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PROPOSALS FOR RENT SETTING FOR COUNCIL HOUSING STOCK 

 
 

1. Summary 
 

1.1 This report proposes that rent levels for private acquisitions, future council new 
build properties, conversions and associated relets for properties added to the 
Council’s Housing stock, be set at 70% of the Local Housing Allowance (including 
service charges). 
 

1.2 This will ensure that the rents are affordable to those applicants that are on a lower 
income, and who have qualified for allocation of these new properties, via the 
Councils Housing Register in terms of housing need, banding and waiting time. 
 

2. RECOMMENDATION  

2.1. That, for the reasons set out in the report, rents for private acquisitions, 

conversions, future new build properties and associated relets for properties that 

have been added to the Council’s Housing stock, are set at 70% of the Local 

Housing Allowance (including service charges) with immediate effect. 
 

 

3. Background and Discussion 
 

3.1. The first phase of the Council’s new build programme, at Hill View and Coleridge 

Road, set rent levels at maximum Local Housing Allowance (LHA) rates.  These were 

set in 2016 and 2017 and at the time, the rate was lower than comparable Housing 

Association rents in the Borough.  This was deemed appropriate at that time as the 

levels meant that any applicant on the Housing register would be able to afford the 

rent levels set for the new Council properties.  

LHA is the maximum amount of housing benefit that can be paid to a household. 
 

3.2. However, since 2017, LHA rates have increased significantly and are now 

considerably higher than comparable Housing Association rents.  
 

3.3. This has meant that whilst the majority of properties that the Council has built or 

purchased have been let as per the normal affordability checks, recently, it has 

become apparent, particularly in relation to properties purchased on the open market, 

that basing the rent levels at maximum LHA is proving unaffordable to prospective 

tenants who are working but on a relatively low income. Tenants on full housing 

benefit are not affected by the LHA rent setting rule. 
 

3.4. Therefore our current rent setting policy is having the unintended consequence of 

disadvantaging those who are in the highest priority need but as they are working, 

usually minimal hours or are on zero hours contracts, applicants are failing the 

affordability check due to no fault of their own despite being at or near the top of the 

shortlist for a new build or purchased property.   
 

3.5. A further issue is that some private properties that have been purchased, are in the 

same street, sometimes side by side with council homes, where the rent charged is 

significantly lower as they have and are being let at social rent levels.  Appendix A 

shows a comparison between new build affordable rents, LHA and existing street 

purchase rents and compares rent levels at 70% LHA. 
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3.6. As can be seen, there is a significant difference between existing new build rents and 

rents for street purchases based on current maximum LHA ranging from 

approximately £40 to £63 per week more than the 70% LHA level. 
 

3.7. Clearly, this is an unintended consequence of a positive policy, in terms of meeting 

housing need, but it is equally unacceptable in the long term and the level of rent 

charged needs to be affordable to as many households as possible particularly those 

that have been waiting the longest for suitable accommodation. 
 

3.1. To resolve this issue, it is proposed that all newly built or purchased Council properties 

have a rent level that is comparable with other Council properties and/or do not 

exceed 70% of the LHA rate. This rule would also apply each time these properties 

are re-let for the first time, if appropriate. In exceptional cases of financial hardship, 

and subject to a full financial review, the same principal will apply to tenants that have 

moved into one the Councils new build or purchased Council properties, on the higher 

rent levels, but where their financial circumstances have changed to the point that the 

rent levels are unaffordable and they are at real risk of eviction for unintentional rent 

arrears. In this situation the rent level will be reset and be comparable with the rent 

levels for the same type of property in the Dartford Council Housing stock. 
 

3.2. These options fully comply with the Council’s Housing Allocations’ Policy. 
 

4. Relationship to the Corporate Plan 
 

4.1. This report relates to the Housing and Stronger Communities aims to ‘facilitate quality, 
choice and diversity in the housing market, and deliver high quality services to service 
users’; and ‘to create strong and self-reliant communities’. The report also relates to 
the strategic objective to ‘work towards meeting the housing needs of the Borough’.  

 

5. Financial, legal, staffing and other implications and risk assessments 
 

Financial Implications This proposal is expected to reduce rents each year by 

£50,000. This amount is containable within the current 

business plan but will result in lower resources over the 

plan period. 

Legal Implications None specifically emanating from this report. 

Staffing Implications None specifically emanating from this report. 

Admin Implications None specifically emanating from this report. 

Risk Assessment Not implementing lower rents will negatively impact 
working households on lower incomes in priority need. 

Crime and Disorder duty N/A. 

 
 

7. Appendices 
 Appendix A – Comparison of rent levels  
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