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TEMPORARY ACCOMMODATION

1. Summary

1.1. This report outlines the Council’s approach to the supply of Temporary 
Accommodation to homeless clients and the Council’s current policy in 
relation to the delivery of this statutory service. 

1.2. The report also outlines respectively current issues faced by both applicants 
and the service and potential options in relation to future service delivery.

2. RECOMMENDATION

2.1 That the contents of this report be noted. 

3. Background and Discussion

3.1. Part VII of the Housing Act 1996 (as amended) places a statutory duty on local 
authorities to provide advice and assistance to homeless people and people 
threatened with homelessness. 

3.2. If the Council has reason to believe that a homeless applicant may be eligible, 
homeless and in priority need, then there is a statutory duty under s.188 of the 
1996 Act to ensure that suitable temporary accommodation available.  If a 
homeless application is accepted, this must extend to when the applicant is 
offered permanent accommodation be that via social housing or the private 
rented sector, and the applicant must be housed temporarily if permanent 
accommodation is not available.

3.3. The Homelessness Act 2002 (as amended) also places a duty on local 
authorities to carry out a review of homelessness in their area at least every five 
years and to develop a homelessness strategy in response to the findings of the 
review.  The Council’s strategy has been reviewed and is currently being 
rewritten to include an action plan that will set out how we plan to tackle 
homelessness issues with organisation that we work in partnership with. The 
revised Homelessness Strategy is expected to be placed before Cabinet in 
September 2016.

3.4. There is a huge and ever increasing demand for the services of the Housing 
Option Team. Typically the service receives over 2000 telephone calls per 
month and carries out over 1000 housing options interviews per year and due to 
the current demand, clients are often waiting 3-4 weeks for their first 
appointment when they are then at crisis point. 

3.5. The Housing Options Team makes over 250 homeless decisions, and prevents 
more than 100 applicants becoming homeless, every year.  The number of 
decisions made have increased steadily since 2014/15 in line with the national 
picture (appendix A). 



POLICY OVERVIEW COMMITTEE
14 JUNE 2016

3.6. As a direct result of this legal duty on the Council, as at the date of writing this 
report, there are 100 applicants placed in Temporary Accommodation (TA) by 
this authority1 whilst longer term solutions are sought via an assured short-hold 
tenancy (AST) or an Assured Tenancy (Social Housing).

3.7. For clarity TA is the term used to describe properties procured for applicants 
facing homelessness and which are used as a temporary home.

3.8. TA residents are asked to sign a short term licence. The accommodation itself 
ranges from a self-contained house or flat to a studio or room with shared toilet 
and cooking facilities (commonly, but incorrectly, referred to as B&B). TA is 
chargeable on a nightly basis whereas AST's are typically charged on a weekly 
or monthly basis. The preference is always to place applicants within the 
Borough boundary but this is not always possible and currently 35 of our TA 
placements are located elsewhere in Kent.

3.9. In 2007, use of TA (including so-called B&B) by the Council was at an historic 
high, reaching an average of 149 households occupying this type of 
accommodation with the lowest yearly average being 34 households in 2013*.   
Whilst this number fluctuates due to a number of factors, it has remained 
consistently at 90+ since the start of the financial year having increased steadily 
in the last two quarters of 2015/16.  This is a 56% increase in one year.

2007 2008 2009 2010 2011 2012 2013 2014 2015
149 91 66 55 66 78 34 48 63

                       * Average annual number households placed temporary accommodation.

3.10. Currently across Kent the average number of households in temporary 
accommodation across is 77, with the highest number in Medway UA at 260 
and the lowest being in Tonbridge & Malling BC with 30. Looking at the same 
period one year ago, Medway UA has had a 77% increase and Maidstone BC 
has seen a 151% increase in the use of TA.  Sevenoaks DC, who traditionally 
have had low numbers in TA, have seen a 67% increase in TA and have had 
the highest number since 2008.   

3.11. In terms of average cost, TA is nightly paid with costs ranging from around £25 
for shared accommodation to £75 for a three-bedroom property.

3.12. Most Council placements into TA are in receipt of Local Housing Allowance 
(LHA), formerly known as Housing Benefit. Any household that is working and 
on a higher income, which makes them nil qualifiers in terms of housing benefit, 
are moved as quickly as possible as they are more able to obtain suitable 
accommodation as well as having the benefit of minimising the expenditure2.  
Appendix B to this report provides some example case studies.

4. Financial situation

4.1. Legislation stipulates that homeless related activity is funded from the Council’s 
General Fund (GF), not from the Housing Review Account (HRA).

1 1st June 2016 
2 The maximum that you can charge a working household is an average Council rent plus personal charge in accordance with 
DCLG guidelines  
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4.2     The following table show expenditure on nightly paid TA over the last 4 years;

B1010 Budgeted Actual
Year Expenditure Income Total Expenditure Income Total Variance
2012/13 1,282,490 (951,810) 330,680 1,702,001 (1,162,496) 539,505 208,825
2013/14 1,218,950 (951,810) 267,140 1,156,828 (930,786) 226,042 (41,098)
2014/15 1,116,420 (916,420) 200,000 1,412,328 (1,141,069) 271,259 71,259
2015/16 1,116,420 (916,420) 200,000 1,880,870 (1,401,984) 478,886 278,886

Due to the variable nature of the demand, the budget for this area has not been 
able to consistently match cost over recent years.

5.        Issues & Challenges
 

5.1. The homeless application process is explained in Appendix C of this report.

5.2. There are numerous issues and challenges that face the Housing Options 
service in terms of minimising the use of TA. When these factors are combined 
with competing Government policies and priorities they make it very difficult for 
applicants to access affordable housing and for the Council to enable that 
process.

5.3. The issues and challenges are explained in more detail in Appendix D but can 
be categorised under the following headings;
 Accessing the private rent sector.
 Out of borough placement.
 Reduction in LHA rates.
 Dartford Private Sector Leasing Scheme (DPLS).
 Accessing Social Housing (DBC stock).
 Accessing Social Housing (Housing Association Stock).
 Changes in Housing Policy.

6. Options Moving Forward

6.1. There are a number of options that the Council can consider in terms of 
positively impacting on the use of TA, although none will completely ‘solve’ the 
problem. The options are explained in more detail in Appendix E but can be 
categorised under the following headings;
 Increase DPLS Portfolio. 
 Block booking temporary accommodation.
 Purchasing/Building.
 Landlord Incentive.
 Using our own stock for TA.
 De-designating Supported Housing units for use as TA.
 Homeless at home.
 Investing DBC funds in provision of TA accommodation for our own use.

7.       Summary

7.1   The fact remains that demand for affordable housing of any tenure far outstrips 
supply and for all the reasons set out in this report the current position is 
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extremely problematic for homeless applicants, the Council and the Housing 
Options Team as prevention options are becoming increasingly limited and 
unaffordable. 

7.2   The problem then becomes that if TA is procured, there is then no affordable 
move on accommodation available and the cycle of unsuitable long term 
accommodation and financial pressure on the Council is elongated.

7.3   This perfect storm of circumstances, on top of changes to welfare policy and 
competing housing policies, has left the Council in an impossible position. With 
further significant changes set to follow the situation is likely to deteriorate further. 

7.4   Dartford is not the only district that is suffering from this exact set of problems and 
every housing options team in the south east is facing the same set of daily 
challenges whilst attempting to mitigate the financial impact on Council budgets

7.5   The reality is that the demand for affordable rented housing is outstripping the 
supply with rent levels rising. If applicants are assessed and deemed to meet the 
homelessness criteria and the Council has no other suitable accommodation 
offer, the Council is required by the Housing Act to place them in TA regardless 
of the location and cost. 

8. Relationship to the Corporate Plan

8.1 Theme 5 - To facilitate quality, choice and diversity in the housing market, to create 
strong and self-reliant communities and deliver high quality services to service 
users.

9. Financial, legal, staffing & other administrative implications & risk assessments

Financial Implications See body of report.

Legal Implications See body of report.

Staffing Implications See body of report.

Admin Implications None 

Risk Assessment The level of affordable housing provided available is 
totally dependent on factors outside the Council’s control 
as it is market driven.
Mitigating action around the procurement and provision of 
affordable properties for TA appliances is an ongoing task 
but access to these properties is be also becoming 
increasingly difficult.
This results in the risk of having to place increasing 
numbers of applicants in TA, and the resultant negative 
impact on the General Fund budget, extremely high.

10. Details of Exempt Information Category
           

Not applicable
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11. Appendices

Appendix A – Homeless decisions & acceptances (graph).
Appendix B – Applicants in TA Case studies. 
Appendix C – Homeless Application Process. 
Appendix D – Issues & Challenges facing the Housing Options Service.
Appendix E – Options Moving Forward.
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Homeless Decisions & Acceptances 2001 – 2016
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Appendix B 
Applicants in TA – Case Studies 

Case Study 1

Mr & Mrs X is a household comprising two adults and five children with ages ranging 
from 3 to 15 making them a four-bedroom need in accordance with the Allocations 
Policy.  The family presented as homeless to DBC in July 2015 having been served 
with a s.21 notice (notice seeking vacant possession) by their landlord as it was his 
intention to sell the property.  They had paid £1050pcm which was in line with Local 
Housing Allowance rates.  The applicants were advised to look for alternative private 
rented accommodation and that DBC would look to assist them by way of Deposit 
Guarantee/Rent in Advance.  The applicant advised that, because of the size of their 
family, they would be unable to stay with a relative longer than a day when they have 
to leave existing property.  

The case officer noted that they had tried to negotiate with the landlord on a number 
of occasions and asked for an extension of time to allow the applicant to source 
alternative accommodation but the landlord refused.  They were subsequently 
accepted as homeless in August 2015 and despite extensive work to try and secure 
an affordable private rented property (by both the applicant and the DBC case 
officer) the applicant was eventually evicted in December 2015 and initially placed 
out of the Borough. Although initially Mr S was working, by the time the eviction took 
place, he was no longer in employment due to mental health issues and are reliant 
on benefits which have been capped.  

In the Borough, and on average,  its costs £1821pcm to rent a private four-bedroom 
property which is £771 above the LHA rate.  Dartford Borough Council only allocated 
three properties in the last financial year to a four bed need household and the year 
before only one became available.  There is therefore likely to be a lengthy wait in 
the TA for this household.

TA cost was £385 per week (£55 per night) and the applicants are expected to 
pay £23 personal charge.  HB entitlement was £215 leaving a weekly shortfall 
of £147.  DBC have now moved them to more affordable TA which is leased by 
this Council and the costs are met.  However in relation to the TA placement 
the cost to DBC for this placement was £1205.

Case Study 2

Mrs XX was a victim of Domestic Abuse (DA).  She resided in a property that she is 
an owner-occupier of and shared the mortgage with her partner (the perpetrator) and 
his elderly father who did not reside at the property.  Also living in the property was 
her severely disabled daughter and the property had been adapted to meet her 
needs. 
Following the initial approach in February 2015 the applicant was identified as high 
risk in terms of the DA and after extensive homeless prevention work by officers 
DBC assisted the applicant in gaining a six month occupation order so that the 
perpetrator could not return to the property.  



At the end of the six month term the perpetrator challenged the Occupational Order 
(OO) and won as his elderly father named on the mortgage (even though he did not 
live there).  Mrs XX clearly could not share the property making the only option TA.  

During the time the OO was in place, every effort was made to find alternative 
accommodation including consideration of 6 council properties.  However, due to the 
daughter’s disabilities, no property was suitable due to the adaptions required.  Mrs 
XX  was subsequently put into TA in December 2015 that in no way meets the needs 
of her daughter and we are still unable to find a property suitable to discharge our full 
duty.  

TA cost is £350 per week (£50 per night) and the applicant is expected to pay 
£15 personal charges.  HB entitlement is £195 leaving a weekly shortfall of 
£140.   To date the cost being met by DBC in terms of TA stands at £3375.  

Case Study 3

Mr & Mrs XXX have a household including four children aged between 6 and 17 and 
they also have an elderly relative residing with them.  They had been served with a 
notice by their private landlord because of rent arrears and approached the service 
in October 2015 stating that this was due to the ‘landlord consented to them not 
paying the rent’. Upon investigation the Landlord refused to consider preventing their 
homelessness due to persistent late payments.  A bailiff’s warrant was executed in 
December 2015 and the family were placed in TA.

Whilst in TA, officers concluded that the applicants were intentionally homeless and 
they were given 28 days’ notice (legal obligation).  The applicant then legally 
challenged the decision and asked for accommodation pending review which we 
were required to provide.  However, they did not pay their personal charges and 
were subsequently evicted, after previously being warned, in February 2016 . Their 
HB entitlement also ended in January 2015 as they failed to provide evidence.  

TA cost was £420 (£60 per night) and the applicant was expected to pay £104 
per week as was working.  HB entitlement was £266.66 leaving a weekly deficit 
of £50 per week to be absorbed.    However in relation to the TA placement the 
cost to DBC for this placement was £1790 which is being actively recovered.

Case Study 4

Miss X & Mr X applied as a household including four dependents aged between 8 -
20. They approached the service in December 2015 as they were being evicted from 
a private rented property as the landlord wanted the property back.  During the 
course of the investigation it transpired that the applicant owed the landlord over 
£14k rent arrears.  A decision of intentionally homeless was issued in January 2016.

However the family were clearly “street homeless” and this left the officer with an 
issue as DBC has a statutory duty to provide interim (temporary) accommodation for 
a reasonable period of time for applicants that have been found to be intentionally 
homeless. The aim of this part of the legislation is to allow time for the applicant to 
secure alternative accommodation. 



This also allows time for a referral to be made to KCC’s Social Services Department 
under the Intentionally Homeless Protocol because of the increased risk of harm to 
the children because of the impending homelessness.  Mrs S requested TA upon her 
eviction in April 2016 and this was offered to her for 28 days.   

Despite this work the Housing Options Team was notified after two days by the 
landlord that the property had not been used by the applicant.                                                            

All applicants go through the same detailed and robust sign up process for TA and 
are advised of the breaches that may mean that an accommodation placement will 
en. This always includes a specific instruction that that they must stay at the TA 
every night or notify the authority if they are unable to.  As Mrs S failed to do so to 
do, the accommodation was terminated with immediate effect.  Mrs S approached 
the service again the following week advising that she now wanted to move into the 
TA.  This request was refused.

The cost to the authority was £55 for one night in TA which we are actively 
attempting to recover this amount from the applicant.





Appendix C

Homeless Application Process

The Housing Options team employs a robust quality checking and supervisory 
process for every decision to make sure that any applicants we place in TA fully meet 
the homeless criteria.  

Staff are very aware of, not only the cost to the Council for every TA placement, but 
also the repercussions of getting decisions wrong in terms of challenges, appeals and 
judicial reviews and the damage that could do to not only the applicant’s life but also 
to this Council’s reputation.  It is also acknowledged that TA is never the best 
outcome for the applicant but, if permanent housing is not available, then the 
legislation requires the Council to place the applicant in TA.

There are three stages that an applicant has to go through before being 
accommodated into TA.  Any approach to the service comes via the Housing Options 
telephone line where the duty officer will triage the call and try to prevent 
homelessness or signpost to a more appropriate service.  Applicants are only booked 
into a face-to-face appointment if we may have a duty towards them and are advised 
at this early stage to find alternative accommodation.  

At the appointment, each applicant is interviewed by one of the Council’s experienced 
team and all homeless prevention routes are thoroughly explored prior to making the 
decision to place in TA. Staff discusses with the applicant, both at the homeless 
interview and also prior to placing in accommodation, alternative options to try and 
prevent homelessness, such as staying with family and friends, encouraged. The 
team can offer weekly family incentive payments of around £50 per week if applicants 
are willing to accept this option.  If applicants do not have a relative or friend that they 
can stay with, they are placed into temporary accommodation. 

The final stage is that the Senior Private Sector Housing Officer responsible for TA 
will speak directly to the applicant in an attempt to find alternative options and 
explain the process that will be followed.  Applicants are advised again of the 
difficulty of securing accommodation within Dartford and advised that the placement 
is likely to be out of borough.  

Placement in TA is always the last resort and only used if all other types of 
accommodation and prevention methods are exhausted.
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Appendix D

Issues & Challenges facing the Housing Options Service

Accessing the private rent sector
This single biggest issue in relation to the Council meeting its duty under the 
Housing Act has been around accessing private rented sector accommodation due 
to the shortage of social rented housing available for those applicants proven to be 
homeless.  

During the last quarter of 2015/16 alone, 48% of all accepted homeless cases seen 
by the team were as a result of a private landlord serving a Section 21 notice (S21) 
that brings a private AST to an end.  Landlords are increasingly ending tenancies 
because they want the property back to sell it or because they want to charge a 
higher rent. In the same period one year before, the loss of an AST accounted for 
35% of applicant accepted as homeless, showing that the recent increase is 
significant. To put this into context, fleeing domestic abuse was the next highest 
reason for accepting a homeless case, and which accounted for 15% of cases, 
however not all of these cases will end up in TA as some will be accommodated in a 
refuge.  

If the S21 is served by the private landlord in accordance with the legislation, and the 
homeless applicant’s circumstances meet the criteria, the Council will have a duty to 
accommodate the applicant. 47% of those currently in TA are there because their 
AST has been bought to an end by the Landlord. The next highest reason for being 
in temporary accommodation is parental exclusion, which accounts for 14% of the 
cases.  

In 2011 the Localism Act gave Local Authorities the right to discharge the homeless 
duty via the private rented sector. The aim was to reduce the numbers in temporary 
accommodation. Dartford borders London, which means that local landlords charge 
rents equivalent to that in outer London. However, Dartford’s Local Housing 
Allowance (LHA), which is allocated by area, is in line with the rest of Kent. This 
always results in a large shortfall between housing benefit received and the rent 
charged, with the expectation that the tenant will meet the shortfall.  In addition to 
this, LHA rates were frozen for four years in 2015 meaning that it is unlikely that 
these rates will increase in the foreseeable future. Against a back-drop of rising 
private sector rental rates this simply exacerbates the situation.

The result of this is that the Council are increasingly unable to prevent homelessness 
in the first instance and are then unable to find any affordable move-on 
accommodation in the private rented sector, as landlords are able to charge higher 
rents which are unaffordable to local applicants.  

Typical private sector rents charged in Dartford for April compared to LHA are 
analysed in the table below1;

Bedroom 
Size 

Current Monthly 
Market Rent

LHA Monthly Rate Shortfall Percentage 
difference 

1 £682 £540 £142 26%
2 £1009 £663 £346 52%
3 £1322 £755 £567 75%
4 £1821 £1050 £771 73% 

1 Taken from www.home.co.uk - April 2016.

http://www.home.co.uk/
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Out of borough placements

Dartford Borough Council receives one of the largest proportions  of TA placements 
into our area by other Councils in the country.  In 2013, “Inside Housing” named 
Dartford as the most used for out of boroughs TA placements by London Boroughs 
with twice as many placements than the second placed authority. This trend has 
continued.  Dartford regularly receives e-mails from the Chair of London Councils 
Housing Needs and Homeless Working Group on behalf of all London boroughs 
advising of the high number of placements. Such notification is only received by 
those authorities that are within the top five receiving authorities nationally. There are 
currently two large properties in the Borough where significant numbers of families 
have been placed in TA within Dartford, by London Boroughs. This is attractive to 
local landlords due to the due to the higher rent rates that can be achieved if they 
work with the London Boroughs. A similar case was also detailed in the Kent press 
revealing that Canterbury Council were in exactly the same predicament. 

In the last quarter alone, Dartford Borough Council had 39 out of London 
placements. As well as putting pressure on local services such as schools and GPs, 
this also has a direct impact on Dartford Borough Council’s ability to access TA.

Reduction of LHA rates
Ideally, the Council would like to be in a position to negotiate rates with the local TA 
landlords; however, as the hosting authority (not the authority in which the placement 
is housed) pays the LHA, London authorities are able to pay significantly more to 
landlords than this Council is able to offer.  This means that landlords inevitably, and 
unsurprisingly, choose to accept tenants from higher paying authorities.  If Dartford 
refused to place applicants on the grounds of cost, the accommodation would be 
taken by other authorities with no repercussions for the landlord and this Council 
would still retain the duty to house the applicant. Market conditions are therefore 
driving up costs for the Council.

Dartford Private Sector Leasing Scheme (DPLS)
This scheme involves DBC taking on a long term lease with a private landlord and 
then using the property to meet its obligations under the homeless legislation. 
Properties leased are within the Borough. This has proved to be an extremely 
successful scheme alleviating some of the pressures on TA.  However, as set out in 
the above point,  London boroughs, in particular the London Borough of Bexley, are 
offering landlords much more income that we can, not only in terms of monthly rent 
but also additional money incentives and non-repayable funds to make good the 
properties. DBC are unable to offer these attractive financial packages and this has 
resulted in landlords ending their lease with DBC in order to work with London 
Boroughs. This effectively puts us in direct competition with the London Boroughs in 
procuring private landlords but without the means to compete on financial grounds.   
We are now also seeing direct competition from emerging TA landlords who, again, 
can offer better rents2.  If other existing DPLS landlords opt out of the scheme, the 
pressure on TA is likely to increase further.  Considerations could be given to 
extending the DPLS scheme to properties outside of Dartford but this would need to 
be considered within the context of the small team currently managing this function 
and the increased resources that would be needed to manage an extended portfolio 
operating in other areas.

2 These are landlords that have been specifically set up to provide emergency accommodation to local authorities 
as the income generated can be much higher than normal AST’s 
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Social Housing (Council)
Currently DBC is reliant on making direct offers to applicants in TA to place into its 
own housing stock as a way of discharging the homelessness duty and ending the 
TA placement.  This is due to the issues explained around procuring private sector 
accommodation and being unable to secure alternatives.   

Currently 57% of the applicants in TA require a two bedroom property meaning that 
applicants waiting for this type of accommodation spend extensive periods in TA. To 
mitigate this, Council properties that have become available have increasingly been 
offered to those in TA, with obvious detriment to those on the housing register 
(waiting list). However, this does not seem to be having a significant impact due to 
the continuing high demand.  In addition, the number of voids is low and so overall 
movement is slow within the Council’s own stock. This is causing issues in terms of 
move on commitments in relation to transfer cases and those on the housing register 
(waiting list). Whilst the Council’s new build development programme (82 properties) 
will help, the numbers are low in comparison to current demand. Furthermore, the 
impact of the government’s decision to reduce rents by 1% for four years has 
impacted on the HRA, which makes further housing development difficult to sustain 
without significant cuts to existing services to tenants.

Social Housing (Housing Associations)
All Housing Associations (HA's) advertise their properties via Kent Home Choice and 
DBC manage the shortlists.  All HA’s have been affected by the 1% rent reduction 
resulting in a reworking of their business plans and delivery models which in many 
cases is resulting in a move away from the delivery of new social rented units and a 
move towards other types of affordable housing such as shared ownership, starter 
homes or let at 80% market rent. The implications of this are that even if a 30% or 
higher target for the delivery of affordable homes is delivered on all sites in the 
Borough the units delivered will not assist the client group typically approaching the 
Councils as homeless as they will be unaffordable for these clients. HA’s locally have 
also indicated that they are considering further how to manage future risk and may 
only allocate properties to applicants that have a disposable income of 5% or more 
taking into account their income and expenditure.  This stance would adversely 
affect a large proportion of those applicants currently in TA who are on low incomes 
or have a history of debt. This is clearly a concern as it will reduce the chance of the 
Council’s current TA placements being successful when bidding for a HA property 
and will, in turn make it more difficult to rehouse clients out of TA. 

Changes in Housing Policy
Housing remains politically high profile and has been subject to a raft of policy 
changes over recent years. 

The issue is that often well-intentioned policy changes can have unintended 
consequences and this is particularly true in terms of the Council’s ability to process 
homeless applications and access suitable TA for clients in priority need. 

Welfare Reform is aimed predominantly at making work pay; however the 
introduction of Universal Credit, and in particular direct payment of housing benefit to 
applicants (rather than landlords), is resulting in landlords not wanting to house 
tenants on benefit because of the risk of non-payment of rent. 
The Local Housing Allowance cap (the maximum amount of housing benefit paid), 
set at district or London Borough level, means that housing authorities often have no 
choice but to place their clients out of the area as they cannot access affordable TA 
in their own Borough. 
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This then puts the placing authority in direct competition with the hosting authority, 
(whose LHA cap is often lower), causing a knock on effect in terms of accessing 
local, affordable, housing for rent.

Reinvigorating the RTB process and re-supplying accommodation via the 1-4-1 
replacement process has been a success in that more council properties have been 
sold but 1-4-1 re-provision has been affected by the introduction of a 1% reduction in 
rent charged over the next four years; resulting in social landlords, including the 
Council, having to remodel future business plans in the context of reduced income; 
thus putting future new build programmes at risk.

The Council’s planning policy approach aims to deliver 30% Affordable Housing on 
all sites over ½ hectare or 15 units. Whilst the implementation of planning policy is 
invariably looked at in the context of each individual site, and developer’s financial 
viability assessments, the provision of rented housing could be further affected by 
the fact that HA’s are increasingly having to move away from providing social and 
affordable rental properties in favour of shared ownership. The main reasons for this 
are the 1% rent reduction, the reduction in the amount of government funding 
available for rented housing and the extension of RTB to housing associations. 

In addition, affordable rented housing (the government’s preferred model) means 
that HAs can charge up to 80% market rent on new build homes and are encouraged 
to do so.  This is also having an impact on the availability of accommodation for 
those in receipt of housing benefit as even 80% of market rent is higher than LHA in 
some cases, particularly in family housing.

The Housing and Planning Act 2016 could also have implications for the social 
rented sector in terms of polices relating to “pay to stay”, “sale of high value council 
homes” and the provision of “starter homes” as affordable housing on Section 106 
sites. However, the operational aspects of some policies contained in the Housing 
and Planning Act 2016 are still to be agreed by government and future directives will 
be issued.

This combination of different policies has unintentionally made it more difficult to 
access or provide affordable rented accommodation, particularly for families in 
receipt of housing benefit and those on low incomes, and the lack of supply has also 
been exacerbated by the significant increase in private sector rents.



Appendix E

Options Moving Forward

Increase DPLS Portfolio

Dartford is competing with the London Boroughs for private sector accommodation 
within the borough. The DPLS scheme must be as attractive as possible for potential 
landlords and the Council could consider offering incentives.  Although difficult to 
compete with what the London Boroughs are offering in terms of financial incentives, 
the Council could consider absorbing the start-up costs that landlords have to pay to 
get onto the scheme.  This would cover gas and electric checks, asbestos check and 
the Energy Performance Certificate and totals approximately £500+VAT per 
property.   The Council could explore the increased use of empty property loan to 
include any property that is leased to the Council for a minimum of 3 years.  This 
would be interest free and there would be no restrictions on whether the property is 
empty or not and Bexley Council currently offer this to landlords in Dartford.  

Block booking temporary accommodation

The Council could look to block book a set amount of accommodation for a specific 
cost via a standard procurement process, for example, could tender the cost for 50 
properties for £175,000 for the whole year. This has the advantage of delivering very 
low nightly rates but a potential disadvantage is that the Council would be paying 
even when there are void periods (not expected to be an issue in the medium term).  
The issue is however that the GF already has considerable pressure on it and this 
additional upfront expenditure is unaffordable. It also the case that this approach 
may not be attractive for landlords to commit as the uncertainty in the market is to 
their financial advantage. Anecdotally, the Council is aware that landlords would 
rather continue with nightly paid and bear the risk of void periods.  

Increasing the available property Portfolio

As mentioned in the body of the report DBC new build programme will deliver 76 
units for rent to DBC tenants. In addition to this The Housing team have recently 
secured planning consent to build six one bedroom flats on the site of the former 
Temple Hill Square Cash Office.  Originally identified for general needs, the Council 
could allocate the units for TA.  A full viability study would need to be completed 
before this option is pursued. The future of the new build programme is however 
under threat post the delivery of these 82 units due to the implementation of the 1% 
rent reduction for DBC tenants as the business plan cannot provide further 
contributions towards the new build programme whilst maintaining current standards 
of service across the wider DBC housing service. 

The Housing team are currently also considering the provision of modular 
accommodation solutions to sites around the Borough which can be provided quickly 
and at a lower build cost but again this would be subject to a full viability 
assessment, consultation and formal approvals.

Landlord Incentive

Other Kent Districts also run schemes that offer private landlords around £2500 as 
an incentive to take on their homeless applicants. This money guarantees availability 
of that property for three years and is a one-off payment.  However, Officers are 



aware that this approach has had limited success with only a handful of landlords 
signing up for the scheme since it started two years ago. It is likely to be a lower sum 
than that offered by the London Boroughs to local landlords as an incentive.  
 
Using our own stock for TA

Other authorities in Kent allocate all of their own stock, as it becomes void, as TA to 
accommodate homeless households.  As discussed in 5.5 the Council is already 
adopting this approach in a small number of cases. These properties are unfurnished 
and managed within the existing housing team.  This means that there are fewer 
properties to advertise to transfer and housing register applicants which in turn, 
reduces movement in the Council’s own stock.

De-designating Supported Housing units for use as TA

DBC own and manage 14 supported housing units for the over 55’s with support 
needs. Due to the high level of voids in such properties and the delay in re-letting 
them, it is considered that there is an oversupply of supported housing units in the 
Borough. Consideration could therefore be given for sensitively decanting part, or the 
whole of a suitable unit, and converting it to TA. This has already been done in terms 
of de-designation for part of an existing unit though, in that case, the accommodation 
was converted into general needs accommodation for transfer cases.

Homeless at home

As set out above, if applicants can find alternative accommodation themselves to 
avoid TA, DBC can offer family incentive payments of up to £50 per week.  This 
option could be made more attractive both to the applicant and the host using the 
homeless prevention fund by offering the host a payment once the applicant is 
permanently housed (in social or private sector housing), the applicant an incentive 
payment if they secure private rented accommodation and look at assisting with 
removals.  However, when an exercise was conducted and all of the applicants 
currently in TA were contacted to explore whether this would have been option for 
them, nearly all said that they would not have been able to find someone to stay with 
even if the Council had improved its offer1. Further analysis of this showed that the 
lack of interest was simply because applicants saw DBC housing as the only option 
to their housing need, secondly because they could not find suitable alternative 
accommodation and finally simply because the relationship with family/friends had 
broken down and additional funding would not improve the situation.

Investing DBC funds in provision of TA accommodation for our own use

Some Authorities have either built (on land they own) or purchased properties that 
could be used as TA and let with LHA levels. This would be a significant change in 
policy direction for DBC and a full impact assessment and viability study would need 
to be carried out. However, at present capital resources are extremely scarce and 
this may perversely add more pressure to the General Fund.

1 37 current TA applicants were surveyed and only one said that they would have been able to source alternative 
accommodation with friends or family 
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