
 
 
Report to: Communities Committee, 28th October 2020  

 
Report of: Corporate Director – Homes and Communities  

 

 
Subject: UPDATE REPORT - PHASE 1 PROVISION OF TEMPORARY 

ACCOMMODATION   

 
1. Recommendation 

 
1.1 That the Committee note the contents of the report and in particular the 

progress made in respect of phase 1 temporary accommodation provision. 

 
2. Background 

 
2.1 The Communities Committee on 30th January 2019 considered and approved the 

business case and overall approach to sourcing properties for direct letting and 

management in order to reduce the Council’s reliance on costly private bed & 
breakfast and guest house accommodation, and the associated benefit subsidy loss 

caused by using this type of accommodation. 
 

2.2 The Committee agreed that officers would progress a first phase of the temporary 
accommodation project, which would deliver 12 units of temporary accommodation 
across two sites; 145 Bromyard Rd, a council owned property was to be converted 

into 8 flats for emergency temporary accommodation for singles, couples or families 
including ground floor disabled accessible accommodation. 197 – 203 Oldbury Road 

are four 3-bedroom houses leased as temporary accommodation from Platform 
Housing Group.   
 

2.3 The decision of Communities Committee to approve the project, was referred to 
Policy and Resources Committee, who duly agreed to approve the project and the 

cost (£236,000) of bringing both 145 Bromyard Road and 197-203 Oldbury Road 
into use, which would be met from the Affordable Housing Bid Reserve. 

 
2.4 The purpose of the report is for noting and to provide an update to members on the 

delivery and completion of Phase 1 of the temporary accommodation delivery 

project: 
 Oldbury Rd 

 Bromyard Rd 
 Private Sector Leasing Scheme 

 

2.5 The report will also introduce Members to those areas under investigation for  phase 
2 of the plan to create additional supply of more suitable and cost effective 

temporary accommodation. 
 

3. Phase 1 Temporary Accommodation Updates 
 

197 – 203 Oldbury Road 

 
3.1 The properties at Oldbury Road were handed over to the Council on a 5-year lease 

by Platform Housing Group on 1st November 2019 and they were let to the first 



tenants with an excluded license agreement on 4th November 2019.  The set-up 
costs were circa £2,000 for the purchase of bunkbeds and carrying out safety checks 
etc.   Officers from within the Strategic Housing Service have provided a 

comprehensive housing management and support service to tenants. Property 
Services are responsible for repairs and maintenance. 

 

3.2 The rents charged are set at local housing allowance levels and in accordance with 
housing benefit regulations, 90% of this amount is reclaimed by the council. The 

properties have provided suitable and cost-effective self-contained accommodation, 
including garden and private communal space for a family unit compared to 
expensive and limited bed and breakfast accommodation.  

 
3.3 The council’s Housing Outreach Team provide tenancy ready support for household’s 

placed in temporary accommodation including Oldbury Rd and importantly continue 
to work with households to enable move into independent long-term tenancies with 
Registered Providers across the City. As of September 2020, several successful 

moves have been achieved allowing the property to be turned around and made 
available to a new household providing self-contained and suitable temporary 

housing. This has achieved a positive resident outcome. 

3.4 The Council are forecast to make an overall annual saving (based on the level of 

housing benefit subsidy loss) of £20,763.98 by using the 4 units at Oldbury Rd, 
compared to making the same number of placements in B&B.  

 
3.5 In order to support this area of work a previously agreed budget of £14,000 is in 

place to support repairs and maintenance and in addition 10% rental loss has been 

factored in due to housing benefit regulations.  
 

3.6 The Council currently budgets to recover 92% of all temporary accommodation costs 

against the strategic housing temporary accommodation budget. At the end of 
quarter 2, the year-end forecast is to overspend this budget by £33,293. This does 

not include the housing benefit subsidy loss that is forecast at year end to be 
£659,984. 
 

3.7 Combining these 2 figures provides a forecasted year end temporary accommodation 

net cost of £693,277, considerably more than previous years but inflated by the 
requirement to accommodate our rough sleepers in response to COVID-19. As 

Members will be aware the council successfully accommodated over 40 rough 
sleepers in response to the COVID-19 Pandemic within a matter of weeks from April 
onwards 

 

Bromyard Road 

3.8 145 Bromyard Rd was returned to the Council on 1st April 2019 from Sanctuary 
Housing Association on termination of their lease.  A Budget of £236,000 was 
approved by Policy & Resources Committee to be taken from the Affordable Housing 

Bid Reserve to cover start-up costs for both Bromyard Road and Oldbury Road as 
detailed in section 2.2 & 2.3. 

 

3.9 Sanctuary Housing Group provided a payment of £39,000 to cover cost of 

dilapidations at Bromyard Road. This funding was also allocated (in addition to that 
outlined in para 3.6) to support the delivery of the project. The scheme also required 
additional budget of £9,117, to cover additional unidentified works, including an 

upgrade of the domestic gas and electric mains to commercial standard and 
additional works to improve building accessibility.   



 

3.10 The final scheme costs were £284,117 and this additional budget was approved at 
Policy and Resources Committee on 5 November 2019 and following this at the 

meeting of Council on 19th November 2019.  
 

3.11 Following a detailed design stage and tender exercise, contractors were duly 
appointed and commenced on site on 13th January 2020. 

3.12 Contractors initially progressed well on site and the refurbishment works to the 

building were anticipated to be completed by 1st April 2020.  However, on 23rd March 
works ceased due to the COVID-19 lockdown restrictions.   Works recommenced on-
site on 11th May 2020 and since then, contractors have worked closely with the 

Council to overcome unforeseen issues caused by the remaining COVID-19 
restrictions, including delayed handover, space restraints for contractors working 

together and lack of access and delay on lead-in times to trades and raw materials.  

3.13 The building was handed over by the contractors to the council on 14th September 

2020 and it is planned to move households in during November 2020. The property 
has been assessed in relation to Covid-19 and for the coming months it will only be 

used at 50% capacity to minimise the risk of transmission from use of the shared 
cooking and bathroom facilities. Pictures are attached at Appendix 1. 

3.14 Bromyard Road has been designed to have flexibility in mind, so ground floor rooms 
including the bathroom and kitchen are suitable for disabled applicants, for whom 

previously we could offer only hotel accommodation at market rates.  There is also 
storage and charging facilities for mobility scooters. Upper floor rooms have 
interconnecting doors so they can be occupied independently, or as larger family 

rooms where needed.   

3.15 Existing housing staff will provide a comprehensive housing management service to 

tenants at Bromyard Road, including tenancy management, rent and welfare and 
housing support to enable tenants to progress towards ‘tenancy ready’. 

3.16 It is anticipated that during a normal year this scheme will operate on a revenue cost 
neutral basis and provide a saving on the housing benefit subsidy loss that the 

council would face if using alternative accommodation such as B&B or hotels.  

3.17 Due to Covid- 19 and limiting the sharing of communal amenities the scheme will be 
operating at 50% capacity for the foreseeable future and this will reduce the level of 
HB and personal contribution income by 50% or more depending on claimants HB 

eligibility. The building will still need to have heat and light and the personal 
contribution may not be enough to cover the costs. This will be closely monitored 

and kept under review.  

3.18 Property Services will be responsible for all maintenance and upgrade works and the 

building has been added to all relevant corporate contracts (i.e. fire safety, gas, 
electric). The Council owns the building and is responsible for insurance and all utility 

bills and provision of furniture and equipment.  

3.19 Those occupying Bromyard Road will be responsible for paying a Personal 

Contribution of £16 per week which is set by Housing Benefit to contribute to utility 
costs.  The rent is set at £103.85 per week which is the LHA 2011 rate for a 1 bed 

unit, and this is the same for all 8 rooms. This means the council will not incur a 
housing benefit subsidy loss against this spend and based on the household being 
eligible for full housing benefit. This is different from Oldbury Rd due to the Housing 

Benefit Regulations.    

 



4. Staffing 

 

4.1 Four housing outreach support staff funded by Flexible Homelessness Support Grant 
provide support to households in temporary accommodation and in also in other 

forms of accommodation. The salary costs of these four officers are covered by grant 
available until March 2024.  It is not known how long this MHCLG allocation will 
continue to be paid for and the support is a vital element in achieving successful 

customer outcomes, management of the accommodation and as a prevention of 
homelessness tool. 

   
4.2 One of the Phase 2 projects is investigating the best model of temporary 

accommodation delivery that will maximise the council’s financial return and create a 

budget to support the staffing costs.  
 

5. Private Sector Leasing 

5.1 The principle of private sector leasing was included in the business case approved at 
Communities Committee on 30 January 2019 when the ‘Strategic Housing 

Transformation Temporary Accommodation Supply’ report was approved. It will 
provide a further cost-effective mechanism to increase the supply of temporary 
accommodation. 

5.2 The Private Sector Leasing Scheme (PSL) will be a third level of service provided 

through the Worcester City Letting Agency. The leasing option will sit alongside Lets 
Only and a Managed Let Service. The council will seek to enter into lease 
arrangements with property owners and directly manage the properties and tenants 

in-house, via the Worcester City Lettings agency to enable families in housing need 
to access high quality accommodation at an affordable rent, and to the owner a 

guaranteed income and security of a high quality housing management service. 

5.3 In order to meet the full costs of managing and administering a private sector 

leasing scheme, it is necessary that the Council sets an appropriate charge for its 
management service.   

5.4  Market research has been undertaken with other local lettings agencies and it has 
been agreed that based on this research, a charge will be levied of 12% of rent (per 
calendar month) charged on each property, which is competitive with ‘High Street’ 

lettings agencies offering equivalent guaranteed rental services in the local market. 
It is likely however that residents seeking to be accommodated via the private sector 

leasing scheme properties are unlikely to be able to access accommodation via high 
street letting agents.  

5.5 The table below (Table 1) details the current fees for Let Only and Managed Lets as 

contained within the council’s 2020/2021 Fees and Charges Scheme. The potential 
income this scheme will generate over the remaining months of this financial year 

will be no more than £5000 and this enables a decision to be taken by the Corporate 
Director Homes & Communities in consultation with the Corporate Director of Policy 
& Resources to implement the 12% charge until 31st March 2021. Members will be 

required to approve a fee & charge for 2020/2021 as income potential is greater 
over the course of 12 months. 

 

 

 

 

 



Service Level Costs 

Let only/Introductory Lets 

 

£250.00 

Managed Lets £250.00 plus 8% of monthly rent 

Private Sector Leasing 12% of rent (PCM)  

Table 1 

 

6. Phase 2 Temporary Accommodation Project  

 

6.1 In addition to continuing to work in line with what has been achieved during phase 1 

of the project, work continues to investigate other options for a second phase of the  
project. Such options include -  

 
 Installation of spot modular accommodation units for single/disabled people 

via ‘pods’ or I-kozie type units subject to appropriate planning; 

 

 Training Flat for care leavers to reside in on temporary basis and develop life 
skills/become tenancy ready to move into independent living.  This is the re-

use of an existing council owned asset; 
 

 Development of a medium size modular accommodation option; 

 
 Purchase and repair of additional properties to use as temporary 

accommodation. 
 

 Potential of working with landlords of empty properties 
 

6.2 All of these options require further investigation work by officers, and in addition will 
require conversations with key partners including Registered Housing Providers, 
District Councils and locally commissioned specialist services. A further report on this 

subject will be presented to Members during 2021 for further consideration. 
 

Ward(s):   All Wards  
Contact Officer: Nina Warrington – Head of Strategic Housing Services  

Tel: 01905 722494  
E-Mail nina.warrington@worcester.gov.uk  

 
Background Papers: N/A 
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