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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.


