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AGENDA ITEM 7

L. Herefordshire
O Council

Meeting: Cabinet

Meeting date: Thursday 3 December 2020

Title of report: Purchase of accommodation and refurbishment of 4
& 5 Blackfriars Street to meet strategic housing
priorities, as a consequence of the restrictions
caused by Covid-19

Report by: Cabinet member housing, regulatory services, and
community safety

Classification

Open

Decision type
Key

This is a key decision because it is likely to result in the council incurring expenditure which is, or
the making of savings which are, significant having regard to the council’s budget for the service
or function concerned. A threshold of £500,000 is regarded as significant.

This is a key decision because it is likely to be significant having regard to: the strategic nature of
the decision; and / or whether the outcome will have an impact, for better or worse, on the
amenity of the community or quality of service provided by the authority to a significant number of
people living or working in the locality (two or more wards) affected.

Notice has been served in accordance with Part 3, Section 11 (Cases of Special Urgency) of the

Local Authorities (Executive Arrangements) (Meetings and Access to Information) Regulations
2012.

Wards affected

(All Wards);

Purpose

To approve the acquisition of eight properties and to undertake the refurbishment of numbers 4 &
5 Blackfriars Street, Hereford. This will enable the council as part of the Covid-19 emergency
response to accommodate those who have a long and/or repeated history of rough sleeping.

Further information on the subject of this report is available from
Tina Wood, Tel: 01432 261975, email: twood2@herefordshire.gov.uk




The eight properties would be self-contained accommodation suitable for homeless clients with
disabilities and /or accessibility issues.

4 & 5 Blackfriars Street would be used as accommodation for homeless applicants prior to
resettlement into sustainable accommodation.

Recommendation(s)
That:

(@) Cabinet accepts the Ministry for Housing, Communities and Local Government
(MHCLG) capital grant of £420k for the purposes of purchasing up to eight properties

(b) Approval is given to purchase up to eight properties within a budget of £1,120k and
to refurbish 4 & 5 Blackfriars Street within a budget of £500k, to enable the council to
protect and accommodate those currently in Covid-19 emergency accommodation
from future homelessness.

(c) Authority to purchase the properties be delegated to the Director for economy and
place, following consultation with relevant cabinet members and the Chief Finance
Officer.

Alternative options

1. Do nothing. This is not recommended as the council has a statutory duty to house those
who are homeless and capital grant funding has been awarded from the Ministry of
Housing, Communities and Local Government (MHCLG) to purchase eight properties
which, if not spent before 31 March 2021, will have to be returned

2. We could purchase less than eight properties, however, this is not recommended as
funding has been secured from the MHCLG to assist in the purchasing of these
properties.

3. Not approve the refurbishment of 4 & 5 Blackfriars Street and leave the properties empty.
This would be in conflict with the council’s County Plan 2020-2024 and the council’s
Delivery Pan 2020-2024 to bring empty properties back into use. In addition to this
without investment, these properties could fall into disrepair.

Key considerations

4.  As alocal authority we have a statutory duty to house those who are unintentionally
homeless and are in priority need and, a duty to understand and plan to meet local
housing need.

5. There is a shortage of accommodation for homeless people within Hereford City and
without such accommodation, the authority is placing homeless applicants in Bed and
Breakfast (B&B) and hotel accommodation which is costly to the council as housing
benefits cannot be claimed by the tenant whilst in these forms of accommodation.

6. The council is currently housing 62 homeless people in B&B and hotel accommodation
until long-term accommodation can be provided. The council is looking at several
alternative solutions to assist in reducing this number. Blackfriars Street and the purchase
of up to eight new properties are two of the proposed solutions.

Further information on the subject of this report is available from
Tina Wood, Tel: 01432 261975, email: twood2@herefordshire.gov.uk



10.

11.

12.

13.

14.

£101,000 revenue grant has been secured from MHCLG to create a support role to
support the people in the eight flats and Blackfriars Street for a period of 3 years.

Once in the accommodation clients will be able to enter into wider supports systems
which could include accessing appropriate health care.

It is proposed to purchase eight properties from the open market and refurbish 4 & 5
Blackfriars Street and make appropriate arrangements for housing management, usage of
rental income and management of risk.

The rental income will be used to cover any future repairs and maintenance.

The council has to establish a structure to address the increased vulnerabilities for people
and households as a consequence of the restrictions caused by Covid-19.

An multi agency partnership has been set up with partnering organisations, known as
Project Brave) was set up to address the requirements of MHCLG’s guidance on housing
rough sleepers during the COVID-19 pandemic.

A plan has been developed (see appendix 1- project brave briefing) to provide a
structured exit strategy for those people who are currently housed as part of MHCLG’s
response to the Covid-19 pandemic. This includes the acquisition of eight flats,
refurbishment of Blackfriars Street, a homelessness hub, expansion of Hope Scott House
as transitional accommodation and a conversion at Victoria Street to 7 flats.

The purchasing of these eight units and the refurbishment of 4 & 5 Blackfriars Street is
identified within the council’s exit strategy

Community impact

15.

16.

17.

18.

19.

In the County Plan 2020-2024, the council has expressed an ambition to protect and
improve the lives of vulnerable people and to reduce the number of people in
Herefordshire identified as homeless and to develop its own housing stock.

The council’s Delivery Plan 2020-2024 embraces the principal of no “second night out”
and “housing first” through developing a model of delivery that prevents homelessness.

The 8 properties to be purchased will provide accommodation for eight individuals who
could otherwise return to rough sleeping in Herefordshire.

The accommodation at Blackfriars Street will support temporary accommodation and the
ethos of no “second night out”.

Together these properties will enable temporary housing, long-term housing and reduce
the risk of homelessness and rough sleeping reoccurring.

Environmental Impact

20.

The properties to be purchased will be centrally located and would therefore allow
individuals the opportunity to either walk or use public transport to move around. This in
return would help to reduce carbon emission and go some way to improving the air
quality. It will also help sustainable modes of transport.

Further information on the subject of this report is available from
Tina Wood, Tel: 01432 261975, email: twood2@herefordshire.gov.uk



21.

22.

By purchasing units from the open market, it will assist with the level of phosphates, as
they are already established properties. When updating and refurbishing the units we
would look to improve the energy efficiencies wherever possible.

By bringing empty properties back into use, the council will be reducing the environmental
impact of these properties which could otherwise have detrimental effects on people’s
health.

Equality duty

23.

24,

Under section 149 of the Equality Act 2010, the ‘general duty’ on public authorities is set
out as follows:

A public authority must, in the exercise of its functions, have due regard to the need to -

(a) eliminate discrimination, harassment, victimisation and any other conduct that is
prohibited by or under this Act;

(b) advance equality of opportunity between persons who share a relevant protected
characteristic and persons who do not share it;

(c) foster good relations between persons who share a relevant protected characteristic
and persons who do not share it.

The public sector equality duty (specific duty) requires us to consider how we can
positively contribute to the advancement of equality and good relations, and demonstrate
that we are paying ‘due regard’ in our decision making in the design of policies and in the
delivery of services. As this is a decision to purchase and refurbish properties for a
vulnerable cohort we believe that this decision will support the council in discharging its
equality duty in particular advancing equality of opportunity for this cohort many of which
share a protected characteristic. It will have a positive impact on our equality duty.

Resource implications

25.

26.

27.

28.

29.

30.

Funding for Blackfriars Street has been secured through use of Strategic Housings Empty
Property Investment and Development capital project budget of £500,000

The refurbishment of Blackfriars is being secured via an open tender procurement
process.

A Capital grant funding offer of £420,000 has been awarded from the MHCLG. This
funding must be spent by 31 March 2021 and has been added to the capital programme
by the S151 Officer

Funding of £450,000 has been sourced from the Disabled Facility Grants (DFG) capital
reserves

Further funding of £250,000 has been sourced from Strategic Housings Empty Property
Investment and Development capital project budget.

Breakdown of scheme costs

Further information on the subject of this report is available from
Tina Wood, Tel: 01432 261975, email: twood2@herefordshire.gov.uk



Capital cost of project Acquisition | Building | Contingency Total capital
costs Works scheme costs

Purchase of 8 x1 bed self- | ¢ 459000 |  £80,000 £40,000 £1,120,000

contained

Blackfriars St

Refurbishment £500,000 £500,000

Total £1,000,000 | £580,000 £40,000 £1,620,000

Funding streams - Capital

MHCLG Grant £420,000

DFG Grant £450,000

Strategic Housing funded from borrowing £750,000

TOTAL £1,620,000

Details of revenue costs, the income received is expected to meet all on going revenue costs for

the premises.

for 8 Flats

Revenue cost of | Proposed weekly rent Proposed weekly Proposed

Project housing weekly
management fee @ | maintenance
25% of proposed budget @ 75%
weekly rent of proposed

weekly rent

1 bed flat £97.81 £24.45 £73.36

Total per year £5086.12 £1,271.40 £3,814.72

Total per year £40,688.96 £10,171.20 £30,517.76

Legal implications

31. Under Section 1 of the Localism Act 2011 the council has a general power of competence
meaning that it has the same powers as any individual to act (subject to the council’s

fiduciary and statutory duties).

32. In addition to the general power of competence, Section 111 of the Local Government Act
1972 (‘LGA’) provides that councils can act when specifically permitted by legislation or to
facilitate the discharge of its statutory functions. Section 120(1) LGA provides the power
to acquire by agreement, any land inside or outside its area for the purposes of any of its
statutory functions including those under those under Part 7 of the Housing Act 1996.

Further information on the subject of this report is available from

Tina Wood, Tel: 01432 261975, email: twood2@herefordshire.gov.uk




Risk management

33.
Risk / opportunity Mitigation
Cost of refurbishment works could escalate  Site meetings will take place to determine a
and cause an overspend if unforeseen budget. There will be regular progress and
problems occur update meetings to ensure the budget is not
overspent. This will be managed at a
service level
Approval to purchase the accommodation is Approval of is sought for the purchase and
refused. This will have an implication on the remove 8 individuals from temporary
council’'s homelessness budget due to accommodation or off the street, therefore
further cost of temporary accommodation reducing revenue on support costs and
and could return individuals to the street. alternative accommodation costs.
Failure to spend MHCLG funding by 31 On approval of the decision to purchase 8
March 2021 will result in the grant being additional properties negotiations with
returned. This would have an impact on property agents can start immediately to
future bids, reputation and relationship with  ensure the grant funding is spent.
partnering organisation
The properties would be a first for the The opportunity for excellent publicity and a
council in that the council would be an flagship project when it is successful. This
accommodation provider for a vulnerable would be managed at a corporate level in
group and once in these accommodation terms of publicity
they would enter into our wide support
systems
Ongoing maintenance and future For the first three years, this will be funded
refurbishment costs through rents and service charges via
housing benefit. Going forward permission
has been approved to develop our own
housing. Any future costs will be included
within the overall housing maintenance
budget
Support costs For the first three years, this will be funded
through revenue grant received from
MHCLG and rents.
Consultees
34. Due to timescales and urgency there has been no time for any consultation other than in
accordance with 4.2.53 of the council’s constitution. The Chairperson of the relevant
scrutiny committee has agreed to this decision being taken in this manner.
35. The Cabinet Members for Housing, Regulatory Services and Community Safety, who is in

support of the opportunity

Further information on the subject of this report is available from
Tina Wood, Tel: 01432 261975, email: twood2@herefordshire.gov.uk



36. The Cabinet Member for Health and Adult Wellbeing, who is in support of the opportunity

37.  The Cabinet Member for Commissioning, procurement and assets, who is in support of
the opportunity

38. The Leader of the Council, who is in support of the opportunity

39. Project Brave, who are in support of the purchase of the 8 additional properties and the
refurbishment of 4 and 5 Blackfriars Street

Appendices
Appendix 1 Presentation Project Brave
Background papers

None

Please include a glossary of terms, abbreviations and acronyms used
in this report.

MHCLG - Ministry of Housing Communities and Local Government

DFG - Disabled Facility Grant

Further information on the subject of this report is available from
Tina Wood, Tel: 01432 261975, email: twood2@herefordshire.gov.uk






Project Brave

Making independence and
sustainable homes inevitable for
Homeless People
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October 2020
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Project Brave Overview

* Tier 3 Covid response to cohorts of vulnerable adults
* Planned transition from covid-19 temporary accommaodation
Purposeful approach to eradicating homelessness in Herefordshire

« Part of Talk Community, utilising place based assets and local communities,
s following a strengths based model and co-production approaches.

« A partnership approach across council services, community and faith sector,
NHS partners and police.

« Working at pace to deliver personalised pathways and 120 sustainable homes
for homeless people

« Wider focus includes substance use, MH, anti-social behaviour, exploitation.

©0 hfdscouncil Herefordshire.gov.uk



Project Brave; Homelessness Implementation

= Detailed analysis of need. 5 cohorts of homeless/vulnerable people

Housing First  Medium Support Low Support Under 25s
Prevention

A clear pipeline of additional accommodation
120 Sustainable homes Transitional accommodation
Capital investment Partnership with housing providers

€T m

Contract with Vennture to 2022
Extended staffing for Housing Solutions Team
= Operations Room tracking demand and supply

B3 €3 hfdscouncil Herefordshire.gov.uk



Accommodation Pipeline  new units planned so far...

Acquisition of 8 self contained flats as sustainable homes 2021
Continuation of Hedley Lodge as temporary accommodation 2020

Expansion/strengthening of Hope Scott House as hostel/transitional
accommodation 2020/21

Homelessness Hub at Whitecross Rd (Citizen Housing) with 8 plus emergency
accommodation units, and 4 self contained flats 2021

Conversion at Victoria St to 7 flats, easing the pressures on temporary
accommodation and keeping families out of B&B. 2021

Conversion/extension of 4, 5 Blackfriars St to 6 one bed flats for sustainable
homes 2021/22

Vennture/Diocese of Hereford working on proposals for development of two plus
sites to provide further 30-40 units as sustainable homes. 2021-2023

=
IS

B3 €3 hfdscouncil Herefordshire.gov.uk



Brave; Achievements so far

* New special temporary accommodation secured during Covid-19

« £951k revenue and £524k capital grants secured from MHCLG

« 156 presentations as roofless managed since lockdown began

« Up to 80 homeless people accommodated at any one time during emergency
“¢ More than 46 people found sustainable long term housing

« growing numbers of People found employment during Covid emergency

* New joint working; Housing Solutions and Vennture; bringing new investment

« Good engagement by key partners; Police, CCG, Public Health, emerging
support from NHS partners and housing providers.

Intelligence led needs analysis of cohorts and accommodation

©0 hfdscouncil Herefordshire.gov.uk



Winter shelter provision 2020-21

« Shelter no longer available at St. Peter’s Church
« Strict Covid19 guidance from government for operation of such settings.

* Rough sleeper count of 15 in October . Includes people offered and/or lost
accommodation during Everyone In programme.

* Very good knowledge of individuals, needs and risks to inform provision

" Complex high risk cohort to be accommodated at New Zara House (NZH)
« Cohort to be managed across this and other sites with robust risk assessment
« Core daytime support through HST and Vennture

 Night time support at NZH, complemented by out of hours response and on-call
security.

 Potential multi disciplinary team of specialist professionals (triage/intervention)

©0 hfdscouncil Herefordshire.gov.uk



Addressing health needs of homeless/vulnerable People

 Homeless people typically face significant health inequalities/poor outcomes
 Homelessness health needs audit 2018
* Frequent barriers to accessing primary care and community health care
« Widespread MH needs, often undiagnosed and/or without service response
~e Widespread substance misuse, often long term and complex
* Need commitment from key NHS providers to ensuring access/service delivery
* Need for new models of working and delivery, based around MDT practice
« Good opportunities for preventative work through Talk Community

« Thematic review of deaths among cohort of people with histories of substance
use, homelessness and other needs.

©0 hfdscouncil Herefordshire.gov.uk



Resources

Grants Secured for Project Brave (subject to governance)

« £93k from MHCLG revenue grant for Vennture contract
« £260.4k from MHCLG revenue grant for HST homelessness staffing
« £104k MHCLG capital grant to refurbish Whitecross Foyer as Hub

_* £410k MHCLG revenue grant for costs of B&B and stimulating private sector
" housing as sustainable accommodation

« £420k MHCLG/HE capital grant to acquire 8 s/c flats as sustainable homes
« £79.5k MHCLG revenue grant over 3 years for support to people in the 8 flats
« £101k MHCLG revenue grant over 3 yearsfor support to Blackfriars St. flats

©0 hfdscouncil Herefordshire.gov.uk



MHCLG Revenue Grant Rough Sleepers Initiative Year 3

Consolidate and extend rough sleeper outreach and support £260.4k
= Continuation of existing rough sleeper outreach temporary roles
= New temporary specialist roles to support Project Brave pathways; mental
health, substance use, community nurse.
= Continuation of navigator and tenancy sustainment workers roles
“s Personal pathway funds and training etc

Delivery during 2020-2021/22 Delivery complements contract with Vennture

Exit plan; potential for continuation via subsequent grants from MHCLG.
Alternatively, planned taper of support and reduction of posts.

©0 hfdscouncil Herefordshire.gov.uk



MHCLG capital grant Rough Sleepers Initiative Yr 3

Convert or improve City premises as Homelessness Hub £104k
= Drop-in advice & support through Housing service and Vennture

= 8 units of emergency accommodation and 4 s/c 1 bed flats

* |n premises owned by Citizen Housing on Whitecross Road

= Current service on site decommissioning January 2021

= Costs of redecoration and refreshment works. No structural work needed
= Citizen to procure works, for completion March 2021.

= 3 way Operating agreement with Housing services and Vennture

= No revenue implications. Basic housing management met by HB

Draft Business case . Overseen via A&C Capital Board

©0 hfdscouncil Herefordshire.gov.uk



MHCLG Revenue Grant Next Steps Accomm Programme

Continuing “Everyone in” extended emergency accommodation; £350,827

= Estimated 62 people accommodated in B&B and other settings

= Grant to meet net costs of rent etc not typically recoverable for B&B etc.

= Total costs of accommodation to end 2020/21

= Net cost (after netting off HB income) to be met in full. Significant relief of liability to council

N
[y

Private Rented Sector Incentive Scheme (homeless people)
= 20 units of s/c accommodation. Maximum bond payments of £2.5k each
= Temporary p/t post to co-ordinate and support landlords

Both elements administered through Housing Solutions.

©0 hfdscouncil Herefordshire.gov.uk



MHCLG Capital Grant Next Steps Programme

Acquisition of s/c flats as sustainable homes for homeless people
= 8 flats to purchase at total cost of £1m

= Costs of minor improvement works; £80k, plus legal fees £40k. £1.12m total
= Capital grant confirmed from MHCLG; £420k

= Match funding from DFG; £450k. This is in budget and Home Adaptations &
> Assistance Policy is under review and will encompass activity and approach.

= Match funding from Strategic Housing capital pot (within budget and affordable
housing programme scope) £250k

= Revenue costs of tenant support met from separate MHCLG revenue grant

©0 hfdscouncil Herefordshire.gov.uk



MHCLG Revenue Grant Next Steps Programme

Support over 3 years for tenants of 8 flats to be acquired

= F/t support worker operating on core and cluster model

= Costs of £103,918 over 3 years (£34,640 avge cost of HC post)

= Offset by income from rent/service charge at flats via HB; £24,414
." Revenue grant agreed by MHCLG; £79,504 over three years

= Remainder (75%) of rental income from HB to meet maintenance and basic
housing management costs.

= Basic HM either provided internally or commissioned from housing provider

Pending acquisition of 8 properties. Exit in 2024/25 subject to review.

©0 hfdscouncil Herefordshire.gov.uk



Blackfriars St. Conversion to Flats as sustainable homes

 Pair of semi-detached houses, council owned in city centre

« Conversion of current footprint to create 4 one bed flats; April 2021

» Extension of both houses to create 2 more one bed flats by End 2021
.* Estimated up to £500k capital. Met from Strategic Housing pot

« Change of use consent for phase one, full planning for extensions

* Long term homes for single homeless people

* Revenue funding sought from MHCLG for tenants’ support (3 years)

* Business case. Overseen via E&P Capital Board

©0 hfdscouncil Herefordshire.gov.uk



Project Brave Governance

« Operational multi-agency group with thematic sub groups

* Project Board with multi agency engagement

* Reporting to Talk Community whole system programme Board
» Reporting to H&WbB, and information to SAB and CSP

* All capital projects managed and overseen through Directorate capital
boards

N
a1

Future governance reguirements?

©0 hfdscouncil Herefordshire.gov.uk
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