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APPENDIX B 

 

 Westminster City Council Temporary Accommodation Procurement Strategy    

1. Introduction 

1.1 A new temporary accommodation (TA) procurement approach for homeless 

households is needed to address the unprecedented shortage in supply the City 

Council is facing. An estimated 600 new self contained units are needed during 

2013/14 that are accessible to households on benefits, and a TA portfolio of at 

least 2,000 units will be needed until 2020.   

2. Background and Context  

2.1 Traditional models of TA procurement and types of supply are no longer 

adequate due to the combined effect of the:  

 Supply of social housing not meeting demand 

 Housing Benefit changes and the welfare benefit cap     

 Rising homelessness 

 Pressures on current supply and the TA funding model.   
 

2.2 These factors are explained further below. Shortages of self contained TA is 

leading to more emergency bed and breakfast accommodation being spot 

purchased at a greater cost to the City Council, and resulting in some cases in 

our statutory responsibilities not being met, as there is a legal duty that homeless 

families should not spend more than six week in bed and breakfast 

accommodation.  Further pressures are to come as much existing TA will 

become unaffordable to households on benefits when the household benefit cap 

is introduced.   

 

2.3 The City Council needs to find enough self contained TA, until demand 

normalises, that is affordable to people in receipt of benefits, without rising costs 

to the Council Tax payer. This means some accommodation will have to be out 

of the Westminster City Council area and some will have to be out of London.  

 

2.4 Traditional model of TA procurement  

TA is private market accommodation for homeless households and can either be 

first or second stage. First stage is emergency housing provided while a 

homeless application is assessed and is normally bed and breakfast. Second 

stage is self-contained accommodation provided once a statutory rehousing duty 

is established, and until social housing is available.   
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2.5 Around 30% of TA is out of borough and in other parts of London, mostly East 

London. Historically bed and breakfast accommodation has been procured 

through block bookings of hotels and self contained accommodation through 

private sector leasing schemes with medium term leases.     

2.6 This approach worked well while homelessness levels were static and falling and 

while the need for TA was more shorter term. This was the case until 2011 and 

under the previous funding model and a sufficient supply of properties could be 

procured in Westminster and in London. The combined effect of the following 

factors requires a new approach.     

2.7 Supply and demand for social housing    

The need for TA is rooted in wider national housing problems. The decline in 

house building has contributed to house price inflation and affordability problems 

which have been compounded by the economic downturn. The lack of affordable 

market housing has in turn made social rented housing more in demand.   

 

2.8 Most London boroughs have high demand for social housing, driven by 

population growth, lack of affordable market alternatives and low turnover in the 

social sector, and this is well documented. Lower quartile property prices are 

10.05 times lower quartile incomes1 in the capital and a lower quartile property 

now costs £228.5k. London has seen a tenure shift with fewer households now 

owning their own homes with London’s private rented sector has subsequently 

grown and now makes up 25% of the capital’s stock.  

 

2.9 The need for TA is a result of this shortage of social housing to meet demand. 

However the nature of Westminster’s social stock, demography and private 

markets makes supply and demand pressures particularly acute.  

 

2.10 Demand has always outstripped supply in the city and there has always been a 

need for TA. Currently there are 4,286 households with priority waiting for social 

housing, which includes 2,400 homeless households in TA2, c1,750 existing 

tenants that need to transfer and 475 households that need to move for other 

urgent reasons. Only 815 properties became available for letting during 2012/13 

of which c48% were let to homeless households. The remainder were let to the 

other priority groups such as people needing to move for urgent medical or 

welfare reasons or to existing tenants that were severely overcrowded.     

 

                                                           
1
 Hometrack April 2013 

2
 This includes people that the City Council has not yet accepted a homeless duty towards 
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2.11 Demand in Westminster is predominantly for family sized homes with 73% of 

households needing two or more bedrooms, while the stock is largely studios and 

one bedrooms (see table 1 in Appendix 1). In Westminster lower quartile 

incomes are 15.24 times lower quartile prices (the second highest ratio in 

London) and a lower quartile property in Westminster costs £441.6k3 making 

homeownership unrealistic for many households. Private rents are also 

expensive and are the third highest in London4.         

 

2.12 New affordable housing development is limited in the city due to the high cost of 

land and increasingly the lack of funding from central government is limiting the 

viability of new schemes. New supply of social rented homes is low and averages 

around 100 units annually. Low cost home ownership opportunities are also 

limited and generally restricted to one bedroom homes. The majority of new 

social lettings each year (c900 – 1,000) are from existing stock, however turnover 

is generally low.  

 

2.13 Households face long waits in temporary housing, particularly for larger units. If 

all housing lists were closed it would take many years to clear the current 

backlog:      

o Studio - 3 years 1 month  
o 1 bed - 2 years 5 months  
o 2 bedroom - 6 years 8 months  
o 3 bedroom - 8 years 5 months  
o 4 bedroom - 12 years 5 months  
o 5+ bedroom - 9 years 4 months. 

. 
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2.14 It is however the joint effect of rising homeless demand (see below), combined 

with these historic supply and demand problems, that is contributing to the 

current TA problem. As homelessness increases the waiting times for social 

housing will grow and longer waits in second stage TA can be expected, 

particularly for families.     

 

2.15 Rising homelessness   

Prior to 2011 homelessness acceptances were falling.  Acceptances rose by 

86% between 2010/11 and 2012/13 (see Table 1).   

 

Table 1: Homeless approaches and acceptances over time 

 

 
2

0
0
9

/1
0
 

2
0

1
0

/1
1
 

2
0

1
1

/1
2
 

2
0

1
2

/1
3
 

Homelessness 

Applications  

1125 1170 1445 1,742 

Homelessness 

Acceptances  

378 430 539 815 

 

2.16 In 2009 only 9% of acceptances came from households living in the private 

rented sector but during 2012/13 this rose to 65%. Table 2 in Appendix 1 shows 

how private rented tenants were affected by the LHA caps with 5,231 households 

experiencing losses. Table 2 overleaf shows how rents in Westminster are 

significantly above the LHA caps compared with London.     

 

2.17 Other reasons why the impact has been so acute in Westminster are:  

 The size of the private rented sector means greater numbers have been affected. 
The sector makes up 45,000 properties and 43% of the total stock5, is the largest 
in London and has been on an upward trajectory with 18,000 more properties 
since in 2001 

 Local connection rules under homeless legislation mean boroughs must accept a 
duty towards eligible homeless households that have resided locally for six out of 
the past twelve months. Shorter residency is more likely in areas with large 
private rented sectors, due to the short term nature of tenancies and high churn. 
Around 25% of Westminster’s homeless acceptances are to households that 
have six out twelve months local connection. Churn in the private rented sector is  
particularly high, a survey in 2010 found that almost a third of private tenants had 

                                                           
5
 Census 2011 
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been in their current property for less than a year and 63% intended to move 
within the next two years6.  
 

2.18 The rise in acceptances is not withstanding work done by the Housing Options 

Service to address the impact of the LHA caps such as; working with landlords to 

negotiate lower rents, prevention assistance to help households move out of the 

borough and to affordable areas, financial assistance with removal and other 

expenses and support and assistance to find alternative accommodation.  

 

Table 2: LHA caps compared with market rents 

 

 LHA caps 

(per week) 

Lower quartile 

market rents  

(per week)7 

WESTMINSTER 

Lower quartile 

market rents 

(per week) 

LONDON 

1 bed £250 £330 £185 

2 bed £290 £450 £231 

3 bed £350 £625 £277 

4 bed £400 £887 £381 

 

2.19 Further increases in homeless are expected in 2013/14 from households living in 

the private rented sector as the household benefit cap (of  £350 for a single 

person or couple and £500 per week for families) comes into effect for non 

working households. The majority of homeless households receive benefits. The 

cap will be phased in between July to September. The high cost of market rents, 

particularly for larger units will exacerbate the impact in Westminster and an 

estimated 510 private tenants are predicted to be affected.      

 

2.20 In the longer term, homeless acceptances are difficult to predict as they are 

influenced by macro economic factors, however estimates are that they will 

remain high in 2013/14 and in 2014/15 and then begin to reduce.   

 

2.21 Future demand for TA will also be affected by the City Council’s new power to 

discharge its permanent rehousing duty through an offer of housing in the private 

rented sector (as an alternative to waiting in TA for social housing). Westminster 

intends to use this power and offer private tenancies whenever possible and 

where a household can maintain a tenancy8.  

 
                                                           
6
 Westminster private rented sector study 2010 

7
 GLA Rents Map December 2012 

8
 The change in law only applies to new homeless households not those currently in TA 
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2.22 The property must be suitable and there is a large body of case law in this area.  

It must be affordable, of the right size and the location will need to take into 

account matters such as employment, schools, and community links. The revised 

draft London Housing Strategy suggests that discharge of duty should be within a 

housing authority’s own area. However as set in this report, the availability of 

private sector properties to households on benefits, particularly larger units, is 

reducing and as a result some offers will have to be out of Westminster.   

 

2.23 Pressures on current supply and the TA funding model   

The severe shortage of self contained TA units has been contributed to by the TA 

funding model introduced in 2009. Councils are able to recoup some or all of the 

costs of TA by charging residents to live there at rents set by a prescribed 

government formula, which is 90% of January 2011 LHA plus a management fee 

of £40 per week, and up to a £500 per week cap. Larger units in Westminster 

and in some parts of London are well above the cap and suppliers are 

increasingly unable to find new properties at a price which is affordable within the 

caps.     

 

2.24 There are other reasons for these supply shortages:   

 The strength of the private rented sector across London and in Westminster 
in particular has resulted in landlords moving into other ‘non benefit’ markets. 
Given the decline in home ownership in London, the private rented sector 
has become the only solution for many households. The Mayor’s Private 
Rented Sector Housing Covenant highlights how the sector is changing and 
is now accommodating more families9. A study of Westminster’s private 
rented market in 2010 found there to be high demand for private rented 
housing in the city and a range of sub markets  

 The household benefit cap will apply to TA households so landlords are 
moving into other markets 

 Competition from other London boroughs (providers often work across a 
number of boroughs) that are all facing similar issues.      

 

2.25 The impact  

 The impact of these combined factors has resulted in the City Council having to 

spot book emergency self contained and bed and breakfast accommodation at a 

greater rental cost to meet rising demand.    

 

2.26 Supply problems will worsen as the welfare benefit caps are introduced and more 

landlords will move into other markets. An average couple with two children and 

no special circumstances currently receive c£266 per week in benefits (excluding 

                                                           
9
 http://www.london.gov.uk/sites/default/files/Housing-Covenan-Making-the-PRS-work-for-Londoners.pdf 
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housing benefit). This would leave c£234 per week for housing costs when the 

£500 cap comes in. Table 2 shows market rents in Westminster to be much 

higher than this for a 2/3 bedroom and that the City Council will have to look 

further afield for properties to be affordable for the households.      

 

2.27 Also it is estimated over 600 existing households in TA will be affected by the 

benefit cap and some of these will need to move into more affordable locations, 

however alternatives will be considered for households that need to stay in the 

city or London such as Discretionary Housing Allowance.   

 

3. Our new approach to Temporary Accommodation procurement    

The principles of our procurement approach are to: 

 Increase supply 

 Provide TA at a cost that is affordable to residents and cost neutral to the 
City Council 

 Provide a range of TA to meet different needs 

 Support those affected by homelessness.  
 

3.1 Our approach will complement existing work to manage homeless demand and 

increase social housing supply.    

 

3.2 Increase supply  

An estimated 600 new self contained units are needed during 2013/14 and a 

portfolio of at least 2,000 units will be needed until 2020.  

 

3.3 Provide TA at a cost that is affordable to residents and cost neutral to the 

City Council  

 The welfare benefit cap and competition for properties in London means some 

new units will need to be out of Westminster and London to be affordable to non 

working households. To avoid rising costs this accommodation should be at least 

cost neutral.  

 

3.4 Provide a range of TA to meet different needs 

A range of different TA is needed in terms of length of lease, size of 

accommodation and location. Longer term TA is required due to the longer waits 

which households can expect for social housing due to rising homelessness.  

 

3.5 The suitability of TA is defined by legislation in terms of location, cost size and 

condition. Councils are required to offer TA in their district so ‘far as reasonably 

practicable’. Work will be carried out to assess where accommodation will be 
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affordable within LHA levels and the benefit cap and new units will be a 

maximum 1.25 hours travelling distance from central London 

 

3.6 Affordability assessments will be undertaken to determine a suitable location for 

each household and initially out of London TA will be offered to those with limited 

connection to the city.  High population churn and the large private rented sector 

means that Westminster has high levels of households without long term 

connection to the city. There will however always be a need for ‘in borough’ TA, 

for example where children are attending special schools and we will seek to 

ensure the most vulnerable households are located within Westminster.     

 

3.7 New units will be procured in and out of Westminster and London by: 

 Leasing additional short term self contained emergency units to avoid spot 
purchasing  

 Using the City Council’s own stock  

 Direct purchasing of units by the Council and Westminster Community 
Homes 

 Expanding existing private sector leasing contracts 

 Entering into new leasing contracts 

 Entering into long term leasing deals 

 Examining the extent to which contracts can be entered into on a tri borough 
basis.     

 

3.8 Officers will explore the opportunities to apply the TA procurement approaches 

set out within this TA Procurement Strategy across Tri-Borough, and also across 

other London boroughs, where such an approach can deliver better value for 

money or procurement benefits. 

 

Table 3: New TA opportunities 

 

Opportunity Estimated units 

Using the City Council’s own stock c25 

Direct purchase of units by the City Council or 

Westminster Community Homes 

c200 – 500 

Long term leasing c200 - 300 

Medium term leasing c150 - 200 

Total 575 – 1,025 

 

3.9 Each opportunity will be assessed through the TA Procurement Board, which has 

been established as a governance route to enable the quick decisions required 

by the current market. The size, location, condition and the financial implications 
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of each opportunity will be assessed and due diligence checks will be carried out. 

Each scheme will be agreed through the TA procurement board and where 

appropriate the Cabinet Member. Where purchases by the City Council are 

proposed, the City Council will consider Prudential Borrowing to support this.  

  

3.10 Support those affected by homelessness  

A review will be carried out of the impact of a greater TA population living out of 

Westminster and London and if current support arrangements are adequate. 

Emphasis will be placed on supporting the TA population into work so they will 

not be affected by the household benefit cap. The current HELP project provides  

1-2-1 advice sessions and referrals to training, volunteering, work placement and 

employment opportunities for homeless households in TA. It is currently being re-

commissioned and the new service specification will take account of household 

location.   

 

3.11 An Education Welfare Officer will be co-located at the Housing Options Service 

to help household with children through this period of change.  

 

 

Appendix 1 

Table 1: Demand for housing by bedroom size and stock profile 

Bed size No’s waiting 

March 2013 

% waiting Social housing stock 

profile   

Studio 383 9% 11% 

1 768 18% 36% 

2 1,640 38% 32% 

3 1,173 27% 17% 

4/4+ 322 8% 4% 

Total 4,286   
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Table 2: Impact of the LHA changes in Westminster 2011 

 

Housing Benefit Bedroom Entitlement (Bed size)  

HB Loss in £’s 

per Week  0  1  2  3  4  5  6  7  Grand Total  

0-50  

 

435  185  33  5  2  

  

660  

51-100  

 

1582  179  43  7  1  
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101-150  1  634  153  41  4  

 

1  

 

834  

151-200  

 

1  403  79  17  2  1  
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201-250  

  

546  45  7  3  

  

601  

251-300  1  1  92  41  12  1  

  

148  

301-350  

   

44  23  2  

  

69  

351-400  

   

164  26  1  3  

 

194  

401-450  

   

217  15  2  

  

234  

451-500  

   

37  5  1  1  

 

44  

501-750  

   

1  75  11  1  

 

88  

751-1000  

    

7  9  1  2  19  

1001-1500  

     

12  3  

 

15  

1501-2000  

     

4  6  
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Grand Total  2  2653  1558  745  203  51  17  2  5231  

 

 

 


