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- The NESC debate continues! You may remember that the issue
- 3\_ before last included a number of responses to NESC'’s

( : comprehensive report on housing. Reviews were, shall we say,

mixed, so NESC director Rory O'Donnell penned a lively reply

to his critics, and much to my delight (every editor loves a

controversy), Rory named names! One of the names in

question, Declan Redmond, was naturally affronted to be told

. =

(&

that he was ‘simply incorrect’ and entering into the spirit of this
ding-dong he has returned to the fray with a vigorous defence of his position.
CornerStone makes no apology for encouraging debate on this vital report,
particularly since debate elsewhere appears to be virtually non-existent.

Greatly to the relief of its author, the first ‘Diary from Down Under’ passed a
comprehensive socio-political evaluation by two Australians working at the
Homeless Agency with flying colours. So with renewed enthusiasm Christine
Dibelius has written a second diary, which among other things discusses the birth
of a housing association sector, (complete with regulation), and reveals the hottest
topic of conversation around the barbie.

The review of the homelessness strategy, commissioned by the Department of
the Environment Heritage and Local Government, has been carried out by
Fitzpatrick Associates, and was expected to be published during the summer.
However it is now expected to hit the streets ‘before the end of the year’, so we
hope to cover it in the next issue. Hints dropped at the Irish Council for Social
Housing's conference in Sligo suggest that there will be no great surprises in the
review with a likely emphasis on long term housing solutions; improved
co-ordination of non-housing services; better co-ordination of funding; and
improved data collection. Publication of the local authority assessment of housing
need, which of course includes the assessment of homelessness, has also been
delayed and it too will be covered in the January 2006 issue.

Eithne Fitzgerald's article on the disability strategy prompted us to look at ways
of making CornerStone accessible to people with visual impairments. We've done
some initial research, and the solution will probably involve putting CornerStone on
the internet in more than one format. We'll be examining this further.

When Kieran Stenson, who is interviewed in Portrait of a Project, started work
at Focus Point, in August 1988, it employed 15 staff, and ‘professional’ was a dirty
word; ‘tea and a chat’ being the preferred approach. Seventeen years later Focus
Ireland employs 350 staff, professionalism in all its forms is very high on the
agenda, and Kieran is still there. He talks openly and entertainingly about the coffee
shop, which despite its age remains innovative and practically unique in Ireland.
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Homeless Agency reports

e have been very busy at the agency; between late 2004 and early 2005 we commissioned a number of

research, evaluation and review pieces focusing on an array of homeless issues. Each report contains a

range of recommendations, which we plan to prioritise and incorporate into our action plan Making it Home.
On 25th October we will hold a joint board and consultative forum meeting to work through the action plan
progress report. Any refocusing required, arising from the recommendations at this mid-stage, will be flagged.
We are organising a two day launch of all the reports at the end of November 2005. As part of the launch we will
be hosting a series of workshops and seminars highlighting the key findings and recommendations in each report
and presenting how they will fit with ‘Making it Home'. To give you a flavour of some of what is to come, the
following is a short summary of the various reports.

The five year Comprehensive Strategy to
Prevent Homelessness in Dublin, was
carried out by Dr Jane Pillinger. It reviewed
the importance of identifying areas of
prevention to tackle homelessness.
Prevention is seen as encompassing three
stages: to prevent homelessness in the first
instance, to prevent prolonged experiences
of homelessness for those who currently
are within homeless services and to
prevent the cycle of homelessness for those
who have resettled. The prevention strategy
focuses on understanding the causes and
complexity of homelessness to develop
innovative approaches to handling
situations in order to limit the impact on a
person’s physical and mental health.

The key findings include the need to
reduce the number of households
becoming homeless, increasing housing
options for single homeless persons, and
to ensure each local area develop their
effective response to homelessness.

In Spring 2004, an initiative was
launched between the Homeless Agency
and four outreach teams to target nine of
the most challenging of rough sleepers in
Dublin using a care and case
management approach.

The pilot scheme was run for a period
of three months following a step-by-step
process involving set criteria for selection,
assessment, referral, acceptance and
refusals, key working, case management
and case review. The selection represented
a cross section of the homeless population
between the ages of 26-49 years old;
histories included that of alcohol and drug
misuse, aggressive behaviour, mental
health illness and/or had been in prison.

The report indicated that the accommo-
dation situation for all rough sleepers who

engaged with the pilot improved. Towards
the end of the pilot there was increased
interaction and communication between
the accommodation providers and the
outreach teams leading to higher
permanent accommodation being obtained.

The benefits of adopting a team based,
multi-disciplinary and multi-agency
approach to supporting the needs of
individuals with chaotic lifestyles is
presented by Anne Eustace and Ann Clarke
to Dublin’s homeless sector in Care and
Case Management: Review of the
Homeless Agency’s Model.

The report analyses the international
best practice model of care and case
management system and the ways to
apply it in the Dublin context. By
exercising new ways of working, it has
been shown internationally to improve
service delivery and achieve more positive
outcomes for the client.

Elements of good practice are already in
place with Dublin’s service providers, and
the report highlights the need to build on
these and develop common understanding
and standardised processes to capitalise on
the current good work being done.

The report Planning for Children arose from
concerns expressed by the sector regarding
the welfare of children living in private
emergency accommodation. Experience had
shown that although this type of accommo-
dation was for emergency and short-term
purposes, families with children remain in
B&B accommodation for much longer
periods. It has been documented that stays
in this type of accommodation damages the
child’s right to:

= experience wellbeing

= achieve the highest standard of health
= a standard of living adequate for the
child’'s physical, mental, spiritual, moral
and social development

= education

This research was carried out by
Liz Chaloner and Joan O'Flynn, who
conducted over 40 structured consultations
with key stakeholders dealing with families
experiencing homelessness, along with a
number of information gathering sessions.
Five key recommendations emerged
from the report: the need for the
establishment of a high-level joint
management structure, recognising the
welfare and individual rights of children,
clearer and seamless transfer of child
protection cases, addressing the service
needs, and targeting the length of stay in
B&B accommodation.

In its Communications Strategy, the
Homeless Agency took a different angle
and commissioned a study on the level
of media, public and community
awareness about the Homeless Agency
itself and government’s strategies in
handling homelessness.

Gibney Communications Ltd reviewed
the agency’s existing communication
strategy recommending ways to improve
and raise the agency’s profile. Aspects of
the new Communication Strategy include
building relationships with media contacts
to give a balanced view on homelessness
in Dublin, and to increase public
confidence in the measures in place to
address the needs of people experiencing
homelessness. The report identifies areas
in need of strengthening, by way of
holding a public information week and an
annual national conference.
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The Review of Temporary Accommodation
by Courtney Consulting covers emergency
and transitional accommodation. The
report assesses the range and type of
existing accommodation, current use of
accommodation against stated target
groups of providers, examines blockages
and barriers in system, and the suitability
of buildings for current use.

In the last ten years, the quality and
quantity of temporary accommodation has
improved significantly, and with more
effective co-ordination by the local
authorities in contracting quality temporary
accommodation, this can be continued
successfully towards 2010. The report
makes over fifty recommendations covering
areas of information management, care
support, assessments, permanent housing,
eviction/barring policies, and specialist
accommodation to name but a few.

The main recommendations suggest local
homelessness fora take a lead as the
effective and influential co-ordination body
to ensure suitable support and
arrangements are in place for people out of
home in their areas. Information
management is also highlighted as a key
area for improvement with full partici-
pation of all temporary accommodation
providers to use the LINK system, thus
capturing the true picture of outcomes for
people are using the services.

‘You need never go hungry in Dublin
unless you are out of your head or just
don’t know where to look. Not like London.
| would never go over there unless | had a
few bob in my pocket or for a holiday. You
get the best of food here, from breakfast
to dinner and the soup run at night if you
want it’. (Homeless man, mid 30s)

Each week, approximately 13,000
meals are served through nineteen food
centres in Dublin to homeless people and
others who are housed but experiencing
difficult times. Over half of the food
centres provide food daily meeting basic
nutritional needs and giving opportunity for
sociability. In his report John Weafer
concludes that we should not seek to fix

THE BIG LAUNCH!
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what is not broken, however improvement
could be made through the expansion or
development of existing services into
centres of excellence.

As part of the vision ‘meeting the needs of
homeless people by developing a quality
workforce’, the Homeless Agency
commissioned Adare Human Resource
Management to develop a competency
framework available for use by all
organisations delivering homeless services.
The competency framework is now nearing
phase 2, following the successful
presentation of its initial design to the
Competency Framework Steering Group
and to the Homeless Agency Consultative
Forum. A cross-section of managers,
project leaders and project workers from
voluntary and statutory homeless services
were invited to attend several workshops
to identify and map the key competencies
most pertinent to the sector. Phase 2 will
define the uses and applications of the
framework in the selection, support and
performance management processes.

The Homeless Agency will also be
launching its inaugural Annual Report for
2004. The agency was launched in

May 2001, and has seen continuing
improvements in the co-ordination and
delivery in services to the homeless in
Dublin. The Annual Report highlights the
key achievements from 2004.

In his review of the participation
structures within the Homeless Agency,
Roger Courtney highlights the how the
existing structures operate in comparison
with other best practice models of
partnership and participation. The role of
the voluntary sector on the board of the
agency was seen as a key strength that
not all other models shared. The
recommendations from this review are
concerned with reviewing the
membership, the roles of representatives
and terms of reference of the board,

consultative forum and networks.
The need for an increased localisation of
structures is also highlighted.

The Review of Funding Arrangements
was undertaken by Aspect One and its
primary purpose was to assess the
effectiveness of the process to distribute
state funds fairly and responsibly to
enable the effective delivery of services
to people who are homeless.

The review identified a number of
issues that needed attention in the process
and in total, there are 34 recommendations
made for changes or adaptations to the
current process. They cross a number of
areas including, the need to differentiate
between new and roll-over applications for
funding, timelines, communication,
documentation, criteria for assessing
applications, decision-making, appeals,
payment, performance measurement and
monitoring, emerging needs and resourcing
of the Homeless Agency.

The Homeless Agency decided to
commence an exercise that will ultimately
lead to the determination of unit costs for
the provision of services to people who are
homeless. The project undertaken by
Aspect One is still at an interim stage.

It will provide an agreed set of service
units and determine the average cost per
service unit being provided currently.

TSA Consultancy were awarded the
contract to undertake an examination of
impact of the habitual residency condition
on homeless service providers. This
research is currently underway and seeks
to describe the context and background to
the habitual residency condition, quantify
the use of homeless services by non
nationals, profile the households using
services, establish and describe the
reasons why people are using the services
and make recommendations on the
appropriate policy and service responses
to the needs of these households in the
immediate and long term.
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A new type of

housing statistic

es, we know it's nearly Christmas and

a bit late to be only now hearing

about last year’s housing statistics,
but that's the way it is with Housing
Statistics Bulletins and the annual
statistics for 2004 were published just too
late for the last issue of CornerStone.
However, it was worth the wait, because
the latest bulletin has had a major
makeover and is published in a brand new
reader-friendly format. All the statistical
tables have been banished to an appendix
and the bulk of the bulletin comprises a
commentary written in plain English, with
a scattering of colour photographs. There
is even an explanation of all the different
affordable and social housing schemes in a
second appendix. The tables in the
appendices are presented in a groovy
layout comprising multiple shades of
green, which to be honest makes reading
the numbers a bit hard, and printing pages
for further perusal would cost a fortune in
printer ink, but at least it looks cool.

So you no longer need to be a statis-
tician to make sense of the bulletins and
the DoEHLG should be congratulated.

So, what's inside?

The bulletin confirms that 2004 was
another record breaker, with a total of nearly
77,000 houses completed — up 12% on the
2003 figure. Ireland has the highest building
rate in Europe, at over 19 houses per 1,000
population, compared for example with only
3.5 per 1,000 in the UK.

Of the 77,000, just under 7% were
social rented with local authorities
completing 3,539 homes (they also
bought 971), and housing associations
finishing 1,607 homes. Total local
authority output was a disappointing 22%
down on 2003 whereas housing
association output remained steady.

Among the four Dublin authorities
there is evidence of a shift from local
authority to housing association provision.
Housing association output was 36% up
on 2003 whilst local authority output was

down by the same percentage. Total social
housing output in Dublin (local authorities
and housing associations) was down 10%.
These overall figures mask some fairly wild
swings — in Dublin City Council both local
authority and housing association output
was down on 2003; in South Dublin
County Council both local authority and
housing association output increased
significantly; and in both Fingal and Dun
Laoghaire Rathdown local authority output
was down by over two thirds, and housing
association output increased dramatically,
albeit from a low base.

The worst performer in the country
was Galway City Council who managed to
complete a microscopic 25 houses — 92%
fewer than in 2003.

A major shift in house

types is taking place and in
future, many of us, especially
if we live in Dublin, are going
to have to get used to
apartment living.

Up to 20% of nearly all new housing
developments must be comprise social
rented or affordable housing (housing sold
at cost price to people who cannot afford
to buy on the open market). This has been
a very slow burner but is now beginning to
show results. Three years ago Part V
produced no social rented housing and
only 46 affordable houses, but in 2004
this increased to 271 social rented houses
(135 local authority and 82 housing
association), and 374 affordable houses.

Nationally, average house prices for
both new and second hand houses
increased by 11% over 2003, a slight
drop on the previous increase. This
trend has been confirmed in figures
published subsequently by Permanent
tsb, which show a national increase of
just 3.3% in the first 7 months of
2005, the lowest such increase for
nine years. This indicates that the
housing market may be heading for a
nice soft landing rather than a very
painful crash.

A maijor shift in house types is taking
place and in future, many of us, especially
if we live in Dublin, are going to have to
get used to apartment living. Although
currently only 6% of the country’s housing
is made up of apartments; 21% of all
housing units built in 2004 were
apartments. And in Dublin City Council
area, two thirds of all new housing built in
2004 was apartments.

This represents a major change in
inner city life for many people. It means
new thinking about play space, storage,
housing management, service charges
and many other key issues, all of which
need to be tackled very soon. However,
people in many other European cities
have been living in apartments for
donkey’s years, so perhaps we could
learn something from them?

Although the Private Residential Tenancies
Board has taken over responsibility for
registration of private lettings and
landlords, responsibility for enforcing legal
minimum standards remains with local
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Ireland has the highest building rate in
Europe, at over 19 houses per 1000

population, compared for example
with only 3.5 per 1000 in the UK.

authorities. And with a very small number
of exceptions, their performance remains
absolutely woeful.

Of the 34 city and county councils,
16 did not inspect a single property in
2004, and a further 11 inspected 10 or

less properties. Of the total of
7,232 inspections carried out,
a staggering 96% were
carried out by four authorities:
Dublin City Council, Fingal
County Council, Cork City
Council, and Dun Laoghaire
Rathdown County Council.
A total of 2,106 sub-standard dwellings
were found but legal action was initiated
in only 4 cases.

Of course the private rented sector
is generally concentrated in urban
areas, but that doesn’'t mean that there

A happy mix?

Michelle Norris

he most recent offering from the

Housing Unit is Mixed-Tenure

Housing Estates: Development,
Design, Management and Outcomes, and
it does, as Housing Unit publications
always do, exactly what it says on the tin.

The context for this piece of research,
carried out by Michelle Norris, is the
increasing emphasis placed on mixed
tenure housing developments. Public
Private Partnerships, urban renewal
schemes, and Part V of the Planning and
Development Act 2000, which requires
that up to 20% of new residential
developments are given over to social and
affordable housing — all of these involve
the creation of mixed tenure estates.

The rationale behind this policy
approach is that estates comprising
social housing, affordable housing, and
private housing help to avoid the
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problems sometimes found in single
tenure social rented estates, and help to
create more socially and economically
successful communities.

Key findings of the research are that
mixed tenure estates have some significant
social, economic and community
development advantages over single tenure
social housing estates. At the same time,
tenure mixing is not a panacea for all
problems found in low-income areas.

Tenure mixing needs to be
implemented carefully if its full potential is
to be realized. There are a number of
challenges, including opposition from
home buyers, although this is not as great
as some interest groups have claimed.
Furthermore, representatives of the
construction industry expressed a
preference for Public Private Partnerships
and expressed concern about Part V,
particularly in relation to its potential to
introduce delays into the development
process. In addition, ensuring the design of
social housing in a mixed tenure estate is

Tenure mixing needs to
be implemented carefully
if its full potential is
to be realized.

appropriate to the specific needs of the
sector can be challenging.

However, management of most mixed
tenure estates is not problematic, except in

is no private rented housing outside
these four authorities.

There have been numerous
initiatives recently that have aimed to
stimulate the private rented sector, and
it is absolutely vital that these are
accompanied by a genuine
commitment to ensuring that existing
legal standards (which are themselves
not high) are maintained. Conditions in
the private rented sector in Paris were
highlighted in recent tragic fires, but
no-one should assume the same could
not happen in Ireland.

the case of high density mixed tenure
developments. In such estates there may
be difficulties co-ordinating social
management functions with those carried
out by managing agents; and service
charges pose a serious difficulty for social
rented landlords.

Recommendations include:

= More information from local
authorities on procedures for Part V
developments and design issues specific
to social rented housing.

= Social rented housing should be
externally indistinguishable from other
tenures whilst reflecting the specific
needs of this sector.

= Clustering of social rented housing
rather than ‘pepper potting’ has significant
advantages, but the complete separation of
social housing from the rest of the
development would undermine the
objective of counteracting segregation.

= There is no simple answer to the
problem of meeting extra management
costs associated with high density

mixed tenure estates but there are a
number of options which the DoEHLG
should consider.

= There should be increased competition
and/or regulation of managing agents.
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Rent supplement fails most
vulnerable in Cork

he rent supplement scheme is failing

a significant minority of vulnerable

households who are living in
substandard accommodation and are
forced to pay ‘top up’ payments to secure
a home. So claims Threshold in its report
snappily entitled, Seeking a Home on
Rent Supplement: Experience in Cork
City in 2004.

The research, which was based on
interviews with 70 people on rent
supplement found:
= People on rent supplement were
excluded from over two thirds of the
rental market, either
because rents were too
high or because landlords
wouldn't accept people on
rent supplement.
= Half of the tenants were
living in accommodation
that did not meet the very
basic statutory minimum
standards. 7% were living
in windowless rooms and
11% did not have access
to a sink with hot and
cold water.
= Over a fifth of people on
rent supplement were
forced to make a ‘top up’
payment in addition to
their required contribution
which meant they were left
with less than the basic
minimum welfare payment
to live on.

A new face

incent Healy has recently taken

over from Maire Twomey as team

leader of Homelessness Services at
Dublin City Council. He is responsible
for private emergency accommodation;
hostels; transitional and long term
supported housing; resettlement;
outreach and the night bus service.

Recommendations include:

= The rent ceiling for single person
households should be raised.

= The Private Residential Tenancies
Board should publish reports on local
authority enforcement of minimum
dwelling standards and those authorities
that fail to reach an adequate standard
should be penalised financially.

Vincent has been a local authority
official for just over thirty years; twelve
of them with Dublin City Council.

He has come to homelessness from
the planning department where
amongst other things he was
responsible for overseeing the process
of planning applications.

= The DoEHLG should up date
dwelling standard criteria to reflect
modern living standards.

= Funding should be provided to
establish an agency to help people find
and settle in private rented accommo-
dation in Cork on the lines of the
Access Housing Unit (a Threshold
based project in Dublin).
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...there have been significant improvements in the last eight years, perhaps most noticeably in the drop in

the number of rough sleepers, but (the report) also lays bare some of the significant remaining challenges.

The desperate shortage of affordable move-on accommodation, the limitations of funding and the

often patchy homelessness services on offer in some parts of the country are all causes for concern.

Is the above:

a) a leak from the forthcoming review of
homeless strategy;

b) an excerpt from the Homeless Agency’s
annual report;

c) an excerpt from an analysis of homeless
services in Britain;

d) an excerpt from the Ninth Annual
Report of the Poor Law Commissioners
in Ireland from 18567

If you were further told that the author is

called Territorial Commander you might

either give up altogether or correctly

surmise that the report in question

originates from the Salvation Army and

Erratum

n Derval Howley's article on Drug Use
Among the Homeless Population in
Ireland in the last issue of CornerStone,

Source of Referral

Ex Prison

Prison In Reach

Ex Hospital

Ex Treatment (substance abuse)
Ex Care

Ex Mother & Baby Home

Total

Source: Homeless Persons Unit (HPU)

The database was introduced in 2001 and
the figures recorded are not for a full year.
They do however provide a picture as to
the numbers of people presenting to the
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that the answer therefore is c). But it
could just as easily been a) or b), which
just goes to show that both Britain and
Ireland are facing very similar challenges
in homeless provision.

However the Salvation Army report
goes on to raise two other issues; one
which is just emerging in Ireland, and
another which may well emerge soon.

It points to increasing numbers of
asylum seekers and other migrants who
fall through the net and become homeless.
In Dublin homeless services are now
reporting increasing numbers of migrant
workers who have not satisfied the

a table was printed with the wrong totals.
CornerStone was inundated with phone calls
from angry readers and as an expression of

2001 2002
80 225
0 22
21 59
1 3
6 2
0 5
108 316

HPU since 2001. The reason for the
increase in people presenting from ex
treatment centres from 2 to 40 over the
period 2003-2004 is as a result of a

habitual residence condition and so are
not entitled to social welfare and other
benefits. Secondly it refers to the
increasing criminalisation of homelessness,
and refers specifically to ASBOs. It warns,
“...unless they are accompanied by
comprehensive packages of support,
injunctions and ASBOs merely serve to
displace activities such as begging and
street drinking to other areas.”

The law is of course different in the
two countries, but the issues are similar
and it's fair bet that these two themes will
be prominent in future discussions of
homelessness policy in Ireland.

our regret, this issue of CornerStone is
being distributed free of charge to all
readers. The correct table is shown below.

2003 2004
197 181
99 212
53 46
2 40
3 5
0 0
354 484

tighter recording of clients by the HPU;
this includes clients that have been treated
for substance abuse issues in treatment
centres and psychiatric hospitals.
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A research report published by the
Simon Communities of Ireland
assesses the effectiveness of the
Housing Act 1988 and the
Integrated Strategy 2000,

in assisting people who are
homeless to access long-term
stable accommodation. Many

of the recommendations in
Settlement First are aimed

at local authorities; NGOs
(voluntary organisations);

and the private rented

sector. CornerStone

invited three experts in

these areas to respond

to the report.

Pat Doherty

Pat Doherty is director
of DePaul Trust

Settlement First

he Depaul Trust has been working with

homeless people in Dublin for the last 3 years.

We provide 119 beds of accommaodation,

which is mostly emergency provision, to some

of Dublin’s most marginalised people in our
four services at Clancy Nightshelter, Aungier Street,
Back Lane and Tus Nua. In this time we have come
across many an obstacle that has proved difficult in
moving people away from homelessness. Settlement
First is an obvious approach to moving people on and

one that all who are engaged in this work should be
aiming towards.

Settlement First spells out in one document many
of the numerous difficulties that homeless people and
thus the agencies that work with them face and lays
out many of the sensible, and need | say common
sense solutions to the situation.

There was much that resonated with me in the
report, in particular the call for a clear definition and
understanding of what homelessness is and how it is
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