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TEMPORARY ACCOMMODATION

Introduction 
1. The Group’s annual report highlighted the need to focus on the provision of temporary accommodation to homeless households – using evidence available from:

· Official statistics (HL1 and HL2 data); 

· The pilot study on implementation of the Homeless Persons (Unsuitable Temporary Accommodation) (Scotland) Order 2004;

· Local authorities’ progress reports against their homelessness strategies; and
· Communities Scotland’s inspections.
2. Members also agreed at the last meeting of the Group that it would be useful to consider data relating to temporary accommodation in the context of the proportion of permanent lets which were going to homeless people in any particular area.

3. This paper summarises the evidence available from the sources set out in paragraph 1 and cross references with lettings data provided by local authorities.  Full copies of the draft pilot study report and a table showing coverage of temporary accommodation and allocations issues in progress reports are attached as appendices.  

4. The paper invites members to comment on the evidence available and the issues arising in terms of positive practice, opportunities for change and continuing problems.  Members are asked to focus on action which can be taken to support local authorities in complying with the Order and providing sufficient and appropriate temporary accommodation more generally.  Finally the paper sets out the Executive’s intentions in relation to possible amendments to the Order and asks for member’s comments.
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Official statistics – HL1 and HL2

5. The most recent official statistics were published in March 2006
.  This publication included snapshot data on the number of households in temporary accommodation (including B&B) and on breaches of the Order as at 30 June, 30 September and 31 December 2005.  The key statistics were as follows:

· The most recent snapshot figure for households placed in temporary accommodation was 7,596 as at 31 December 2005. This represented an increase of 6% compared to the situation as at 31 December 2004. However, previous increases had been higher (14% between 31 December 2003 and 31 December 2004) and the longer term data gives some indication that the level of increase may be tapering off. 

· As at 31 December 2005, 59% of households in temporary accommodation were in local authority or housing association accommodation, with a further 18% in hostels and 18% in bed and breakfast accommodation. 

· 2,661 households containing children or a pregnant woman were in temporary accommodation as at 31 December 2005. 

· Households with children tend on the whole to be provided with local authority or housing association accommodation (87%), with a minority (3%) being placed in bed and breakfast accommodation.  As at 31 December 2005, there were 78 households with children or pregnant women in bed and breakfast accommodation.  This varied by local authority, with 20 local authorities having none or only one household with children in bed and breakfast, and only one local authority having more than ten.
· The highest number of breaches of the Order occurred on 30 September 2005 when 59 households with children or pregnant women were in unsuitable accommodation in breach of the Order.

· Half of all local authorities had no breaches of the Order for all three time points.  Around two-thirds of local authorities did not have any breaches of the Order at the end of any single quarter.

· Seven local authorities had five or more breaches at any one time.  These authorities were Argyll and Bute, Dundee City, East Lothian, Glasgow, Highland, Midlothian, and Perth and Kinross.  
Main quantitative results of the pilot study into the implementation of the Order
6. The draft report of the results from the pilot study is appended (Appendix 1). The main quantitative results are as follows:

· Twenty-one local authorities had used unsuitable accommodation without breaching the Order, i.e. at least one exceptional circumstance had applied.  The most common exceptional circumstance applied was that there was no other suitable accommodation (this exception is time limited to 14 days), with the next most common being household choice (no time limit applies). 
· The most common reason for accommodation being deemed “unsuitable” was because it failed the physical standard, and the most common type of unsuitable accommodation was B&B.

· Seven authorities had breached the Order once during the 6 month period covered by the pilot study, 11 had done so more than once.  Of these, Argyll & Bute; Dundee City; East Lothian; Glasgow; Highland; and Perth & Kinross each had more than 10 breaches of the Order.  The action being taken to address the situation in these 6 authorities is set out in the draft pilot study report at paragraphs 18-23.
Lettings data
7. Lettings data provided by local authorities and relating to local authority accommodation is set out in Annex B – this shows the data provided in relation to numbers of lettings – number of transfers within local authority accommodation and lets to homeless people.  Lets to homeless households are shown as a proportion of all lets – and new lets, excluding transfers of existing tenants.  Main issues to note are:
· The number of lets provided overall decreased markedly between 2004 and 2005

· However the number of transfers taking place rose over the same period.
· Lets to homeless people also rose – accounting for 32% of all lets in 2005 and 41% of new lets.
· There continues to be wide variation in the proportion of local authority stock let to homeless people – from 13% of all lets in Aberdeen to 55% in Clackmannanshire; and 16% of new lets in Aberdeen to 73% in East Lothian.
· The proportion of lets to homeless people has risen in most authorities – the most dramatic increase is in East Lothian where the allocations policy was changed in response to a Communities Scotland inspection report.

Temporary accommodation in relation to applications and lettings
8. The table at Annex A sets out the data available from the official statistics on temporary accommodation, the pilot study and the lettings data in order that members can begin to form a view as to which authorities face the most significant issues in complying with the Order, providing sufficient and appropriate temporary accommodation more widely.  It should be noted that the data is not completely consistent in that it relates to slightly different time periods but the intention is to gain some understanding of where the main issues lie.
9. However, there doesn’t appear to be a clear relationship between proportion of lets to homeless people and breaches of the Order.  The 5 authorities who have breached the Order more than 10 times in the pilot study period, and retain their own stock, demonstrate a range from 18% to 54% of all lets.
10. It is worth noting that the rise in temporary accommodation usage between March 2002 and March 2005 has been steeper than the rise in homelessness applications or assessments.  During this time the number of households in temporary accommodation has risen by over 80% (from 4153 to 7539) with applications rising by 20% and numbers assessed as homeless rising by only 8%.  The greater increase in numbers in temporary accommodation is likely to be driven by a combination of higher proportions of applicants being placed in temporary accommodation (either while the application is being actioned, or as an outcome)  and applicants spending longer in temporary accommodation.

11. One indicator of the overall effect of these factors is the number in temporary accommodation at end March each year expressed as a percentage of the total number of homeless applicants in the year.   As Chart 1 shows this ratio remained very steady through the 1990’s but changed sharply from 2001-02 at the time of the new duties.
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12. The table at Annex C demonstrates how this ratio varies between councils over time.  Some of the main points are:
· Because of small numbers, ratios for the islands councils can vary widely over time.

· Excluding the islands, councils with the highest ratios are East Lothian (43%),  Dundee (42%), East Dunbartonshire (34%), North Ayrshire (36%),  Argyll & Bute (32%), Midlothian (32%).  3 of these authorities (East Lothian, Dundee and Argyll and Bute) had more than 10 breaches of the Order in the pilot study period.  However North Ayrshire and East Dunbartonshire report 0 and 1 breach respectively.

· Councils with the lowest ratios are East Ayrshire (8%), Scottish Borders (8%), Angus (9%),  Edinburgh (11%) and Moray (11.4%).

13. The large variation between councils in this ratio in 2004-05 and in changes in the ratio since 2001-02 points to significant differences between councils in the ways in which temporary accommodation is used and managed.     
14. Members will be aware that the 2012 subgroup will be considering local authorities’ capacity to meet the 2012 target and reporting back to the Group later this year – pressure on temporary accommodation will be taken into account in this analysis.
Qualitative information from pilot study and information from local authority progress reports

15. Paragraphs 17-32 of the draft pilot study report set out the factors which local authorities reported as either hindering or facilitating the implementation of the Order and detail the changes in working practices which local authorities are undertaking in order to ensure that the provision of temporary accommodation is managed as effectively as possible.  Local authorities’ reports on progress of their homelessness strategies also raise many of the same issues – coverage of these reports is appended (Appendix 2).  Some of the key issues are as follows:
Capacity: Whilst all authorities have made efforts to increase the number of temporary accommodation units available, all are still looking to further increase availability in order to meet demand effectively.  In most areas the numbers of households applying for assistance continues to rise, as does the number of people being accommodated in temporary accommodation – some authorities note the rate of increase is tapering off but significant pressure is strongly reported.  In 4 authorities inspected by Communities Scotland capacity issues were such that the authority concerned could not meet the local need for temporary accommodation.  A significant number of authorities report that this is combined with a shortage of available permanent accommodation which makes it difficult to move people on from temporary accommodation.  A number of authorities report that they have, or are in the process of, changing allocation policies to afford more priority to families with children or to ensure greater access to permanent accommodation for homeless households.
Increased use of non local authority accommodation: Most authorities report that they are engaging with RSLs and voluntary and private sector landlords to provide temporary accommodation for homeless households.  In some cases this at the planning stage but schemes are in implementation in a number of authorities.  A number of authorities are also exploring the use of supported lodgings.  
More intensive management processes: Communities Scotland inspections found that authorities were not planning effectively to identify and address future needs.  However, a number of local authorities report that they have or are developing a specific strategy for the management of temporary accommodation – and in some authorities local strategies are being developed for specific localities within the authority.  Operationally, a number of authorities mention changing working practices to ensure daily contact with homelessness applicants in temporary accommodation, regular contact between officials with responsibilities for allocating and managing temporary accommodation and regular contact with accommodation providers.

Standards: A number of authorities have improved standards in temporary accommodation – addressing physical standards through refurbishment and tackling both physical and management standards by requiring HMO licenses or putting in place contractual arrangements.
Specialisation: A number of authorities report that they are providing temporary accommodation specifically for particular client groups – most commonly this relates to homeless people who are physically disabled, young or escaping domestic abuse.  Authorities are also considering more effective provision for homeless people with complex needs.
Rurality:  There are particular issues for rural areas where available accommodation may be many miles from where the household wishes to reside.
Costs:  Two authorities report that they have been able to reduce rents for temporary accommodation – either following a review (East Lothian) or by moving on to a contractual basis (Highland).  Anecdotal evidence received by the Scottish Executive would suggest that temporary accommodation rents remain high in some areas – some concerns have also been expressed regarding the level of rents charged within managed private sector leasing schemes, due to the cost of the management agent.  Members will recall that the Working Futures pilots in London are exploring alternative ways of meeting high costs of temporary accommodation in order to facilitate entry to work and that there is recognition within DWP’s recent Green Paper that reform of Housing Benefit should further the overall objectives of welfare reform in assisting people to enter work.  Members may also be interested to learn of the Temporary to Permanent scheme established by Orchard and Shipman with Lloyds TSB – a press release is attached at Annex D.
Discussion points

· What do members feel are the main issues arising from presentation of the data?  In particular it would be useful to have members’ views as to other data which would be useful and as to the most effective use of the pilot study data.
· What action should be taken to support local authorities in complying with the Order and providing sufficient and appropriate temporary accommodation more generally?
· Is there a role for dissemination of positive practice?
Future planned amendments to the Order
16. As previously advised, the Executive is considering amending the Order to remove exception 3(3)(c) which currently allows local authorities to use unsuitable accommodation (which fails the physical or proximity standards) if it is owned by them and provides services to the households, or if it is a women’s refuge.  East Dunbartonshire; Falkirk; and Perth & Kinross currently report that they make use of this exception.  In the past East Ayrshire, Shetland and South Ayrshire have also reported that they would have difficulties in supplying suitable accommodation if this exception were to be removed.

17. The Executive is also considering amending the Order to require that local authorities do not use out of areas placements for any vulnerable households.  It may be useful to consult on this issue as part of the public consultation on the suspension of local connection. 

Discussion points

· What are members’ views on possible amendment to the Order to remove exception 3(3)(c)?  If amendment were to proceed, what timescale is thought reasonable?
· Do members agree that consultation on amending the Order to prohibit out of area placements should form part of the forthcoming consultation on local connection?  If amendment were to proceed, what timescale is thought reasonable?

Annex A
	Local authority
	H/holds in TA
(Dec 05)
	Snapshot Breaches
(Dec 05)
	Highest breaches
(2005)
	Families in unsuitable a/c (pilot study)
	Number of breaches

(pilot study)
	% new lets to h/less
Av 41%

(2005)
	% all lets to h/less
Av 32%

(2005)

	Aberdeen*
	111
	1
	2 (30 Sept)
	
	
	16
	13

	Aberdeenshire
	205
	0
	1 (31 Dec)
	14
	5
	28
	23

	Angus
	Na
	1
	1 (31 Dec)
	3
	1
	42
	37

	A&B
	177
	7
	13 (30 Jun)
	43
	30
	55
	45

	Clackmannan
	133
	1
	2 (30 Jun)
	13
	5
	60
	55

	Dumfries and Galloway
	246
	0
	0
	10
	1
	na
	na

	Dundee city
	210
	9
	9 (31 Dec)
	
	25 (tbc)
	29
	18

	East Ayrshire
	70
	1
	1 (31 Dec)
	6
	0
	22
	17

	East Dunbartonshire
	123
	0
	1 (30 Sept)
	21
	1
	65
	51

	East Lothian
	156
	3
	9 (30 Sept)
	103
	75
	73
	54

	East Renfrewshire
	22
	0
	0
	8
	1
	43
	34

	Edinburgh
	524
	0
	0
	0
	0
	55
	43

	Eilean Siar
	38
	0
	1 (30 Jun )
	2
	1
	43
	38

	Falkirk
	191
	0
	0
	37
	0
	48
	38

	Fife*
	354
	0
	0
	
	
	32
	23

	Glasgow
	2018
	0
	5 (30 Jun & 30 Sept)
	302
	41
	na
	na

	Highland
	272
	5
	12 (30 Sept)
	74
	36
	42
	32

	Inverclyde
	89
	0
	0
	0
	0
	34
	24

	Midlothian
	119
	0
	9 (30 Sept)
	
	
	55
	45

	Moray
	61
	0
	3 (30 Sept)
	
	8 (tbc)
	49
	40

	North Ayrshire
	Na
	0
	0
	0
	0
	49
	41

	North Lanarkshire
	359
	0
	0
	0
	0
	53
	41

	Orkney
	55
	0
	0
	1
	1
	34
	29

	Perth & Kinross
	143
	5
	5 (31 Dec)
	34
	18
	45
	34

	Renfrewshire
	184
	0
	2 (30 Sept)
	22
	0
	24
	16

	Scottish Borders
	34
	0
	0
	0
	0
	na
	na

	Shetland
	94
	0
	0
	
	
	19
	16

	S. Ayrshire
	210
	0
	0
	0
	0
	41
	34

	S. Lanarkshire
	404
	0
	0
	31
	9
	36
	26

	Stirling
	132
	0
	1 (30 Sept)
	39
	6
	38
	30

	West Dunbartonshire
	246
	00
	0
	0
	0
	65
	53

	West Lothian
	248
	0
	0
	0
	0
	57
	49


Annex C
	Number in temporary accommodation at end March as % of total homeless

	applicants in the year to end March
	
	
	
	

	
	
	
	
	
	

	
	2001-02
	2004-05
	
	
	

	
	%
	%
	
	
	

	 Aberdeen City
	3.2
	12.4
	
	
	

	 Aberdeenshire
	9.9
	20.6
	
	
	

	 Angus
	7.4
	8.8
	
	
	

	 Argyll and Bute
	10.7
	31.5
	
	
	

	 Clackmannanshire
	13.5
	19.4
	
	
	

	 Dumfries and Galloway
	12.5
	23.0
	
	
	

	 Dundee City
	16.8
	42.5
	
	
	

	 East Ayrshire
	3.5
	8.1
	
	
	

	 East Dunbartonshire
	24.8
	33.7
	
	
	

	 East Lothian
	11.7
	43.3
	
	
	

	 East Renfrewshire
	5.7
	11.7
	
	
	

	 Edinburgh, City of
	9.3
	11.0
	
	
	

	 Eilean Siar
	8.9
	24.6
	
	
	

	 Falkirk
	5.0
	16.8
	
	
	

	 Fife
	9.9
	11.8
	
	
	

	 Glasgow City
	12.1
	21.4
	
	
	

	 Highland
	11.2
	19.5
	
	
	

	 Inverclyde
	11.6
	23.1
	
	
	

	 Midlothian
	6.3
	31.9
	
	
	

	 Moray
	10.7
	11.4
	
	
	

	 North Ayrshire
	11.9
	35.7
	
	
	

	 North Lanarkshire
	16.8
	11.7
	
	
	

	 Orkney
	16.7
	53.3
	
	
	

	 Perth and Kinross
	4.4
	16.2
	
	
	

	 Renfrewshire
	22.0
	24.0
	
	
	

	 Scottish Borders, The
	8.3
	8.4
	
	
	

	 Shetland
	46.5
	133.3
	
	
	

	 South Ayrshire
	22.3
	29.9
	
	
	

	 South Lanarkshire
	19.6
	22.3
	
	
	

	 Stirling
	16.4
	19.5
	
	
	

	 West Dunbartonshire
	5.1
	21.4
	
	
	

	 West Lothian
	9.7
	12.3
	
	
	

	Scotland
	11.9
	18.7
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News Release from Orchard & Shipman PLC










6 March 2006

Billions to be Added to The Value of Public Sector Housing

 by Private Sector Housing Tie-Up

Lloyds TSB Corporate's Public and Community Sector (PACS) team has joined forces with social housing specialist Orchard & Shipman plc, to launch a new type of funding for local authorities. This will enable authorities to use their housing benefit receipts from central government to buy rather than rent the properties needed to fulfil their statutory housing obligations. 

In the first instance, the new funds, falling under the generic name, Temporary to Permanent, will buy properties and lease them to local authorities to be used as temporary housing for up to ten years. At the end of the leases, the council will have the option to acquire the properties for whatever remains of the debt incurred by the fund - or it can elect to just continue to lease. 

It is then that some or all of the properties can become part of the stock used for permanent housing funded by social housing rents.

There is a double benefit for the taxpayer as all the funding will come from the private sector and the renting authority will also benefit from any rise in house price value during the period.

At the end of the lease period, authorities can asses their prevailing housing needs and chose to covert some or all of the properties from the new fund to permanent housing. Alternatively, some properties can be sold, others retained under extended leases, or a combination of the options can be exercised.
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Billions to be added…2

There is no risk to local authorities. As well as the capital coming entirely from the private sector, should property values fail to increase, or even if they fall, the authorities can chose not to exercise their option and leave the properties in the fund.

The new funding company will be owned by Lloyds TSB and is designed to work with a local authority's preferred housing associations and other partners. Schemes can be customised to meet most needs. 

Orchard & Shipman will provide operational expertise from advice or assistance on property acquisition through to tenancy management and feasibility studies.

This ground breaking initiative is set to make a dramatic difference to the future supply of permanent housing while saving the public sector millions in reduced benefit costs in the medium to long term. If this new type of funding is taken up as expected by local authorities throughout the country, the savings to the taxpayer could run into billions of pounds.

Already a number of local authorities and residential social landlords are in talks with the Lloyds TSB / Orchard & Shipman consortium. As a result, the first pilot scheme is expected to be announced later this year.

ends

Editors Notes: Temporary to Permanent  - What is it? 

Temporary to Permanent is a funding vehicle by which local government can buy housing stock rather than just paying out rent. By being able to go to the open market, this helps to replace the seepage of local authority housing stock caused by the Right to Buy, to provide tenants with a way out of the benefits poverty trap and put an end to the homeless having to queue jump housing waiting lists.
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Editors Notes…

A Temporary to Permanent scheme funds the purchase of property against the security of long term leases with local authorities funded by the housing benefit subsidy from central government.

At the end of a given period - seven, ten, fifteen years - enough of the money borrowed for the initial purchase of the properties has been repaid to allow the remaining debt to be covered by returns of rent at long term social housing rates. The rents can then drop by as much as two thirds from the rent levels paid by government for short term housing.

The result of this will be a massive saving in housing benefit costs for tenants who are not in work and even greater savings where tenants have been encouraged to find work once affordable lower rents take them out of this classic example of a "Benefits Poverty Trap"

These Temporary to Permanent funding vehicles will allow the private sector to offer turnkey solutions for local authorities to recreate a fully owned property stock that is not concentrated in estates and which could produce savings of up to a billion a year in housing subsidy.

The Lloyds TSB/Orchard & Shipman approach allows the public sector to take the full benefit of any capital gain without being exposed to any of the risk. 

Depending on the financial model used, the funding vehicle can provide for the immediate total purchase of a proportion of the stock so as to show budget benefits from the outset.

Orchard & Shipman plc, the property services group, runs major private sector leasing schemes for local authorities in London and Edinburgh as well as professional and estate and letting agency services . 

Lloyds TSB works with housing associations and has funding commitments close to £2.5 billion. The bank's Social Housing team works comprehensively with over C 150 registered social landlords and has close ties with bodies including The Housing Corporation, National Housing Federation, the Chartered Institute of Housing and the Council of Mortgage Lenders.

Media Contacts

Malcolm Harrison Orchard & Shipman 020 7581 8335

Kirsty Clay Lloyds TSB Press Office 020 7356 1517

� � HYPERLINK "http://www.scotland.gov.uk/Publications/2006/03/27113728/0" ��http://www.scotland.gov.uk/Publications/2006/03/27113728/0� 
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