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1. Purpose of Report I Introduction

The report updates Committee on how the ongoing review of Welfare Reform impacts on
services and the potential impacts on Housing Revenue Account (HRA) and non−HRA
revenue streams. The report also updates Committee on the recent rollout of Universal
Credit to certain clients and the likely impact in North Lanarkshire. In addition the report sets
out the projected key impacts of reform for Temporary and Supported Accommodation,
some of which are outlined within the reviewed Temporary Accommodation Strategy (lAS)
and seeks approval to:

• Re−configure aspects of homelessness services provision;
• Re−classify some of the existing temporary stock;
• Commence the identification and sourcing of suitable alternative supplies; and
• Progress actions identified in this report in regard to Bank Street, Coatbridge in

collaboration with Clyde Valley Housing Association.

2. Background

2.1. Committee was advised in August 2014 and in earlier reports that there are a range
of risks arising from welfare reform for Housing Services and our tenants. Based on
early identification and recognition of the likely impacts on tenants, Committee
approved a number of initiatives designed to mitigate some of the early impacts
including the approval of additional Sustainability Officers, Welfare Rights staff and a
£2m Prevention and Sustainability Fund (PSF) to support Council tenants.

2.2. Universal Credit (UC) will eventually replace a number of other benefits including
Housing Benefit, with all new working age claimants being placed onto the benefit
from 2019. The Department of Works and Pensions (DWP) rolled out the process to
certain claimants in North Lanarkshire from 9 March 2015. The change applies to any
new Job Seekers and at the moment affects only single claimants, deemed fit for
work and with no dependants. Some new UC claimants are Council tenants and have
housing costs that will be paid to them as part of the new benefit, rather than direct to
the Council. The DWP has stated that UC will start to progressively take claims from
other claimant groups with the eventual migration of all legacy benefits to UC planned
by 2019.

2.3. The perceived risks for the Council that will result from welfare reforms have been
reported previously to Committee. Direct payment of the housing costs to tenants is
considered to be a significant risk across the social rented sector. The inherent
delays in the payment of UC present additional risks for social tenants and suggest
that people are likely to fall into rent arrears immediately their claim period begins.

Temporary and Supported Accommodation

2.4. The provision of homelessness services, including temporary and supported
accommodation is a corporate statutory responsibility of the Council. Homeless
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households who are currently occupants of temporary accommodation are not yet
eligible to claim UC and will continue to be entitled to claim Housing Benefit (HB) until
Universal Credit (UC) is fully implemented across all claimant groups. However, once
a claimant is placed on UC they must remain on it and there is therefore a risk that
some UC claimants could become homeless and require temporary or supported
accommodation. As previously reported to Committee the future treatment of
temporary and supported accommodation under the reforms will have a significant
impact on revenue to fund services. This is in part due to the proposed restrictions on
help with housing costs, which stipulates that homeless households in temporary
accommodation will be eligible only for the equivalent of the Local Housing Allowance
(LHA) rate, including the shared rate for single persons under the age of 35 years.
The claimant could additionally be affected by the Benefit Cap and/or the bedroom
tax depending on their family composition and would be paid the rent allowance
direct with the UC payment.

2.5. The DWP announced in March 2014 that the government had made amendments to
the HB Regulations 2006 and the UC Regulations 2013 in respect of supported
housing. This introduced the new class of supported accommodation termed
"specified accommodation". A table setting out the definitions of specified
accommodation types is attached as Appendix 1 to this report.

2.6. Committee was also previously notified that the Temporary Accommodation Strategy
required reviewing and updating to take account of welfare reforms; and to be further
informed by reference to stakeholder discussions and analysis of the homelessness
caseload. The profile of homelessness households has been changing in recent
years and there are now increased numbers of single people represented. Evidence
of a corresponding increase in support needs was also identified in the review and
reported to the Scottish Government in the statutory homelessness return. In
addition, the Children's (Scotland) Act 2014 introduces extended duties of care for
young people formerly looked after, including additional Corporate Parenting duties
up to age 26 years. This calls for some reconsideration of the sizes and types of
temporary and supported accommodation options available to meet needs.

3. Proposals I Considerations I Housing Welfare Reform Updates

3.1. Mainstream Accommodation

3.1.1 The impact of the 'Removal of the Spare Room Subsidy' on tenants in North
Lanarkshire has been routinely monitored and tracked since implementation in April
2013. Commonly known as the 'bedroom tax' the impact on local social sector
tenants has been mitigated where possible using permissible and available means.
The Council has provided financial support to 7,471 NLC tenants through
discretionary housing payments and/or prevention and sustainability funding.

3.1.2 Joint efforts by officers in Revenues and Benefits and in Housing and Social Work will
continue to maximise the uptake of available financial assistance to mitigate the
bedroom tax. The effects of lifting the DHP spending limit has meant that almost all of
the bedroom tax for the years 2014/15 and 2015/16 has been paid. The PSF
scheme has covered any remaining rent arrears in relation to bedroom tax 2013/14.

3.1.3 Based on the current levels of tenants receiving HB, and assuming that current levels
of housing benefit received by tenants will be maintained within Universal Credit
payments, it is currently estimated that up to £62.3m of gross mainstream rent due
will be payable by Universal Credit by 2019/20. However, it is estimated that
approximately £2.3m of this will be deducted due to the Under−Occupancy charges,
resulting in potentially only £60m being received by tenants. The impact of theUnder−Occupancy

charge should be lessened by the increased DHP allowance. This will
however be dependent upon continued financial support by the Scottish Government.
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3.1.4 The level of recovery of rent income due will determine the impact on HRA resources.
Whilst future levels of non payment are unknown, for every 10% of rent uncollected, a
provision of an additional £6m would be required from the HRA to provide for this
debt by 2018/19, assuming full migration to Universal Credit.

3.1.5 At the end of June 2015, 155 NLC tenants were affected by Universal Credit following
the roll out in North Lanarkshire from 9 March 2015. To date, 88% of these tenancies,
collectively, show a rent arrears balance of £96k; albeit the total arrears is not as a
direct result of universal credit in all cases. Only new single claimants are affected at
this time.

3.2 Temporary and Supported Accommodation

3.2.1 Action has already been taken to mitigate some of the impacts of welfare reform and
address the changing profile of homelessness in North Lanarkshire. There is a strong
focus on the management of occupancy levels, void turnover and rental income
collection rates to ensure the service is as efficient as possible. Action has also been
taken to ensure that our unit based accommodation was properly classified for HB
purposes under the new specified accommodation categories; and consequently
£1 .2m of projected risk to revenue has been mitigated.

3.2.2 A complete review of the existing stock and current length of stay in temporary
accommodation has been undertaken and matched against the circumstances of the
1,957 homelessness applicants who presented during 2013−14 and 2014−2015. In
consideration of the changing profile of applicants who required temporary and
supported accommodation during the period the following conclusions were reached:

• Early re−configuration of aspects of the homelessness service is required;
• There is a significant requirement for more supported accommodation;
• Of those assessed, 34% had support needs identified;
• Around 16% of applicants were assessed as having multiple support needs;
• Failure to address the imbalances in the supply of specified hostel and supported

accommodation will have significant implications for future revenues to fund
services.

3.2.3 Estimates based on the existing numbers and mix of temporary accommodation
available suggest that HRA budgeted revenue from temporary accommodation will
eventually reduce by £2m annually once full migration to u c is achieved. This is in
part due to the current heavy reliance on temporary dispersed units, which in future
will only be eligible for LHA rates plus a small fee to cover management costs,
(suggested as £45 per week but as yet undisclosed by the DWP). In addition, the
bedroom tax will be applied before the UC payment is made, further reducing sums
available to cover housing costs, and there could be approximately up to £1 .7m to be
recovered from those tenants dependent on UC payment arrangements from the
DWP. Early suggestions, that the DWP would pay the first 120 days of temporary
accommodation rent charges direct to the landlord, were dropped in subsequent
regulations.

3.2.4 Dependent on the rate of migration to Universal Credit, it is estimated that HRA can
fund the projected reductions of rental income from temporary accommodation until
2019/20, and partially in 2020/21, due to the preventative action taken to earmark
current surpluses of Housing Benefit. However, the £2m shortfall would be fully
incurred from 2021/22 onwards.

3.2.5 Current rent levels and costs of provision for temporary accommodation are
significantly higher than the LHA rates and the reduction in revenue would be in the
region of 56% per dispersed place, per week before other deductions. To mitigate
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some of the impacts we could further increase supplies of hostel and supported
accommodation; and reduce reliance on dispersed, which would enable the Council
to protect the revenue streams to some extent and better meet current need. This is
because shared hostel and supported places are "exempted" from the benefit cap
and occupants will continue to have HB paid to the landlord rather than direct to
themselves. Nonetheless most peoples' needs can be best met in dispersed
accommodation, so this will remain by far the largest single element of provision.

3.2.6 A significant proportion of homeless households who request temporary
accommodation are younger, single person households, many of whom have an
assessed support need. A majority of the people requiring temporary accommodation
are reliant on benefits and therefore likely to be adversely affected as UC is rolled
out. The Council's ability to meet the costs of provision using rental income will also
be seriously affected. It is therefore imperative that the profile of temporary
accommodation is reviewed, not only to meet need, but also to ensure financial
viability.

3.2.7 The Council currently provides approximately 652 units of accommodation for
temporary and supported purposes as follows:

• 533 Dispersed accommodation places in all local areas;
• 19 Specified Refuge spaces;
• 64 Specified Hostel spaces at Airth Court, Motherwell, Tarbolton Road in

Cumbernauld and Thrashbush Quadrant, Airdrie; and
• 24 Supported Transitional Accommodation spaces managed by SAMH at 4 sites

namely; Bridgework Service, Black Street, Mason Street and Houldsworth Court
and 12 units of supported accommodation for young people at Viewpark provided
by Blue Triangle HA.

3.2.8 Supported Transitional Accommodation services are in the process of beingre−tendered
as the contracts are due to end in March 2016. An opportunity may exist to

expand the pool of supported stock managed by the external provider with the
introduction of a new supply of temporary places in Bank Street in Coatbridge. Clyde
Valley Housing Association is considering the regeneration of the block for use as
temporary, supported stock. This could provide an additional 8 units of supported
accommodation which, if included within the contract with an external provider, would
enable full cost recovery.

3.2.9 By utilising this option the shortfall in supported accommodation would still be high;
but it would provide a solution that contributes towards a correction of the imbalance,
without any capital outlay by the Council. In addition, some relatively minor
adjustments could be made to some of the existing hostel accommodation to provide
enhanced support and supervision. Over the life of the new TAS other solutions
would require to be found at locality level to ensure an appropriate mix of temporary
and supported accommodation options in each community.

4 Financial I Personnel I Legal I Policy I Equalities Implications

4.1 There are still considerable uncertainties surrounding the implementation of welfare
reform and in light of the updates contained in this report and their impact on previous
assumptions, the key financial risks and indicative costs from (2017/18) outlined in
section 3 of this report, can be summarised as follows:

Continuing Risk of non payment for under occupancy (f2.3m) if no take up of
DHP or removal of top up by Scottish Government;
Temporary /Supported Accommodation capped rents (E2.0m);
Temporary /Supported Accommodation non payment (HRA) ( 1 .7m) and (non
HRA) (0.356M);
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• Universal Credit direct payment − increased rent arrears / debt provision if
10% non payment (f6.0m).

4.2 Budgetary implications will be assessed and incorporated within future revenue
estimates and reflected in the 30 year financial plan.

4.3 There are clear detrimental impacts projected on local people and on services due to
the planned implementation of Universal Credit.

5 Recommendations

Committee is requested to:

(i) Note the current updated position on welfare reform as outlined in the report;

(ii) Approve the changes proposed to the provision of temporary and supported
accommodation as set out in section 3 of this report and specifically as follows:

• Re−configure aspects of homelessness services provision;
• Re−classify some of the existing temporary stock;
• Commence the identification and sourcing of suitable alternative supplies; and
• Progress actions identified in this report in regard to Bank Street, Coatbridge in

collaboration with Clyde Valley Housing Association.

4%
C_ _ A

Elaine McHugh
Head of Housing Servic
8 July 2015

For further information about this report please contact Aileen Nakhaei, Service Manager Finance on
telephone 01698 332788 or Julie Hunter, Strategy Manager on telephone 01698 274141



Appendix I

Accommodation Care, Support or Effects under
Provider Supervision Universal Credit

Supported Housing Association, Provided by or on behalf Tenants not affected by
Exempt charity or voluntary of the accommodation Direct Payments; Benefit
Accommodation organisation provider Cap or Bedroom Tax.

Not subject to caps +
thresholds

Managed Housing Association, Not provided by or on Tenants not affected by
Properties charity or voluntary behalf of the Direct Payments or

organisation accommodation provider Benefit Cap but are
subject to Bedroom Tax.
Not subject to caps +
thresholds

Refuges (which Housing Association, No care, support or Tenants not affected by
do not meet SEA charity, voluntary supervision requirement Direct Payments; Benefit
criteria) organisation or local (but likely to be required Cap but are subject to

authority under other funding Bedroom Tax.
arrangements, i.e. Not subject to caps +
Housing Support thresholds
contracts)

Hostels (shared Housing Association, Not necessarily provided Tenants not affected by
accommodation charity, voluntary by or on behalf of the Direct Payments or
as defined in HB organisation or local accommodation provider Benefit Cap. As shared
Regs.) authority not likely to be subject to

bedroom tax. Not subject
to caps + thresholds

Hostel (shared Local authority, leased Not necessarily provided Tenants not affected by
accommodation from an RSL or the PRS by or on behalf of the Direct Payments or
as defined in HB accommodation provider Benefit Cap. As shared
Regs.) This arrangement would not likely to be subject to

be subject to caps + bedroom tax.
thresholds if leased then Is subject to caps +
managed by the LA. thresholds, which limit
Rents are capped for any the amount of HB or UC
stock used by a LA that Housing costs that can
has been leased from be claimed.
either the private or
Housing Association
sectors.


