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PART I  
 

RECOMMENDATIONS 
 
Members are invited to: 

 Note the review of Albany House after its first year. 

 Endorse the model of temporary accommodation for future development.  
 
1.  PURPOSE 

The purpose of the report is to provide an overview of operations at Albany House 
since it opened in August 2015 and highlight the model as being successful for future 
development. 
 
2.  BACKGROUND 

2.1 Teignbridge Council has a statutory duty to provide emergency and temporary 

accommodation for homeless households in “priority need” with a local 

connection to Teignbridge under the Housing Act 1996. The level of demand for 

housing has remained consistently high and the ability to access suitable, 

affordable accommodation more difficult. Therefore the reliance upon temporary 

homes for homeless clients is increasing. 

 

2.2 Emergency accommodation has historically been provided in Bed and Breakfast 

(B&B) accommodation.  This type of accommodation has significant shortfalls: 

 

i. The cost of B&B accommodation has a significant financial burden on the 

authority with expenditure ranging from £158,757 to 258,614 in the last 4 

years. Whilst demand increased in 2013/14 due to the Dawlish Sea Wall 

incident demand has increased, as the 2015/16 figures is still high whilst 

Albany House was in operation for 6 months.  

2012/13  £158,757 

2013/14 £258,614 

2014/15 £180,575 

2015/16 £180,416 
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ii. Emergency placements in B&B are made into one room with limited 

facilities such as no cooking facilities, no access to laundry facilities and 

very limited space. 

 

iii. B&B accommodation is not suitable accommodation for families or young 

people. Statutory guidance outlines that no family should be placed in B&B 

unless an absolute emergency and when there is no alternative available. 

Even then it should be for no longer than 6 weeks.  

2.3 Alternative provision was sought to improve both the financial position and 

quality of service. This led to the purchase of the former Albany GP surgery 

and subsequent conversion into a 10 unit supported temporary 

accommodation project.  

 

2.4 Approval to purchase the property was received from Executive on the 12 

November 2013 with an agreed budget of £500,000 from Council resources 

from the affordable housing programme to deliver the project. Following 

further discussion with Business Leads in November 2013 this increased to 

£300k from the 13/14 budget and £330k from the 14/15 budget. 

 

3.  MAIN IMPLICATIONS 

 

Development  

 

3.1  The design of the property was developed through a working group which 

included the architects who originally designed the building, officers from the 

Housing Department and Property Department, project management 

consultants PH Warr and as an officer from Exeter City Council who was 

experienced in managing similar projects. 

 

3.2 The design process involved visits to local examples of shared 

accommodation projects to inform internal layout and future management 

arrangements.  

 
3.3 The total development cost of for the project was £662,580.92. Whilst this is 

£200,000 over the original budget we were successful in securing £200,000 
through a Homes and Communities Agency (HCA) grant meaning the project 
costs for Teignbridge remained very close to budget.  The cost breakdown is 
as follows: 

 

i. The purchase price was £300,000 
ii. Fees and charges £24,965 
iii. Furnishings and IT £12,112.31 
iv. Works and project management £314,069.67 
v. Solar panels £11,434 

3.4  The refurbishment took 7 months from starting on site to practical completion 
on the 31 March 2015. This enabled the specification of the design to be 
enhanced in a practical way such as the inclusion of new blinds instead of 



 

repurposed curtains, redecoration of rooms and replacement of fire doors. The 
works were accelerated as part of a grant requirement from the HCA to be 
complete by the close of their programme. This contributed to the increased 
spend from initial quotations however remained economically advantageous 
as it secured additional funding.  

 

3.5 Albany House opened to residents on the 6 August 2015. 

 

Finance 

 

3.6 One of the main drivers for the project was to improve the financial position in 

providing temporary accommodation. The cost of this Bed and Breakfast 

accommodation is high and varies between £180 and £750 per week 

dependent on the size and location of the room. Housing Benefit subsidy only 

pays for £97 per week per room, resulting in a net cost to the Council of 

between £83 and £653 per week per placement. Homeless applicants are 

asked to contribute towards any ineligible costs with charges set at levels to 

cover utility and breakfast costs. 

 

3.7 Hostel accommodation like Albany House attracts a different type of Housing 

Benefit subsidy which recovers the whole of the rent cost and service charges 

to cover management costs. This means in addition to the rental income for 

the authority most management costs are also covered.  

 

3.8 The cost of 10 placements in Bed and Breakfast accommodation for a year 

after benefit income is approximately £126,152, this is based on the 

accommodation sizes of Albany House. The same provision in Albany House 

enables a sum of approximately £75,058 to be used to subsidise wider 

temporary accommodation costs. Therefore Albany House provides a financial 

benefit to the Council of £201,210 which has helped to mitigate the increasing 

cost of placements in other types of temporary accommodation. The surplus of 

amount is actual to date and not a budgeted surplus for reallocation.  

 

3.9 Management costs for the first year were estimated using examples from 

other projects. Appendix A highlights the differences between the budget 

estimates and the costs in the first 12 months since opening. Due to the 

nature in how some costs are accrued there is likely to be some variation as 

the project develops on a year to year basis. The change in evaluation for 

Council Tax costs is an example of this with a 100% increase due to the 

reassessment of the project. The individual nature of the design has meant 

that some elements, such as this, were very difficult to predict. 

 

3.10 Repairs and replacement budgets have been set at anticipated spends for 

future years. As the project is new there is currently very little expenditure 

needed in terms of renewal. It is important that repair and renewal reserves 

are kept to cover the cost of larger items are part of a renewal programme with 

expectation of bathroom renewal of 5 years and kitchen after 10 years. 

 



 

Management 

 

3.11 A Temporary Accommodation Co-ordinator has been employed to specifically 

manage the Albany House and the wider use of emergency accommodation in 

the district. This post was specifically designed for the task and incorporated 

good practice from existing providers. The post holder has managed to set a 

good balance between support and enforcement. 

 

3.12 The office space in Albany House accommodates 2 support workers from 

Sanctuary Supported Living as well as private rented resettlement worker from 

PATH. The inclusion of these services is intended to ensure residents are 

focused on finding and moving onto a more permanent housing solution. 

 

3.13 Since the property opened there have been 62 placements made at the 

property. This highlights a reasonable turnover with a placement lasting for an 

average 2 months which is in keeping with the focus on temporary placements 

and resettlement.  

 
3.14 There have been no significant issues in relation to anti social behavior and 

feedback from residents and the police has been really positive. Inspector 
Adrian Woon has advised “Since the opening of Albany House we have had a 
very low number of incidents on the premises. Management has been 
effective and engaging with the Police and highly receptive to advice and 
partnership working.” This is testament to how well the project has been 
managed and the effective risk management the Housing Options Team have 
implemented in determining allocations and license management actions. 
There have been 3 evictions at Albany House since it has opened; 2 of these 
evictions were for breaches of rules in letting visitors into the property and the 
third for rent arrears. 

 
3.15 Arrears management and void management have been within target. The 

project has the added benefit of an officer on site who can quickly turn rooms 
around and remind residents of their payment requirements.  Whilst actual 
income received to date is lower than budgeted this is due to benefit payment 
being paid in arrears.  

 
3.16  Routine health and safety inspections are made in the property which include 

fire alarm testing and room checks. The project is monitored by cctv which can 
be accessed remotely to help support the Temporary Accommodation Co-
ordinator, facilitate lone worker monitoring and allow risk assessment for out of 
hours response. 

 

Lessons Learnt 

 

3.17 The development of the project required a large amount of manager time and 

input into technical elements without specialist knowledge. This was a steep 

learning curve and one where we were reliant upon external consultants who 

were project managing for us. Experience of this project has helped to better 

prepare staff for the process should a further project be brought forward.  



 

 

3.18 The layout of the property includes 2 adapted rooms. Unfortunately the design 

of the front doors has proven to be incompatible with wheel chair users. The 

access is still usable for residents when accompanied but not alone due to the 

weight of the doors. The entrance arrangements are being reviewed to 

consider wider options. 

 

3.19 The classification of the property is viewed differently by sections of 

legislation. For example in terms of Housing Benefit and Planning the service 

is viewed as communal due to the shared kitchen. This view is not shared by 

Council Tax which uses separate criteria. In order to provide clarity and 

protect the communal status for income purposes a barrister’s opinion was 

arranged. This has provided clarity for future ventures and discussions around 

income subsidy changes which are in the pipeline.   

 

3.20 Earlier engagement with asset management section of property to ensure 

routine maintenance contracts and design specifications could have been 

matched with current providers. 

 

3.21  The instillation of IT access in the building was more difficult than expected. 

This was primarily due to uncontrollable delays with BT. For future projects 

this work needs to be programmed in as early as possible. 

 

3.22 Prior interaction with the community has proven very useful for the smooth 

running of the project. An open day was held in the weeks leading up to the 

opening to allow residents and local businesses to see the project and meet 

key staff members. We believe this helped to give reassurance. The co-

ordinator maintains contact with some parties to ensure there are no concerns 

that are not evident within office hours. 

 

3.23 Member support has been very useful in the development and management of 

this project. It has attracted regional and national interest with a visits from 

Anne-Marie Morris MP and Marcus Jones MP, the Minister for Homelessness 

in 2015.  

 

4 Future Risks 

 
4.1 The income for temporary accommodation is dependent upon welfare benefits 

set through a Department for Work and Pensions subsidy system. The 
government has announced that they are looking to reform this system with 
the view to reduce the national housing benefit bill. To date the plans released 
do not impact the subsidy option that pays for Albany House as they are 
focused on self contained accommodation. The status of Albany House should 
make it exempt from the Benefit Cap and for clients in receipt of Universal 
Credits the payment of housing costs should remain with Housing Benefit. 
This is, however, untested and the team is working closely with local and 
national colleagues to provide clarity on the position.  

 



 

4.2 Currently provision for services to Albany House out of office hours is covered 
within the department and is not part of the corporate system. This raises 
concerns about ongoing viability are this is limited to 2 members of staff. 
Proposals for mitigating concerns within the corporate rota are in 
development. 

 
4.3 The management of Albany House is reliant upon a single officer with limited 

management cover. The department realise that this is a risk and is looking to 
restructure part of the service to improve capacity in the management of 
temporary accommodation.  

 
4.4 Due to the individual nature of the project the services at Albany House are 

currently being reviewed by the Audit team. The scope of this audit will include 
a review of health and safety arrangements, finances and management 
procedures. This audit is currently underway and will report to the Audit 
Scrutiny Committee in the Autumn. 

 
5  Groups Consulted 
 

5.1 The project has been put together with help from Legal Services, 
Finance, Revenues and Benefits, Economy and Assets, Planning, Department 
of Work and Pensions, Department for Communities and Local Government, 
and Exeter City Council. 

 
6. Conclusion 
 
6.1  Albany House is proving to be a very successful project in terms of its financial 

and social benefits. The financial revenue projections appear positive and 
have suppressed the requirement to increase the budget for traditional bed 
and breakfast accommodation. In addition there is positive feedback from 
stakeholders and low incidents of problems at the address which is testament 
to good management. 

 
6.2 Demand for homelessness services continues to rise with an average of 14 

placements a month still being made into unsuitable Bed and Breakfast due to 
lack of alternative provision. This places an increasing financial pressure on 
the service 

 
6.3 The Housing Team is currently pursuing additional site options in the 

Teignmouth or Dawlish area for another project to be set up using the same 
model.  

 

Amanda Pujol 
Business Manager (Housing & Health) 

Cllr Humphrey Clemens 
Portfolio Holder for Planning & Housing 

 
Wards affected All 

Contact for more information Amanda Pujol, amanda.pujol@teignbridge.gov.uk 

Background Papers (For Part I reports only) Yes – Budget review after 12 months. 

Key Decision N 

In Forward Plan N 

In O&S Work Programme N 

Appendices attached: N 
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