop Management Agreement with Belmont unit, increasing access from 1 referral per day
	S
	M
	O
	Janice Samuels
	Trish Nunn
	More efficient management of T/A 

	Identify home ownership and equity release toolkits
	M
	M


	O/S/P
	Zahid Amin
	Dave Heaney
	Increases housing options 

	Investigate the use of capital funding for (modular) extensions to ease overcrowding and improve the quality of private sector housing stock
	L
	M/H
	O/S
	Zahid Amin
	Bob Turnbull
	Reduces overcrowding and improves quality of stcok

	Review Allocations Policy
	M
	H


	S
	Mike Wright
	Janice Samuels

Zahid Amin
	Makes best use of available stock in the city

	Review the use of Age Banding and consider Local Lettings Policies based on economic activity
	M
	H
	S
	Mike Wright
	Janice Samuels

Zahid Amin
	Expands access for young people and tackles worklessness

	Investigate nominations options for new developments in the city
	M
	M
	O/S
	Mike Wright
	Zahid Amin
	Increases housing options

	Review casework procedures
	S
	M


	O
	Jane Anderson
	Alex Green

Rachel Lee

Jo Maycox
	Improves administration

	Instigate NTQ process for all cases of parent dispute and breakdown of informal lodgings
	S
	H
	O/P
	Jo Maycox
	Alex Green

Rachel Lee
	Reduces homelessness presentations and T/A usage

	Reinforce cultural message of homelessness as an ineffective way of resolving housing needs
	S/M/L
	H
	O/S
	Paul Walker
	All
	Reduces homelessness presentations and T/A usage


* Delivering each action plan item will have a resource implication of staff time in delivery of each project

Annex 2 – Outline proposal for the restructuring of the Temporary Accommodation Portfolio


1.
Background
1.1
Delivering the challenging target on NI 156 will require a fundamental change in the way that temporary accommodation is delivered in Salford, with the need for greater flexibility and responsiveness in provision. 
1.2
The existing homeless families’ hostel at the Belmont site has been recognised for some time as not being fit for purpose and has been in the process of ‘re-provision’ for some years, with no outcome secured as yet. 
1.3
There is currently a ‘mixed economy’ in Salford in respect of temporary accommodation, with provision sourced from the public sector (Belmont and some dispersed properties), Registered Social Landlords (some dispersed properties) and the private sector (Bed and Breakfast). 
1.4
Up-to-date good practice in the provision of temporary accommodation favours a reliance on dispersed units with support in the community as a high quality, cost-effective way of meeting statutory and customer requirements. 
1.5
The ongoing restructure of the Housing Options team incorporates two existing members of staff who are accountable for access to, and performance management of, temporary accommodation units. 
1.6
Staff have worked closely with the Communities and Local Government (CLG) Specialist Advisor on the proposed restructuring of temporary accommodation provision in Salford. The model proposed represents best- practice and is supported by CLG.  

2.
Temporary Accommodation (TA) Profile 

2.1
Salford Council currently utilises 4 types of temporary accommodation (TA). These are:

· Bed and Breakfast

· Hostel accommodation for families (Belmont)

· Dispersed housing units

· Refuge provision for women fleeing domestic violence

2.2
Key features of each form of accommodation are as follows:

	
	Description
	Advantages
	Disadvantages



	Bed and Breakfast
	Individual rooms with shared facilities. No support is provided as standard.
	Immediacy of access
Will often accept more difficult to place clients
	Lack of support

Expensive

Difficult to control 

	Hostel
	Shared rooms in a communal building with shared facilities. On-site support is provided 24/7. 
	On-site support

Established staff team
	Quality 

Out-dated model

Shared facilities

	Dispersed
	Individual properties in the community. Floating support is provided 
	Quality and independence

Flexibility in meeting need
	Ensuring support to enable independent living


2.3
Bed and Breakfast (B&B) accommodation is sourced in Salford and also in units outside of the city, dependent on availability. Placements will always be made in the city if possible. All B&Bs are inspected on annual basis

2.4
The Belmont unit is a 17-unit hostel for families with shared facilities. Families currently share rooms. Support is provided by a staff team on a 24/7 basis. Staff have recently been seconded to the management of National Children’s Home (NCH). The existing accommodation is recognised as not being fit for purpose and the unit itself has been subject to a redevelopment plan for some time. 

2.5
Dispersed units are general needs stock in communities across the city which are used for temporary accommodation. They are sourced from Salix Homes, City West Housing Trust and Contour Housing under a section 22 agreement. Floating support is provided by the Supported Tenancies Team and property management by a small team in Crompton House. 

2.6
Of these forms of accommodation, dispersed units provide the most independence to applicants. Properties are sourced across the city from City West Housing Trust, Salix Homes and Contour Housing. There is a further option to source accommodation from other Registered Social Landlords or from the private sector on a leasing arrangement.

2.7
Housing Connections Partnership intends to adopt a target of zero usage of Bed and Breakfast accommodation from April 2009.

3.
Proposal for Future Development of Temporary Accommodation Portfolio
3.1
The existing Belmont scheme has been programmed for redevelopment for a considerable period of time. The original model intended to combine a scheme for homeless families with a scheme for families exhibiting anti-social behaviour, as part of the ASSFAM Project. 
3.2
From an operational point of view, this model presents a number of concerns:

· The passage of time between the original commission and the current situation with the redevelopment of Belmont has meant that emerging good practice in temporary accommodation provision has not been factored into the proposed model
· More modern and progressive models of temporary accommodation move away from hostel provision

· The lack of a Management Agreement has created management issues between the accommodation unit and Housing Options team, with use of bed and breakfast and scheme voids resulting
· A combined scheme for ASSFAM families and homeless families risks creating a link between the two issues which should be clearly separate, and of stigmatising homeless families

· Value for money and resource considerations as an accommodation-based 24/7 scheme is expensive

· Placements are made to Belmont first, which can often mean that families with no support needs occupy scarce accommodation there, with families often having to move to dispersed accommodation at a later date, increasing their inconvenience and expense

· To meet the NI 156 target, temporary accommodation usage will need to reduce, and therefore more flexibility is required than that provided by a static unit of provision
3.3
It is therefore proposed that a fundamental reconsideration of Salford’s portfolio of temporary accommodation is undertaken, which will address the up-to-date requirements for the Belmont unit. 

3.4
This review will be based on the desire to create a streamlined and flexible temporary accommodation (TA) service. The starting principle is that of current good practice in the provision of a TA portfolio consisting only of dispersed units and Refuge provision only in the discharge of statutory TA functions. Dispersed units provide a higher quality of accommodation and remove the stigma of customers being placed in institutional accommodation simply because of their housing status. It is also possible to promote community cohesion by enabling customers who occupy dispersed tenancies to become permanent tenants in these properties.
4
Proposal Details
4.1
The features of the proposal for the statutory provision of temporary accommodation are as follows:

· Belmont will be decommissioned as a unit of temporary accommodation for homeless families. 

· Temporary accommodation will be based solely on the use of dispersed units and Refuge provision for women fleeing domestic violence

· Access to accommodation will continue to be through the Accommodation Team at Crompton House. The team will be partly funded through a Housing Management and service charge payable on dispersed units. This will increase income and reduce the dependency of the team on Housing General Fund. 

· Some staff from Belmont will be redeployed to the Supported Tenancies Team to provide specific floating support to applicants in dispersed units, including an out-of-hours rota to ensure support is maximised
· To meet the 2010 target of 24 households in temporary accommodation, a stock of 32-35 dispersed units would be required, to take account of voids and duty-discharge cases

· Customers would access accommodation out-of-hours through the existing telephone service. Accommodation would be provided either through the out-of-hours support staff or through a contracted key-holder agency 
· Customers who exhibit high support needs would access supported accommodation as their housing solution. They would not be directed through a statutory homeless process but to accommodation based on their needs and not on their homelessness status
4.1
Organisation and Staffing
4.1.1
We will retain a small TA team of two officers, managing access into and out of temporary accommodation. They will provide a housing management service and basic levels of support. Additional and move-on support would continue to be provided from the Supported Tenancies Team, bolstered by 3 residual staff from Belmont. 

4.1.2
Temporary accommodation staff will be responsible for ensuring income is maximised through HB and service charges. They will have targets for utilisation and income generation. 

4.1.3
The total salary costs of Belmont are £207k. Funding is sourced from Supporting People Grant and also from rents, which are £106.89 per week, including a management charge of £21.14. There is no service charge for residents. Staffing costs are made up as follows:

	Role
	Scale 
	Salary
	Number



	Scheme Supervisor
	Sc 6 / SO2
	31 340
	1

	Deputy Supervisor
	Sc 5 / 6
	26 504
	1

	Scheme Assistant
	Sc 2 + Allowances
	21 309
	7


4.1.4
It is proposed that 3 staff at Deputy Supervisor level should be redeployed to provide floating support. They would be based in the Supported Tenancies Team, at the current scale for floating support workers of Scale 5/6. There would be no requirement for additional management capacity as this could be absorbed in existing arrangements. On a portfolio of 32 properties, this would enable a caseload of 10-12 per officer which would enable a high level of support to be provided. It would also enable a floating support service to be provided beyond normal office hours, in line with emerging good practice. 

4.1.5
This would reduce staffing costs to £79 512, and represent a saving of £130k approximately on staffing. 

4.1.6
Dependent upon the final model adopted for out-of-hours provision, additional arrangements may be required in respect of out-of-hours provision. This could conceivably be provided within HCP services, utilising Petrie Court, or through an external agency operating as a contracted key-holder.

4.2
Financial Model

4.2.1
The existing arrangement with landlords would be maintained, with full rent being payable by the Council to landlords in quarterly instalments, as now. This arrangement continues to make participation in the scheme attractive to landlords. 

4.2.2
A portfolio of 32 dispersed units could attract a housing management fee which would be eligible for housing benefit. Benchmarking with a similar scheme in Manchester would indicate that a weekly fee for intensive housing management could realise £45 per week. This would be direct income for the scheme. 

4.2.3
At this level, 100% occupancy and collection would generate direct income of £72k per annum. At 90% occupancy and 95% collection rates, net income of £61 560 would be generated.

4.2.4
Additional income could be generated through a service charge. This would be likely to be a relatively low level charge as the intention would be for utilities to be paid on card meters directly by tenants. However, a figure of £6 per week would generate £8 200 per annum on the above financial model.

4.2.5
Additional income would also be generated to the Furnished Homes service as they would provide furniture packages for the dispersed stock.

4.2.6
The redeployment of staff to the Supported Tenancies Team would generate staffing and management savings and be commensurate with improved value for money and the Think Efficiency agenda through the reduction in management requirements. 

4.2.7
Dependent upon the model adopted for out-of-hours provision, a fee may be payable to an externally-contracted key-holder. Initial estimates would put this figure at between £5k - £15k. 

4.2.8
On the proposed financial model, assuming occupancy and collection rates as outlined in 4.2.3 above, and an upper-end £15k payment to an external contractor in 4.2.7 above, a net increase in income of approximately £54 760 p.a. is generated. 

4.3
Timescale

4.3.1
Following approval to deliver a temporary accommodation portfolio on this model, full delivery would be estimated to take at least 6 months. This would encompass the required negotiations with the Housing Benefits team, human resource issues with regard to staffing and redeployment and consolidation into the Salford Housing Options Point (SHOP) model. 

4.3.2
Following approval, it would be anticipated that occupancy at Belmont would be gradually reduced, and existing families would be relocated into permanent housing or into dispersed units.

5
Potential Risks and Barriers
5.1
The role of supported accommodation providers in the city would be crucial to the success of this model. There is anecdotal evidence of the ‘cherry-picking’ and ‘gatekeeping’ in provision in the city. This would require strong management of the provider sector to ensure that appropriate options can be offered to customers.

5.2
This model would leave the current unit at Belmont vacant. An option would remain for NCH to continue to deliver an ASSFAM project from the Belmont site in the short term. The project could utilise additional units within the existing scheme, and be focussed on families with high needs rather than a specific anti-social behaviour focus. Utilisation of additional units would assist with the value for money considerations for the project. The issue of appropriate relocation of the project would remain, however, and the redeployment of staff into the dispersed scheme would reduce the revenue funding available. 
5.3
There would remain the issue of decision-making responsibilities. As a Supporting People-funded service, the Commissioning Board would have a decision-making role in approving the identified model, in addition to the Lead Member process. 

5.4
An agreed protocol for customers who have previously been evicted from accommodation would need to be approved by all partners. 
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� For the purposes of this report, no changes to the way in which Refuge provision is delivered are being proposed 
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