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Introduction and background

The Homelessness Act 2002 required councils to review homelessness within their
locality and publish a strategy to prevent homelessness, and to provide
accommodation and support.

The London Borough of Richmond upon Thames published its first homelessness
strategy in July 2003, which was based upon a review of homelessness in the
Borough. This report is a further review of homelessness completed in line with
government guidance®. Appendix one sets out the methodology.

HQN was commissioned by the council to undertake the homelessness review,
work with the Homeless Forum, provide a report on the homelessness review and
thereafter produce a homelessness strategy following a period of consultation.

This review considers:
e Current and likely future levels of homelessness in the Borough
e Services currently provided to prevent homelessness, to secure housing for
homeless people and to provide them with support
e The resources available to the council, other statutory organisations and
voluntary organisations to provide services for homeless people.

The results of this review will form the basis for an updated homelessness strategy
for London Borough of Richmond upon Thames that will be adopted in 2008.

Key facts:

e Homelessness affects many people. In Richmond, from 2004/05 to 2006/07,
2,004 households made a claim of homelessness and 1,001 were accepted
as being owed a duty to accommodate by the council?

e The London Borough of Richmond upon Thames is located within South
West London and is the only borough spanning both sides of the River
Thames. At 30 June 2004, the Borough was estimated to have a population
of 182,700, the seventh smallest of the 33 London authorities®

e The 2001 census records the Borough as having the eleventh highest
proportion of people aged 65 or more (13.7%) amongst London boroughs,
the seventh highest proportion aged 75 or more and the fourth highest aged
85 or more

e The number of households is projected to reach 81,238 by 2021, an increase
of 6.1% over 20 years (GLA* household projections)

e |t is estimated that the owner-occupied sector comprises around 55,400
homes as at March 31 2005 (70% of the total), with the private-rented sector
totalling around 14,000 (approx 17%)

e With an estimated 9,345 ((11.8%) housing association rented units in April
2005, Richmond upon Thames has one of the smallest social rented sectors

! Homelessness Code of Guidance for Local Authorities: July 2006

® Source P1E homelessness returns

% Source: Population Estimates Unit, ONS: Crown Copyright 2004. Crown copyright material is reproduced with the
permission of the Controller of the HMSO and the Queen’s Printer for Scotland

# GLA Greater London Authority

HQN Limited Tel: 0845 4747 004 Email: hgn@hgnetwork.co.uk
Rockingham House, St Maurice’s Road, York, YO31 7JA Fax: 0845 4747 006 Internet: www.hgnetwork.co.uk



of all London boroughs. Based on 2004 figures, only Harrow, Redbridge,
Kingston and the City of London have a smaller social rented sector®

e High house prices lead to affordability problems (the average house price at
£420,952 is more than twice as high as the average for England and Wales,
and about a third higher than the average for London)

e Inability of vulnerable people or excluded groups to access or maintain a
home; and the need to provide Decent Homes in decent neighbourhoods

e Private renting is expensive. A survey in 2007 identified that average
surveyed monthly rents for one-, two- and three-bedroom accommodation
were £950, £1,190 and £1,500 respectively.

1.7  There is a statutory duty on local authorities to deal with homelessness households
either by securing accommodation or by providing advice and assistance.
Preventing and tackling homelessness along with the provision of accommodation
bears a heavy financial cost on the council.

1.8 Apart from the obvious problem of lacking a home, it should be appreciated that
homelessness compounds the social exclusion of families and individuals.
Homeless people often find it difficult to access health services, education and
training and can be disadvantaged in the labour market.

1.9 Homelessness is the most acute aspect of housing shortage. The council’s housing
strategy will address the need to secure additional affordable homes within the
Borough and make best use of the existing housing stock.

1.10 Itis positive that the numbers of households accepted as having a statutory duty as
owed to them by the council have been steadily falling since the introduction of the
homelessness strategy in 2003.

1.11 Continued and effective homelessness prevention is critical to reducing
homelessness and achieving the government’s 2010 target to halve the numbers in
temporary accommodation and to end the use of bed and breakfast hotels for
homeless 16- and 17-year-olds. The developing homelessness strategy needs to
secure the implementation of best practice initiatives that strengthen homelessness
prevention. It is also appreciated that actions taken at a wider strategic level such
as the Community Plan to address inequality, economic and social issues, for
example, can have a positive impact on the causes of homelessness.

> Housing in the London Borough of Richmond upon Thames — facts and figures 2005
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2 Progress on implementing the homelessness strategy 2003

2.1  The council’s first homelessness strategy was published in 2003. This provided the
strategic direction for the homeless prevention approach that has subsequently
been adopted. In addition, working groups were set up to progress the development
of housing strategies for young people, teenage parents and work around refugees.

2.2  Achievements attained through the delivery of this strategy include:

e Directory of homelessness services published, made available on website and
updated

e Production of a Homelessness Forum newsletter

e Specific strategies established for homelessness amongst young people and
teenage parents

e Continued reduction in homelessness applications and acceptances

e Steady reduction in the numbers of households in temporary accommodation

e Review of existing information and leaflets

e Production and distribution of tenants’ information pack for private sector
tenants

e Adoption of in-house performance indicators measuring homelessness
prevention with targets

¢ In-house housing advice service provision increased

e Homeless prevention initiatives with introduction of the mediation service, rent
deposit scheme and CRI rent deposit post

e Established Safety First project (securing the homes of victims of domestic
violence)

e Research conducted amongst landlords and letting agents regarding evictions

e Homelessness grant funding arrangements established with SPEAR (a local
housing charity) to deal with rough sleeping and single homeless

e Hostel for homeless 16- and 17-year-olds built and opened at the end of 2007.

2.3  The action plan from this strategy has been reviewed as part of the review process.
This has identified which actions have been achieved, which are ongoing and which
have not been achieved. Some of the actions will be carried forward into the next
strategy.

2.4 It is noted that not all aspects of the action plan were actively monitored. The
arrangements for monitoring the new homelessness strategy action plan need to be
more robust. It is a positive feature that the council has adopted a comprehensive
performance management structure where service plans and key performance
indicators relating to homelessness are subject to detailed quarterly scrutiny.
Effective and ongoing monitoring of any future homelessness strategy will be a key
activity.

3
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3

Homelessness trends

Key findings

There has been a continued and steady reduction in homeless applications and
acceptances. In the three years 2003/04 to 2006/07, homeless decisions have
dropped from 772 to 335 (a 57% fall) and acceptances from 316 to 152 (52% fall)
Over a period July 2006-June 2007 Richmond upon Thames has experienced lower
levels of homelessness than the South West London sub-region, London and England,
expressed as acceptances per 1,000 population

Of all London councils, the Borough has the second lowest acceptances per 1,000
population after Merton

Between 2003/04 to 2006/07 the most common reasons for homelessness:

- Parents no longer willing or able to accommodate

- Violent breakdown in a relationship with a partner

- Termination of an assured shorthold tenancy

- Other relatives or friends no longer willing or able to accommodate.

This local experience reflects the main reasons for homelessness reported nationally.
44% of accepted homeless households have dependent children and nearly 13%
were due to a member of the household being pregnant with no dependent children.
Thereafter 16/17-year-olds comprised 16.8%, followed by people with mental heath
problems (10.7%). Older people made up 4.5% of acceptances

Homelessness applications and acceptances

3.1  The council published its first homeless review and homelessness strategy in 2003.
In the year ending March 2004, 772 households applied to the council as homeless
and 316 were deemed by the council as being homeless, unintentionally homeless
and in priority need (referred to as accepted in this review) which confers a duty on
the council to secure a settled home. By the end of 2006/07 there had been a
significant reduction in numbers with 335 households making homelessness
applications of which 152 were accepted. Accepted households fell by 51.9%
between 2003/04 and 2006/07, which was a greater than the falls experienced by
both London and England.

Accepted homeless households
England London R|chTrrr1]c;rr:1delSJpon
N Annual % Annual % Annual %
0 No No
change change change
2002/03 128,540 29,790 325
2003/04 135,430 5.4 30,080 1.0 316 -2.8
2004/05 120,860 -10.8 26,730 -11.1 279 -11.7
2005/06 93,980 -22.2 21,140 -20.9 254 -9.0
2006/07 73,360 -21.9 15,390 -27.2 152 -40.2
% change 2003/04
o 2008107 -45.38 -48.8 -51.9
Source Ple returns
4
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Homelessness decisions

3.2

The chart below shows that the trend for both decisions and acceptances from April
2004 has been downward. With the exception of the quarters September 2005,
June 2006 and September 2007 the downward trend has been broadly consistent.
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Comparison with other London and SW London sub-regional authorities

3.3 The Borough is within the South West London sub-region which comprises
Croydon, Kingston upon Thames, Lambeth, Merton, Richmond upon Thames,
Sutton and Wandsworth. In the 12-month period July 2006 to June 2007, only the
City of London and Merton councils have recorded lower numbers of accepted
households. The total for Richmond upon Thames was 122 and is significantly
lower than both the sub-regional average (331) and the London average (439). In
terms of accepted households per 1,000 population, the Borough is placed second
overall within London’s 33 councils and at 1.5 acceptances per 1,000 population is

significantly lower than the sub-regional average of 3.2.

SW London sub-region acceptances per 1,000 population

Jan- Apr- Jul- Oct- Jan- Apr-
Mar 06 | Jun 06 | Sept 06 | Dec 06 | Mar 07 | Jun 07

Croydon 0.5 0.5 0.6 0.5 0.8 0.8
Kingston upon Thames 0.8 0.5 0.3 0.6 0.5 0.6
Lambeth 3.8 2.9 3.4 2.3 3.0 1.9
Merton 0.4 0.3 0.4 0.4 0.2 0.3
Richmond upon Thames 0.5 0.7 0.4 0.4 0.4 0.3
Sutton 0.4 0.7 0.7 0.6 0.9 0.8
Wandsworth 1.4 1.2 1.2 1.2 1.3 1.0

Source Ple return
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3.4

3.5

3.6

3.7

3.8

Under the provisions of the Housing Act 1996, Part VII, amended and extended by
Homelessness Act 2002, the council when receiving a homelessness application
has to establish whether the applicant is homeless, eligible for assistance, in priority
need, intentionally homeless and has a local connection.

Over the past three years and the first quarter of 2006/07, only 18 households were
assessed as being ineligible. This will include asylum-seekers, people from abroad
who aren’t entitled to ‘public funds’ and those not normally resident in the UK.
Although not provided with accommodation such households can receive advice
and information.

Households who believe themselves to be homeless or at risk of homelessness
(within 28 days) may not be homeless. The council, through investigation or by
enforcing tenancy rights for example, identified that approximately one quarter of all
applications were deemed to be ‘not homeless’.

The percentage of accepted cases has fallen from 57.2% in 2004/05 to 41% in
2007/08 (up to December 2007).

Over the period investigated, an average of 6.6 households were deemed to be
intentionally homeless each quarter. These applicants would have been assessed
as losing their accommodation either through a deliberate act or omission. In these
cases the council may be required to provide temporary accommodation but has no
long-term duty to house an intentionally homeless household. It is noted that in the
current year 2007/08 (till December 2007) intentionally homeless households, as a
percentage of the total number of decisions made, had more than doubled
compared with the previous period.

Homeless decisions

Eligible Eligible, Eligible,
_EllgIbIe, homeless and homeless Eligible, .
unintentionally | . L . Ineligible
! in priority need but not in but not
homeless and in b o h I households
riority need _ but priority omeless
P intentionally so need
No % No % No % No % No %
2004/05 279 57.2 27 5.5 60 12.3 | 119 | 24.4 3 0.6
2005/06 254 56.6 27 6.0 55 12.2 | 106 | 23.6 7 1.6
2006/07 152 45.4 21 6.3 44 13.1 | 110 | 32.8 8 2.4
2007/08* 77 41.0 25 13.3 20 10.6 | 64 | 34.0 2 1.1
Total 762 52.2 100 6.8 179 | 123 | 399 | 27.3 | 20 14

Source Ple returns * 3 quarters data till December 2007

Accepted homeless by priority need category

3.9 A wide range of households are accepted as homeless and as such any prevention
strategy needs to focus on at risk groups. These are considered in section 5. The
table below analyses the priority need category for accepted households over a
three-year period from 2004/05 to 2006/07. The table presents the actual numbers
6
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and percentages and records the primary category (it does not include the

secondary category).

Households in priority need Richmond upon Thames 2004/05 — 2006/07

2004/05 2005/06 2006/07 Total

No % No % No % No %
Applicant homeless in emergency 0 0 0 0 0 0 0 0
Households with one child 80 | 28.7| 78 | 30.7 | 40 | 26.3 | 202 | 28.6
Households with two children 28 10 27 (106 ]| 16 [ 105 ]| 71 10
Households with three or more children 21 | 75 9 3.5 9 59 | 40 | 5.7
Total with children 129 | 46.2 | 114 | 449 | 65 | 42.8 | 313 | 44.3
Households pregnant no dependent children | 35 | 125 | 34 | 134 | 17 | 11.2 | 89 | 12.6
Aged 16/17 years 40 | 143 | 44 | 173 | 27 | 17.8 | 119 | 16.8
In care and aged 18 to 20 4 1.4 1 0.4 3 2 8 1.1
Old age 11 | 39 | 14 | 55 7 46 | 32 | 45
Physical disability 13 | 47 | 16 | 6.3 7 46 | 38 | 5.4
Mental illness or handicap 32 | 115 | 25 9.8 | 16 | 105 | 76 | 10.7
Drug dependency 0 0 2 0.8 2 1.3 4 0.6
Alcohol dependency 2 0.7 0 0 2 1.3 5 0.7
Former asylum-seeker 0 0 1 0.4 0 0 1 0.1
Other 7 2.5 2 0.8 2 1.3 | 11 | 1.6
Been in care 1 0.4 1 0.4 3 2 5 0.7
Served in HM forces 0 0 0 0 0 0 0 0
Been in custody/on remand 1 0.4 1 0.4 3 2 5 0.7
Violence/threat of violence 2 0.7 0 0 0 0 2 0.3
Domestic violence 2 0.7 0 0 0 0 2 0.3

Source Ple returns

3.10

3.11

3.12

Throughout the period the overall numbers of accepted households has fallen and
the proportion of individual priority need groups has been broadly consistent. The
largest group was households with dependent children comprising 44% of accepted
cases although the proportion fell from 46.2% in 2004/05 to 42.8% in 2006/07.
Whilst the overall reduction in homelessness over the three years was 54%, the
reduction in the numbers of accepted households with children was slightly lower at
nearly 50%.

Households with only one child comprised nearly two-thirds of the total number of
accepted households with children. Information such as this is helpful in predicting
accommodation needs.

Thirteen per cent of the total number of acceptances were households containing a
pregnant woman with no dependent children. This has shown little variation over
the three years. For 16/17-year-olds the proportion has increased slightly from
14.3% to 17.8%. Thereafter people with mental heath problems comprised the next
most numerous category (10.7%). People with a disability made up 5.4% of
acceptances.
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Accepted homeless households with children and pregnant households

Households with children
1 2 3or Total Households where a
child | children more with member is pregnhant and
2004/05 No 80 28 21 129 35
% 28.7 10.0 7.5 46.2 12.5
2005/06 No 78 27 9 114 34
% 30.7 10.6 3.5 449 13.4
No 40 16 9 65 17
AU % 26.3 10.5 5.9 42.8 11.2
Total No 202 71 40 313 89
% 28.6 10.0 5.7 44.3 12.6

Source Ple returns

3.13 The table below compares Richmond upon Thames with the sub-region and
London for the year 2006/07. It shows that for Richmond upon Thames the

proportion of:

¢ Households with dependent children is lower
¢ Households with a pregnant woman and no other dependent children is similar
e Young people is higher.

Households in priority need Richmond upon Thames, sub-region and London 2006/07

(percentages)
2006/07 Richmond | Sub Region London

Applicant homeless in emergency 0 0.2 0.3
Households with one child 26.3 31.6 30.6
Households with two children 10.5 12.8 13.5
Households with three or more children 5.9 8.5 9.3
Total with children 42.8 52.9 53.3
Households pregnant and no other dependent children 11.2 14.7 13.2
Aged 16/17 years 17.8 12.6 9.8
In care and aged 18 to 20 2.0 0.6 0.9
Old age 4.6 2.2 2.7
Physical disability 4.6 5.5 6.1
Mental iliness or handicap 10.5 6.9 8.5
Drug dependency 1.3 0.1 0.3
Alcohol dependency 1.3 0.1 0.2
Former asylum-seeker 0 0.1 0.1
Other 1.3 2.7 2.4
Been in care 2.0 0.4 0.3
Served in HM forces 0 0 0

Been in custody/on remand 2.0 0.5 0.7
Violence/threat of violence 0 0.6 1.1
Domestic violence 0 0.3 0.7

Source Ple returns
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Reasons for homelessness

3.14 Examination of the council’s homelessness returns over the three-year period April
2004 to March 2007 reveals the most common reasons for homelessness were:

Parents no longer willing or able to accommodate

Violent breakdown in a relationship with a partner

Termination of an assured shorthold tenancy

Other relatives or friends no longer willing or able to accommodate.

3.15 Nearly 40% of all accepted homeless households lost their accommodation from
both friends and from family who were unable or unwilling to accommodate them.
Homelessness relating to all forms of violence comprised 17.3% of all
homelessness acceptances with violent relationship breakdown being the most
numerous. Loss of privately rented accommodation amounted to 17.1% of the total.
In 2004/05 homelessness due to leaving an institution or care was the third most
common reason and over the three years was in fifth place. The table below
illustrates the main reason for homelessness in actual numbers and percentages
over the three-year period. The top four in each year are highlighted.

Reasons for homelessness 2004/05 — 2006/07

2004/05 | 2005/06 | 2006/07 | Total | %

Parents no longer willing or able to accommodate 72 | 25.8 (87| 34.3 [39|25.7| 198 | 28.9

Other relatives or friends no longer willing or able
to accommodate 25190 (30118 |15| 9.9 70 |10.2

Non-violent breakdown of relationship with partner 9 32 |11 43 | 4 | 26 24 3.5

Violent breakdown of relationship, involving partner | 37 | 13.3 (46| 18.1 [ 16 | 10.5| 99 | 145
Violent breakdown of relationship involving

associated persons 2 074 )16 | 5] 33 11 1.6
Racially-motivated violence 2 07 (0 0 0 0 2 0.3
Other forms of violence 3 1111104 (2] 13 6 0.9
Racially-motivated harassment 1 0411|104 |0 0 2 0.3
Other forms of harassment 2 071104 | 2|13 5 0.7
Mortgage arrears 1 04 | 2| 08 1] 0.7 4 0.6
Rent arrears on:

Local authority or other public sector dwellings 1 04 | 0 0 0 0 1 0.1
ssesgc;iﬁggorll sac\)lsleellllirllzr;dlord or other housing ) 07 | o 0 3| 20 5 0.7
Private sector dwellings 5 1810 0 1| 0.7 6 0.9
Loss of rented or tied accommodation due to:

Termination of assured shorthold tenancy 26 | 93 (31| 122 (27 |17.8| 84 |12.3

Reasons other than termination of assured
shorthold tenancy
Required to leave national asylum support service

10 | 36 |17| 6.7 | 6 | 3.9 33 4.8

28| 10 (11| 43 | 8 | 5.3 47 6.9

accommodation
In institution or care 29 (104 |10 39 |11 7.2 50 7.3
Other 24 | 8.6 2 08 |12 7.9 38 55

Source Ple returns
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3.16 Differences can be seen when comparing Richmond upon Thames’s experience
with the sub-region, London and England in 2006/07. Whilst the most common
reason for homeless in all areas was due to parental eviction, the sub-region,
London and England had eviction from other relatives and friends in second place
(Richmond was fourth). In percentage terms, in the sub-region and London, this
was more than twice the level experienced by Richmond upon Thames. This may
be due to Richmond on Thames visiting all such evictions and having available

its advice and

opportunities to secure private
assessment team.

rented accommodation via

Main reason for loss of last settled home for households found to be eligible,
unintentionally homeless and in priority need during 2006/07

Richmond Sub-
2006/07 upon : London | England
Thames region
Parents no longer willing or able to accommodate 25.7 28.8 26.6 23.2
her relativ r friends no longer willing or abl
gtaﬁcorenf‘ntogzt; ends no longe g or able 9.9 213 | 228 13.9
Non-violent breakdown of relationship with partner 2.6 1.9 2.5 6.6
Violence:
Violent breakdown of relationship, involving partner 10.5 6.5 7.2 13.3
V|oIen_t breakdown of relationship involving 33 30 18 25
associated persons
Racially-motivated violence 0.0 0.0 0.0 0.1
Other forms of violence 1.3 1.1 1.2 1.9
Harassment, threats or intimidation:
Racially-motivated harassment 0.0 0.2 0.1 0.2
Other forms of harassment 1.3 1.4 0.9 1.9
Mortgage arrears 0.7 34 1.8 3.6
Rent arrears on:
Local authority or other public sector dwellings 0.0 0.3 0.7 0.5
Registered social landlord or other housin
ass?ociation dwellings ) 2.0 04 0.6 04
Private sector dwellings 0.7 1.1 2.0 15
Loss of rented or tied accommodation due to:
Termination of assured shorthold tenancy 17.8 10.3 11.7 14.0
Reasons other than termination of assured
shorthold tenancy 3.9 4.9 5.8 4.9
Required to leave national asylum support service
accqommodation g > 53 1.6 11 1.3
Left an institution or LA care
Left prison/on remand 2.6 1.2 1.0 1.0
Left hospital 2.0 2.1 15 1.0
Left other institution or LA care 2.6 15 1.9 1.3
Other reason for loss of last settled home
Left HM forces 0.0 0.3 0.3 0.3
Other reason 7.9 8.7 8.5 6.8
Source Ple returns
10

HQON Limited
Rockingham House, St Maurice’s Road, York, YO31 7JA

Tel: 0845 4747 004
Fax: 0845 4747 006

Email: hgn@hgnetwork.co.uk
Internet: www.hgnetwork.co.uk




3.17

The loss of an assured shorthold tenancy in the Borough in 2006/07 was the
second most common reason for homelessness, as it was in England (17.8% and
14% respectively). In the sub-region and London loss of an assured shorthold
tenancy was the third most common reason with 10.3% and 11.7% respectively.

Repeat homelessness

3.18

Councils have been required to monitor and seek to reduce repeat homelessness
as measured by homeless households who were accepted as statutorily homeless
by the same authority within the last two years. This is monitored regularly by the
council as part of the performance management framework®. By focusing upon the
causes of homelessness, making available appropriate support and housing, much
can be done to prevent the household from experiencing homelessness again. In all
the quarters analysed from April 2004 a maximum of four households were
recorded on four occasions. However, in the last five quarters from April 2006 no
repeat homelessness was recorded, which suggests that the council and partner
organisations are performing well in resetting and supporting people into
accommodation.

Age of accepted households

3.19

In comparing the age of accepted households over the past two years, the
proportion of 16-24-year-olds has been higher than for London and England and for
the age group 25-44 has been correspondingly lower. Accepted households of 65
and over in Richmond is consistently higher than that experienced in both London
and England.

Age of households who were deemed to be eligible, unintentionally homeless and in
priority need

2005/06 2006/07
Richmond Richmond
upon London | England upon London | England
Thames Thames
16-24 39.4 35.6 39.1 44.1 38.8 40.7
25-44 43.7 49.8 47.3 42.1 48.2 47.4
45-59 10.2 9.4 9.3 9.2 8.8 8.7
60-64 2.4 1.8 1.5 0.0 1.5 1.2
65-74 3.9 2.4 1.8 3.9 2.2 1.4
75 & over 0.4 0.9 1.0 0.7 0.5 0.6
Source Ple

Stakeholder views

3.20 Stakeholders considered that the following factors could adversely impact future

homelessness levels. Their views are reported in italics. The comments provided
seek to place these views in context, some of which the homelessness strategy will
need to take account.

®BvV214

HQON Limited
Rockingham House, St Maurice’s Road, York, YO31 7JA

11
Tel: 0845 4747 004
Fax: 0845 4747 006

Email: hgn@hgnetwork.co.uk
Internet: www.hgnetwork.co.uk



e “Further Right to Buy and continuing reduced voids levels will have a further impact
on numbers on the housing register who are not being rehoused, which could impact
on homeless levels, particularly parental evictions.” Chapter 8 deals with access to
permanent homes and notes the continued high demand for housing as expressed
by the numbers on the housing register. It is likely that with a long wait to be offered
a home through the register, households may be unable or unwilling to keep
members of their family (or friends) in their home and evict them. The council has a
programme to develop new affordable housing, which depending on RTB levels, may
or may not ‘replace’ the rented homes sold

e “Possible increases in numbers of refugees/migrant workers.” If there were to be an
increase in numbers from such groups seeking accommodation in the Borough, it is
thought that they may compete with indigenous households, who, if unable to secure
rented accommodation, may become homeless. The council will need to continue to
monitor such changes

e “Possibility of a recession in the housing market may increase mortgage
repossessions.” As a result of the ‘credit crunch’ there have been reported falls in
house prices and restrictions on the availability mortgage nationally, which if
continued, may impact upon homelessness. Any local effects will need to be
monitored by the council and its partners

e “Potential increase in housing association evictions due to government’s Respect
agenda and clamping down on anti-social behaviour.” Housing associations have
been charged by the Housing Corporation to ensure that they minimise
homelessness through their activities. Joint working between housing associations,
the council and other partners is needed to ensure homelessness is prevented where
possible

e “An over-reliance on the private sector to meet housing needs which offers non-
secure tenancies and a potential increase in the loss of private sector tenancies.”
The private rented sector is essential in providing accommodation for people in
housing need. The council’'s housing options service has successfully enabled
people to secure such accommodation and prevent homelessness. The council has
been able to negotiate with landlords to increase the term of assured shorthold
tenancies

e “A risk that the introduction of Local Housing Allowances could lead to a rise in
homelessness. Recipients will be paid directly rather than the landlord, with the
attendant risk that some individuals may spend this money on things other than rent
and result in an increase in evictions in the private rented sector due to rent arrears.”
The introduction of Local Housing Allowances will need to be carefully monitored by
the council, and close working with landlords, especially through the Private
Landlords’ Forum, will be needed to assess its impact

e “Housing Benefit claims were not being processed efficiently, therefore leading to
rent arrears and potentially eviction and lack of trust among private sector landlords.”
The council’'s Housing Benefit performance is in fact in the top quartile of all councils.
Close working with landlords has priority for the council with the setting up of a
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Landlords’ Forum. Continued communication and addressing landlords concerns is
essential in establishing mutual trust

“It is likely that there may be an increase in homelessness as a result of domestic
violence due to an increased awareness of options.” There is evidence that the
council has worked with others to publicise services to those suffering domestic
violence. There is a basic need to continue to do so and if this increases the use of
homeless services then this would be an acceptable consequence.

Sub-region — housing authorities

3.21

3.22

3.23

Other homelessness officers in the region were contacted to establish whether
there were any regional homelessness trends and how homelessness across
boundaries impacts upon services. There were four responses (from six).

A summary of issues suggests:

e A general reduction in the number of presentations with varied outturns in
number of acceptances.

e There is nothing to suggest that services available in Richmond are attracting
service users from other authority areas or that services in other areas attract
service users outside of Richmond

e Some services record how many users access services across boundaries but
not across the sub-region

e Increases in homeless due to a loss of private sector tenancies

e Increase in number of family breakdown cases.

It is noted that the council convenes a sub-regional homelessness group. There is a
basic need to maintain a monitoring overview. There are opportunities to promote
best practice and develop services where a sub-regional response is needed.

Strategy action points

Maintain ongoing monitoring and analysis of homelessness

Monitor the effects of changes in the local housing market and introduction of the
Local Housing Allowance

In the Borough the proportion of households losing private rented accommodation is
greater than in both the sub-region and London, which suggests a need for targeted
housing advice and other homeless prevention measures

Over a three-year period the council has been successful in reducing homelessness
at a rate greater than for London and England as a whole. There is a continued need
to maintain homeless prevention initiatives and manage these to respond to any
changes in the local housing market

Extend sub-regional working on homelessness to promote best practice and develop

services where a sub-regional response is needed
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4

Homelessness prevention and access to housing

Key findings

The council’s advice and assessment team and other agencies provide valuable
sources of housing advice

There is a continuous need for information about services to be updated and
publicised

The council and SPEAR have been successful in enabling people in housing need to
access the private rented sector. In 2006/07, 111 households took up private rented
sector tenancies and in the first six months of 2007/08, 94 more were assisted

The average cost of assisting households through the council’s rent deposit guarantee
scheme increased from just over £1,000 in 2006/07 to nearly £2,500 in 2007/08
Housing Benefit thresholds are below market rents in some parts of the Borough which
limits the opportunities to secure private rented accommodation

The council, along with housing associations and the voluntary sector, through a
conference in November 2007, have identified steps to address financial exclusion
within the Borough

Housing advice and information/accessibility

4.1

4.2

4.3

Housing advice and information is provided by the advice and assessment team
based at the civic centre. In addition there are other organisations external to the
council that provide a range of advice services. The Citizens Advice Bureau is a key
provider with offices in Richmond, Twickenham, Sheen and through its outreach
services. SPEAR, a voluntary organisation, provides a wide range of services to
single people including rough sleepers. There are other voluntary or community
organisations that provide advice and support for the particular communities they
serve.

Such agencies are detailed in the Directory of Homelessness Services, a substantial
piece of work that was produced originally by the Homelessness Forum. In 2004 it
was updated and enlarged. The value of this work was recognised by a wide range of
bodies that agreed to provide funding to enable it to happen. A version of this
directory is available on the council's website. There is a basic need for the
information to be updated on a continual basis.

The provision of good quality advice and assistance is key to preventing
homelessness. The Greater London Assembly’s Housing advice strategy: a
partnership approach to preventing homelessness through the provision of housing
advice, was published in December 2004 along with its implementation plan in May
2005. That housing advice strategy promotes a partnership approach to bring
together advice and support to prevent homelessness. The aims of the strategy are:

To provide value for money for housing advice

To ensure equality and outcome for all

To prevent homelessness and repeat homelessness
To protect tenants’/residents’ rights

To promote housing options.
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4.4

4.5

4.6

With regard to homelessness prevention its key objectives are:
e To clarify the role of housing advice in preventing homelessness
e To work with other housing stakeholders to tackle issues that cause
homelessness
e To improve liaison between related fields of advice and support services
e To have better links, networks and referral routes with services for those
experiencing relationship breakdown.

The housing advice strategy recommends that housing advice should be a clear
feature of local authority homelessness strategies and action plans. They should
also reflect the importance of the provision of advice to owner-occupiers and long
leaseholders, and the availability of independent advocacy. It is apparent that
housing advice and homelessness prevention are key parts of the council’s
approach. The service provides advice to residents of the Borough who have a wide
range of housing problems such as difficulties paying rent or mortgage, problems
with a landlord or a member of their household. The service is also available to
landlords. Confidential advice is given and where there is disagreement between
parties they can seek to resolve them or gain access to specialist mediation
services.

The table below shows that over a 14-month period the service dealt with nearly
1,000 service users. In over 100 cases homeless was prevented. Thirty per cent of
enquires resulted in a homelessness application being taken.

Period 1 January 2007 to 27 February 2008

Advice Prevent homelessness Total
No Yes
Number of cases 579 299 118 996
% 58.13 30.02 11.85 100.00

Source Richmond Borough Council

Richmond CAB

4.7

4.8

The Citizens Advice Bureau in Richmond provides a valuable source of housing
advice. During the period from 1 April 2007 to 8 February 2008, Richmond CAB
dealt with 2,344 new and separate housing issues, which amounts to 12.1% of their
overall workload. In annual terms this would be projected to 2,732 housing issues.
Due to case recording, they are unable to specify the number of clients who had
housing issues. In this period they saw 5,814 clients (approximately 6,700 clients in
the full year). It is estimated that as 12.1% of clients have housing issues the
annual total would be in the order of 800.

The table below shows the breakdown of housing enquiries between 1 April 2007
and 8 February 2008. The largest sub-category of housing enquiries (28.1%) deals
with problems clients have in the private sector rented property (eg, deposit,
disrepair, etc). Sixteen per cent of housing issues are about either actual or
threatened homelessness. 15.8% of issues relate to homelessness services and
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access and provision of accommodation. In total, 31.8% of the CAB’s housing
enquiries are homelessness-related. This reflects 3.8% of the agency’s overall
workload.

CAB Richmond housing cases April 2007 to 8 February 2008

Total new
Category Q1 Q2 Q3 Q4 TR %
Discrimination 1 2 0 1 4 0.2
Actual homelessness 39 34 22 8 103 4.4
Threatened homelessness 94 95 56 27 272 11.6
Local authority homelessness service 44 59 28 11 142 6.1
Access to and provision of accommodation | 62 65 68 33 228 9.7
Local authority housing 38 41 31 11 121 5.2
Housing association property 85 86 88 31 290 12.4
Private sector rented property 168 184 206 101 659 28.1
Owner-occupier property 67 55 47 31 200 8.5
Environmental and neighbour issues 46 77 48 30 201 8.6
Other housing issues 31 46 36 11 124 5.3

Source Richmond CAB

Agency consultation

4.9

4.10

411

Consultation with stakeholders identified concerns over the possibility of a
recession in the housing market. Thus the promotion of advice to the owner -
occupied sector could of advantage to those who may find themselves in difficulties.
Debt and financial advice services could be required. As part of the housing
strategy changes in the housing market and its impact on homelessness needs to
be monitored.

The Homelessness Forum at its meeting in December 2007 confirmed that the
ethos of homelessness prevention should be a focus of the future strategy and that
they believed that prevention is embedded in their services. As such partners
recognised the importance of:

e Providing clear and precise information, including advice and signposting

e Providing suitable, safe and settled accommodation

e Being actively involved in the maintenance of tenancies

e Early intervention in minor tenancy issues to prevent them becoming more

serious.

An important role of external agencies is to advocate on behalf of clients and to
assist them to seek a review of a homeless decision. It is important that concerns
over individual cases do not impinge upon wider working relationships. Good liaison
with external agencies needs to be in place, with effective channels of
communication to enable views to be freely expressed. It is suggested that
protocols between the council and advice agencies, and underpinned with service
agreements where grant aid is given, are essential to ensure coordinated working,
identifying unmet needs and promoting homelessness prevention.
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Service user consultation

4.12

4.13

In a survey of its service users in 2007 the council identified that the most common
method of finding out about the homelessness service was through friends and
family with agencies (such as the CAB) second.

As part of this review, three focus groups were held with service users. A cross
section of service users was sought. It included single homeless who had stayed or
were staying in a SPEAR hostel, residents in the council’s hostels and residents in
other temporary accommodation. Their views were sought on the availability of
advice, their experience of the assessment process and communication with staff.
The groups were small in number (ten in total attended), but because they were
small, more detailed discussion and good insight was obtained. In practice a wide
range of views were elicited, some very complimentary but others quite negative.
As a consequence people had quite different and hence contradictory views and
experiences. It is recognised that this is a small sample and people have responded
based upon their individual experiences and may or may not be representative of all
service users. However, it provides a useful perspective on the service and
underlines the value of regular service user consultation.

4.14 Strengths:

e People knew where to go for advice and thought it was easy to get advice in
Richmond, although one person thought advice services could be advertised
more widely

e No-one had any complaints about the quality of advice

e The large numbers of people they help. “It was a positive feature that they

have a homeless person unit (hostel) even though they don’t have enough

properties”

“They keep you up to date with things”

“Helpful staff” — indicated by three people

“A lot of information and the service is excellent, first class, couldn’t be better”

Those who were given leaflets said they were “good, clear and easy to

understand”

“People in reception are wonderful and calm you down”

e Treated well and kept informed

However, not everyone could identify strengths.

4.15 Weaknesses:

e Some stated that they had not been given any leaflets or letters

e Discussions were verbal only and not confirmed in writing

e Not seeing the same person: “the file isn't kept up to date”; said that they were
forced to explain their circumstances each time, which was often a painful
experience

e One person said process was not properly explained but received a decision
quickly but then had to appeal

e “Would not talk to Housing Benefit, who were holding some of the papers”;
was required to prove their situation — protection of information legislation was
cited
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4.16

4.17

4.18

o Staff were unprofessional — one felt he was prejudged, another had been
accused of being untruthful, when the member of staff had been given wrong
information. “Staff should understand that everyone coming there needs help
and should not jump to conclusions about who they were dealing with”

e An 18-year-old felt he was not treated with respect because he was a young
person

¢ Not offering an interpreter when someone was struggling with English

e Lack of interest in the homeless person and not realising the effect delays and
a lack of contact was having on someone’s life

¢ Did not receive regular contact which would have improved their experience

e Four people could not identify any weaknesses.

The government has urged councils to improve the access to service and the
information they make available to service users.” The council has achieved
Charter Mark status, an external recognition of a positive customer service
approach. The council does carry out ongoing customer satisfaction surveys and
these are reported upon in the council’s performance management framework. It
also has been used to assess the impact on BME and other disadvantaged groups.

One of the key tasks set by the previous homelessness strategy was to seek to
reduce homelessness against the main causes of homelessness. The analysis of
homelessness trends confirms that this has occurred.

A range of homelessness prevention initiatives are undertaken that include home
visits in cases involving eviction from families and friends, the availability of
specialist mediation services and proactive housing options service.

Mediation

4.19

4.20

Mediation was seen to be a key element in the government's survey of local
authority homelessness prevention measures.® Since 2002 the council has had a
contract with Mediation in Divorce to provide mediation. Procedures have been
established both in terms of referrals, feedback and outcomes. The service dealt
with the following:

e 2005 - 67 referrals were made — of which ten were young people — six of them
received a mediation service and two remained at home

e 2006 — 27 referrals — of which two young people — one mediated further —
three remained at home

e 2007 — nine referrals — two young people — one remaining at home while
mediation ongoing.

The limited success in enabling people to remain in the home is a concern. Staff
within the advice and assessment team felt the positive outcomes of the service
were low and could be explained in part because there can be no compulsion on

” Audit Commission Housing Key Lines of Enquiry
8 Homeless Statistics June 2007 and Local Authority Survey of Homeless Prevention, Policy Briefing 19
June CLG 2007
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the parties to enter into mediation. As part of the government’s drive to reduce
homelessness amongst young people, it is anticipated that there may be a greater
investment in mediation services. The council, with Mediation in Divorce, should
examine the service to ensure effective service delivery and to maximise outcomes.

Financial inclusion

4.21 Homelessness compounds the social exclusion of families and individuals who
often find it difficult to access education and training and can be disadvantaged in
the labour market. The report by Professor John Hills, Ends and means: the future
role of social housing in England (2007), drew attention to the fact that social
housing appears to encourage continuing high levels of worklessness.

4.22 There has been recent local action in the Borough. A housing conference called
Improving Financial Opportunities was held on 27 November 2007. It was jointly
organised by the council, Richmond Housing Partnership and Richmond upon
Thames Churches Housing Trust. Some 60 delegates, representing the local
authority, housing associations and voluntary organisations attended and discussed
practical ways in which financial deprivation might be better addressed. An initial
action plan has been developed that focussed around three key areas which are
identified below.

Improving the Housing Benefit service in Richmond

It was recognised that the service performs well but aspects such as job training/
shadowing between the HB service and housing associations could improve joint working.
The potential to share in information about tenants was seen as a way making further
improvements.

Developing a local credit union was seen as a positive way in which people on benefits
and low incomes can save and obtain loans. A local steering group would be established.

Employment opportunities and volunteering — when developing their resident
employment strategies the housing associations were encouraged to work with Council for
Voluntary Service and the Jobcentre.

Housing options — accessing the private rented sector

4.23 Faced with housing problems it is important for service users to understand the
housing options available to them. This may include applying for accommodation
through the housing register, being aware of the timescales that might be involved
in securing a suitable property in their areas of choice, rights under the
homelessness legislation, opportunities to secure home ownership, etc. The
promotion of a housing options approach has been a strong element of advice from
the government in any homeless prevention work.®

°® Homelessness Prevention: A Guide to Good Practice 12 June 2006 DCLG
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4.24

4.25

4.26

4.27

Housing options promotion is also reflected in the Greater London Authority’s
housing advice strategy. The objectives being:
e To improve the availability of decent, affordable housing and hostel
accommodation
e To ensure on a London-wide basis that there is sufficient provision of
accommodation and support for people with support needs
e To ensure early intervention and good referral routes so people can access
the advice they need and to help maximise the options available to them
e To develop more initiatives such as rent deposit schemes which provide
practical solutions to issues such as accessing private rented accommodation.
The council has been successful in assisting people who are homeless or at risk of
becoming homeless to access the private rented sector people by providing
financial support and advice to secure a tenancy. Rather than waiting for an offer of
permanent housing with a wait of several years or to spend time in temporary
accommodation, the scheme can provide people with a home more quickly and in
areas where they may prefer to live. For convenience it is described as a rent
deposit scheme but it provides rent deposit guarantees (up to the equivalent of four
weeks’ rent), rent in advance and can make other payments so as to secure
accommodation.
In 2006/07, 78 households were assisted into the private rented sector tenancies
and two, which were already in accommodation, were given financial help to remain
in their home and thus prevent homelessness. The numbers assisted in moving into
new accommodation the first two quarters of the current year are broadly similar to
the numbers of the previous vyear, although those helped to remain in
accommodation has increased.
Rent deposit homelessness prevention (Council)
2 | o o —
0 ERE- 2 S z 8 T
S| 2| 5o o g 2" S o
sl el"| & 3 : 5 =
z | X < g »
2006/07 £ £ £ £ £
Apr to June 12 12 | 7,976.63 | 9,308.00 | 1,358.26 | 1,200.00 | 19,842.89
Jul to Sept 25 25 | 6,654.23 | 20,480.04 711.63 27,845.90
Oct to Dec 22 22 1,725 11,302.00 | 1,579.15 16,281.15
Jan to Mar 19 2 |21 0 17,290.86 | 1,753.26 19,044.12
Total 78 | 2 | 80 | 16,355.86 | 56,219.56 | 5,267.17 | 1,200.00 | 80,717.59
2007/08 %
Apr to June 12 | 5 | 17 | 10,316.97 | 8,153.00 722.89 0.00 19,192.86
Jul to Sept 22 | 4 | 26 | 22,295.00 | 12,012.88 | 2,165.59 280.00 36,753.47
OcttoDec™ |12 | 1 [ 13 | 16,355.86 | 58,380.90 | 5,402.30 | 1,200.00 | 83,014.06
Total 46 | 10 | 56 | 48,967.83 | 78,546.78 | 8,290.78 | 1,480.00 | 138,960.40

Source Richmond upon Thames Borough Council

The rent deposit guarantee scheme provides a number of benefits to the landlord:

19 As at 28 November 2007
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4.28

4.29

4.30

e A deposit guarantee to cover any reasonable dilapidations which may occur to
property as a result of non-malicious damage by tenants

e Access to a supply of tenants who have been assessed as homeless by the
council and qualify for Housing Benefit

e Avoidance of lettings agents' fees and worry about where the next tenant will
come from.

A similar scheme is operated by SPEAR. A grant has been made available to
SPEAR to fund the work of two FTE rent deposit scheme posts. It is a positive
aspect of partnership working that the staff work within the council’s advice and
assessment team. The scheme is designed for clients with low or no support needs
and provides a free and confidential landlord advice. Numbers assisted contribute
towards the local authority’s performance against Best Value Performance Indicator
(BVPI) 213. SPEAR achieved its target in 2006/07 to assist 42 households to
access private rented accommodation. The target requires at least 32 of these
households must be new to the scheme, ie, they are not cases where existing
clients renew their tenancies or relocate. In 2007/08 the target is to assist 70
households, who if assessed would have a priority need, plus 20 single homeless
cases who would not have a priority need.

SPEAR new tenancies created in the private rented sector

New tenancies created
2004-2005 38
2005-2006 36
2006-2007 43
2007-2008 (as at Nov 07) 48 (109 people)

Source: SPEAR

It is estimated that the private rented sector has 14,000 properties (approx 17%** of
the housing stock). Over recent years the private rented sector has experienced
considerable growth in available lettings with the market responding to the declining
affordability of home ownership and inadequate supply in the social sector. It is
understood that investors rather than primary occupiers now purchase two-thirds of
new homes in London™. However, nationally there are concerns over the stability of
the housing market with signs that house price increases have stalled or fallen.

The council reviewed over 540 adverts in local papers, estates agents, property
press, and a number of property and newspaper websites during one week of
October 2007. The following Borough-wide averages were identified. There are
considerable variations across the Borough. For a three-bedroom house in Kew the
average was £2,130 and £1,160 in Whitton. Housing Benefit thresholds vary on
location and range from £960 to over £1,600 for a three-bedroom property. For
people who are dependent on Housing Benefit there will be some areas where it
will be difficult to secure affordable accommodation.

1 Source: LB Richmond upon Thames Housing Strategy Statistical Appendix, 2005
12 Mayor of London Housing Strategy 2007
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