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 Cabinet   

 
Meeting or Decision Maker: 
 

Cabinet 

Date: 24th June 2013 
Classification: General Release  

 
Title: Procurement of Temporary Accommodation to meet our 

statutory homeless obligations 
Wards Affected: All 
Key Decision: The report involves a Key Decision and has been 

entered on the Forward Plan of Key Decisions 
Financial Summary: The proposals set out in this document aim to return the 

Temporary Accommodation net operating position to at 
least break even in the financial year 2014/15 and 
beyond 

Report of:  Ben Denton – Strategy Director for Housing, 
Regeneration and Property  

 
1. Executive Summary 
 
1.1 As a result of shortages of accommodation due to the combined effect of rising 

homelessness, the Local Housing Allowance caps, the household benefit caps, 
the new Temporary Accommodation (TA) funding model and other pressures in 
the supply market, a new approach is required to deliver TA.   

 
1.2 The current approach to TA procurement, which relies on renting homes from 

private sector landlords on short term leases, is no longer adequate to meet 
these challenges and is resulting in the spot purchase of Bed and Breakfast TA 
which is at an unsustainable level and cost to the City Council and is resulting in 
statutory duties towards homeless households in some cases not being met.  

 
1.3 The new TA procurement approach set out in this document aims to provide 600 

new units during 2013/14 at rents affordable to non working households receiving 
benefits (and within the household benefit caps) which in some cases may be out 
of London. A diverse range of new supply will be procured to meet different 
needs. New supply will include long term leasing deals and the direct purchase of 
stock by the City Council. All new opportunities will be fully assessed and cost, 
location and quality will be considered and due diligence checks undertaken. 
New opportunities will be agreed by the TA Procurement Board and where 
necessary will be subject to Cabinet Member decision.  
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 2. Recommendations 
 
2.1 That Cabinet:  
 

1. Notes the position in relation to families in Bed and Breakfast  
accommodation for over 6 weeks, and the fact that the Council is in breach of it’s 
statutory duties and empowers officers to take all reasonable actions to address 
the issue through the actions set out in the TA Procurement Strategy 

2. Notes and supports the TA Procurement Strategy in Appendix B 
3. Supports the proposals and actions set out in the TA Procurement Strategy in 

Appendix B  
4. Notes the target to move to a revenue neutral position by 2014/15 
5. Delegates procurement decisions (including for any professional advice) to the 

TA Procurement Board, seeking the Cabinet Member’s support for decisions as 
appropriate. 

 
3. Reasons for Decision   
 
3.1 The City Council needs to procure TA to enable it to meet its legal obligations 

towards homeless households, provide TA that is affordable to non working 
households and to deliver TA in a cost effective manner.    

 
4. Background and Context 
 
4.1 A new TA procurement approach for homeless households is needed to address 

the unprecedented shortage in supply the City Council is facing.    
 
4.2 TA can be first stage emergency accommodation or second stage self contained 

accommodation1. Traditional models of  TA procurement, which rely on renting 
self contained properties from private sector landlords, mainly in Westminster, is 
no longer adequate due to the combined effect of the:  

 Supply of social housing not meeting demand – there are 4,200 households 
with priority for housing and less than 1,000 lettings annually 

 Local Housing Allowance (LHA) changes and the household benefit cap      

 Rising homelessness – LHA changes have resulted in an 86% increase in 
homeless acceptances between 2010/11 and 2012/13 and further rises are 
expected when the household benefit cap takes effect for non working 
households   

 Pressures on current supply and the TA funding model – a new funding 
model was introduced in 2009 which imposed a cap on the amount councils 
can recoup on TA charges of £500 per week. There is a shortage of property 
within this cap.     

 

                                            
1
 First stage TA is normally Bed and Breakfast and is offered while a homeless application is assessed 
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4.3 Put simply the challenge to the City Council is to find enough suitable self 
contained TA, until demand normalises (some of which will have to be out of the 
Westminster City Council area and some may have to be out of London) in order 
to be affordable to non working households and within the household benefit cap.  

 
4.4 Shortage 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.  

 
4.5 As a result of the 86% increase in homeless acceptances over the last two years, 

coupled with loss of TA supply and the increased difficulties in procuring self 
contained accommodation within LHA caps, the City Council has found itself with 
increasing number of families in Bed and Breakfast accommodation and 
particularly families over 6 weeks, which is in breach of its statutory duties in 
relation to homelessness2.  

 
4.6 The previous methods of procuring self contained accommodation through our 

suppliers have not delivered new supply at a rate which keeps pace with demand 
and this has exacerbated the position of unlawfulness. Officers have made 
headway to reduce the number of families in Bed and Breakfast for more than 6 
weeks and not subject to review or offered accommodation (numbers have 
reduced from 170 to less than 25) but this has been through increasing spot 
booked self contained accommodation. There is a need to replace this spot 
booked accommodation with lower cost accommodation to ensure the overall TA 
budget is balanced.   

 
4.7 The new approach has been assessed against the City Council’s Better City 

Better Lives objectives and meets the principle of Fairness as it aims to provide 
TA at a cost that is affordable to residents within the household benefit cap and is 
cost neutral to the City Council.    

 
5. Summary of the new approach to Temporary Accommodation Procurement  

The full strategy is in Appendix B.  
 
5.1 The principles of the new strategy are to: 

 Increase supply – an estimated 600 new self contained units are needed during 
2013/14 and portfolio of at least 2,000 will be needed until 2020 

 Provide TA at a cost that is affordable to residents and cost neutral to the 
City Council – some of this will need to be out of Westminster and London to be 
affordable to non working households and within the benefit cap 

 Provide a range of TA to meet different needs – new units will be procured 
through a range of methods including;  
 leasing additional short term self contained emergency units to avoid spot 

bookings 

                                            
2
 There is a legal duty that homeless families should not spend more than six week in bed and breakfast 

accommodation under the Homelessness (Suitability of Accommodation) (England) Order 2003 
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 entering into new leasing contracts and longer term deals 
 direct purchasing of units by the City Council and Westminster Community 

Homes  
Each new opportunity will be assessed through the TA Procurement Board. 
New units will be a maximum of 1.25 hours travelling distance from central 
London. 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  

 Support for those affected by homelessness – a review of current support 
arrangements will be undertaken to assess if they are suitable for a greater TA 
population living out of Westminster and London and there will be emphasis on 
assisting TA residents into work.   

 Officers will explore the opportunities to apply the TA procurement approaches 
set out within the 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. 

 
6. Financial Implications 
 
6.1 The budgetary risks of the impact of the household benefits caps increasing 

levels of homelessness and expenditure on emergency Bed and Breakfast 
accommodation due to a lack of availability of self-contained TA affordable to 
households on benefits has been calculated for 2013/14 at c. £6m above budget. 
This risk is made up of the full year effect of current spending on emergency 
accommodation where self-contained TA is not available. The level of spend on 
non self contained Bed and Breakfast accommodation has reduced as more 
nightly booked self contained accommodation has been procured. The measures 
set out in the strategy are required to replace the spot booked accommodation 
with lower cost accommodation to ensure the overall budget is balanced.   

 
6.2 The general principle from government is that the cost of homelessness shouldn’t 

fall on local authorities as it is a national issue. Local authorities have to manage 
their budgets and the new TA Procurement Strategy aims to be at least cost 
neutral to the City Council by the financial year 2014/15.   

 
6.3 It is proposed that some of the procurement of the additional long term TA 

requirement can be financed either through long term leases or prudential 
borrowing. 
 

6.4 The cost of the long term leases is more expensive, but may not be reflected as 
public sector borrowing; the prudential borrowing would, however be cheaper, 
allow the City Council to exit the homes more readily in the event of falling 
demand but count against the City Council’s overall borrowing. Therefore it is 
proposed that the financing of this long term TA would be via a balance of 
leasing and borrowing.   
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6.5 At the end of the period the Council would own the capital assets (apart from 
those that are leased). As set out in the report it is likely that the accommodation 
will continue to be required to provide housing for homeless households for many 
years and the investment in this area will produce surpluses for the Council. 
Even should demand through statutory homelessness reduce then properties 
could be let to other types of households at higher levels of rent but below the 
market rate.  

 
6.6 These initiatives will significantly address the 2013/14 budget pressures and risks 

that housing are facing in relation to TA over the next two years and help to 
provide a more sustainable core supply as existing suppliers withdraw from the 
market place. 

 
7. Legal Implications 
 
7.1 Local Authorities have a legal duty under the Housing Act 1996 to assist people if 

they have nowhere to live and satisfy the criteria below: 
 

 Eligible for assistance in accordance with section 185 of the Housing Act 1996 

Homeless in accordance with section 175 of the Housing Act 1996  

 Priority Need (e.g. a family with children, pregnant, vulnerable due to old age, 
disabilities, mental health, care leavers, domestic violence)Section 189 of the 
Housing Act 1996  

 Intentionality – whether or not someone has done or failed to do something which 
was a deliberate act the consequence of which led to the loss of their home in 
accordance with section 191 of the Housing Act 1996.  

 Local Connection under Section 193 of the Housing Act 1996  
 
7.2 The City Council is therefore required to allocate housing in accordance with its 

allocation scheme pursuant to the Housing Act 1996. The options set out in this 
report are consistent with the City Council’s allocation scheme. 

 
7.3 By virtue of Section 1 of the Homelessness Act 2002 many Housing Authorities 

are required to prepare and update a homeless strategy. However, being an 
excellent authority, the City Council is exempted from that requirement by virtue 
of Article 3 of the Local Authorities' Plans and Strategies (Disapplication) 
(England) Order 2005. This is a non statutory report prepared outside the 
homelessness regime 

 
7.4 Under the Homelessness (Suitability of Accommodation) (England) Order 2003 it 

is unlawful for local authorities to place families with children in Bed and 
Breakfast accommodation for over 6 weeks.  

 
7.5      There has been a change in homeless legislation brought about by the Localism 

Act 2011. The Act allows local authorities to discharge a duty to an accepted 
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homeless household by securing accommodation in the private rented sector 
where appropriate. 

 
7.6 In accordance with the Homelessness (Suitability of Accommodation) (England) 

Order 2012, the Council would need to ensure that any offers of accommodation 
in the private rented sector were ‘suitable’. Letters to statutory homeless 
households need to advise applicants that should they become homeless again 
within a 2 year period from the date an offer of a private rented sector tenancy 
was accepted that they can reapply to the Council. 

 
7.7  The Council will need to have regard to it’s Tenancy Strategy in dealing with 

Temporary Accommodation tenancies in so far as it is relevant. 
 
8. Staffing Implications 
 
8.1  The strategy will mostly be delivered within current resources.  
  
9. Consultation 
 
9.1 Other boroughs will be notified where homeless households are placed outside 

Westminster as is required by legislation.  
 
 
If you have any queries about this Report or wish to inspect any of the 
Background Papers  please contact: 
Ben Denton – Strategic Director of Housing, Regeneration and Property 

 
BACKGROUND PAPERS: 
 
There are no background papers 
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NB: For individual Cabinet Member reports only 
 
For completion by the Cabinet Member for Housing, Regeneration and Property  
 
Declaration of Interest 
 
I have <no interest to declare / to declare an interest> in respect of this report 
 

Signed:  Date:  

NAME:  

 
State nature of interest if any …………………………………………………………..…… 
 
………………………………………………………………………………………………….. 
(N.B:  If you have an interest you should seek advice as to whether it is appropriate to make a decision in 

relation to this matter) 
 
For the reasons set out above, I agree the recommendation(s) in the report entitled  
 
……………………………………………………………………and reject any alternative 
options which are referred to but not recommended. 
 
Signed ……………………………………………… 
 
Cabinet Member for Housing and Property 
 
Date ………………………………………………… 
 
If you have any additional comment which you would want actioned in connection with 
your decision you should discuss this with the report author and then set out your 
comment below before the report and this pro-forma is returned to the Secretariat for 
processing. 
 
Additional comment: …………………………………….…………………………………… 
……………………………………………………………………..…………………………… 
…………………………………………………………………….……………………………. 
 
If you do not wish to approve the recommendations, or wish to make an alternative 
decision, it is important that you consult the report author, the Head of Legal and 
Democratic Services, Chief Operating Officer and, if there are resources implications, 
the Director of Human Resources (or their representatives) so that (1) you can be made 
aware of any further relevant considerations that you should take into account before 
making the decision and (2) your reasons for the decision can be properly identified and 
recorded, as required by law. 
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Note to Cabinet Member:  Your decision will now be published and copied to the 
Members of the relevant Policy & Scrutiny Committee. If the decision falls within the 
criteria for call-in, it will not be implemented until five working days have elapsed from 
publication to allow the Policy and Scrutiny Committee to decide whether it wishes to 
call the matter in.  
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Appendix A 
 

Other Implications 
 
1. Resources Implications 

See Section 6 Financial Implications and Section 8, Staffing Implications in the 
main body of the report.  

 
2. Business Plan Implications 
 
2.1 It is a key objective of the 2013/14 Housing Business Plan to provide homes for 

those in need which includes developing a TA strategy, managing homelessness 
and increasing the supply of affordable housing.  

 
3. Risk Management Implications 
 
3.1 The risk of each new supply opportunity will be fully assessed by the TA 

Procurement Board.   
 
4. Health and Wellbeing Impact Assessment including Health and Safety 

Implications 
 
4. The health needs of homeless households will be taken into account when a 

suitable TA location is being assessed.   
 
5. Crime and Disorder Implications 
 

5.1 There are no crime and disorder implications.  

 
6. Impact on the Environment 
 
6.1 There is no environmental impact.  
 
7. Equalities Implications 
 
7.1 Homeless households make up c43% of all those with priority for social housing 

and compared to the general housing list they are: 

 More likely to be from an ethnic minority background3 (80% compared with 73% 
for the total list) 

 Less likely to be in an older age group (2% are aged 65 compared with 15% for 
the total list) 

 No more likely to need a wheelchair adapted property  

 More likely to have children (89% have children compared with 66% for the total 
list) 

                                            
3
 An ethnic minority background is defined as a non White British background  
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 More likely to be single parents (46% compared with 29% for the total list)  
 
7.2 The new approach will inevitably result in some non working homeless 

households particularly larger ones moving out of Westminster or London where 
TA is affordable within the benefit caps. TA households that have established 
support networks, local employment and children in local schools may be 
negatively affected by this.      

 
7.3 However the strategy responds to national policy changes and any negative 

impacts of moving out of Westminster and London will be mitigated by: 

 Prioritising households for out of London TA that have less local connection to  
Westminster 

 Carrying out individual assessments for each household on where they can live 

 Reviewing support arrangements for TA households living out of Westminster.     
 

8. Staffing Implications  
 
8.1 See Section 8 Staffing Implications in the main body of the report.  
 
9. Human Rights Implications 
 
9.1 There are no human rights implications.   
 
10. Energy Measure Implications  
 
10.1 There are no energy measure implications.  
 
11. Communications Implications 
 
11. DWP wrote to all private sector tenants affected by the welfare benefit cap in 

March 2013 including those in TA. The City Council will also need to explain the 
impact of the welfare benefit changes to the existing TA population and to new 
homeless households.  

 

 
 
 
 
 
 
 
 
 
 


