Resources Directorate Kbd ht
Rent Policy
Version 4

1.0Introduction

1.1 General

This policy outlines Bromsgrove District Housing Trust (bdht) approach in relation to
rent setting, rent reviews and service charges for tenants of social, affordable,
intermediate and market rented housing and the different forms of home ownership

1.2 Aims and objectives

Key objectives are as follows:

1.3 Scope

To ensure rents are fair and affordable and set in line with regulatory or
statutory guidelines.

To meet the cost of services provided through general rent charges or, where
appropriate, specific service charges depending on the tenure type.

To recover eligible service charges in an open and transparent way
demonstrating value for money.

To enable investment in the maintenance and improvement of existing
homes, the provision of new affordable homes, and in providing good
services to tenants.

To enable the ongoing and future investment in service chargeable items and
to ensure estate-based services are maintained, where a service charge is
applicable.

To ensure rents and service charges are set to safeguard the financial
viability of bdht.

This policy applies to bdht and its properties in relation to Social Rent, Affordable
Rent, Intermediate Market Rent and Market rent. It does not apply to Shared
Ownership, which is covered by other BDHT policies.

2.0Policy Approach

Bdht will set its rents in accordance with the Government’s Policy Statement on
Rents for Social Housing 2022 and the draft policy statement 2026, and the
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Regulator of Social Housing’s (RSH) Rent Standards for 2020 and 2023 and the
latest Limit on annual rent increases guidance.

There are currently two applicable RSH Rent Standards. The 2023 Standard is
applicable to low-cost rental accommodation except for Supported Housing, which
is covered by the 2020 Standard.

Social Rents will apply to the majority of bdht properties, including those that were
transferred to the organisation and properties built since transfer. The exception to
this is those properties let as affordable rents.

Affordable Rent properties include a number of properties that were converted from
Social Rent, and more recently new developments, especially outside of the core
Bromsgrove District. Any Affordable Rent properties (conversions and new
developments) are developed under specific agreements with Homes England.

The majority of properties developed by bdht continue to be built for Social Rents as
a preference and are usually through Section 106 without grant. Where Social Rent
is not feasible or allowed by planning restrictions, Affordable Rents will be charged.
In the case of grants that have a requirement for Affordable Rents, then this will be
the approach. Affordable Rent is inclusive of any service charge that are applicable.

Variable Service Charges will be introduced on re-let of all Social Rent properties
where services are provided and a service charge is eligible for recovery. Fixed
Service Charges are also charged on some existing properties.

Estate charges will be applied to all Right to Buy and Right to Acquire properties
where applicable (and any other tenures/sales where applicable), and the purchaser
will be made aware of their obligations regarding estate and other charges.

Bdht reserves the right to review all services provided to tenants and following
appropriate consultation with affected tenants reach agreement with regard to
changes in the services provided and the disaggregation of associated charges
from the rent.

3.0Guidance
3.1 Social Rent

Social Rented properties are low-cost accommodation where the setting and
management of rents is governed by the RSH’s Rent Standard which sets limits on
the rents charged.

Rents for Social Rented tenancies have historically been set using a government
standard formula to achieve a ‘formula’ rent. The calculation of formula rent is
outlined in the Government’s Policy Statement on Rents for Social Housing (Rent
Policy Statement). Further information on the calculation of formula rents can be
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found at https://www.gov.uk/government/publications/direction-on-the-rent-
standard-from-1-april-2020/policy-statement-on-rents-for-social-housing

and at
https://assets.publishing.service.gov.uk/media/6720f32310b0d582ee8c47f8/Annex
B - Draft policy statement on rents for social housing.pdf

The formula rents are based on the calculation set out and the property valuation
will be based on the 1999 valuation held by bdht in the QL Housing Management
System. The 1999 valuations are based upon a Royal Chartered Institute of
Surveyors (RICS) surveyor valuation. The formula rent will be stored in the Target
Rent file.

Social Rents are calculated exclusive of service charges.
Rent Caps apply as a maximum ceiling on formula rents. Where the formula rent is
higher than the rent cap then bdht will use the rent cap as the rent for that property.

Bdht's Social Rents include an upwards tolerance (rent flexibility) of 5% for general
needs accommodation and 10% for supported housing above the Formula rent. If
applying this flexibility to new rents, we will ensure there is a clear rationale
approved by the Board which considers local circumstances and affordability.

Social Rents will not be set at a level exceeding the Rent Cap as defined in the
Rent Policy Statement.

Rent Review

In 2020 the Government introduced the ‘2020 Rent Standard’ that allows for an
annual rent increase of up to Consumer Price Index (CPI) plus 1% from April 2020
for a period of at least five years. The draft Rent Standard 2026 allows for an annual
increase of CPI + 1% for a period of 10 years.

The 2023 Rent Standard sat alongside the 2020 Rent Standard and applied to rent
periods that began in the 12 months from 1 April 2023 to 31 March 2024 and limited
the increase to no more than 7%.

Each year a recommendation will be made to Board regarding the actual increase
to be implemented for bdht’s tenants and for their home and our housing stock,
taking into account the latest guidance on limiting annual rent increases and the
Rent Standard and Government policy statements.

3.2 Affordable Rent

On each occasion that a new Affordable Rent tenancy is issued for a property,
BDHT will set the rent based on a new valuation, using a reasonable method for
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obtaining the relevant market rent, to ensure that it remains at no more than 80% of
the relevant market rent.

Affordable rents are inclusive of any service charge that is applicable.

If the formula rent is higher than 80% of the weekly market rent (inclusive of service
charges) for the tenant’s accommodation, the maximum weekly rent is formula rent
plus services charges (formula rent as detailed in section 3.11 of the 2023 Rent
Standard).

Due to the high market rents in some parts of Bromsgrove District, bdht Affordable
Rents are subject to a cap. This cap is applied to ensure a balance between
generating income, supporting sustainable tenancies and managing debt and
property turnover.

As of 15t April 2026, there are two categories of affordable rent cap, to recognise the
difference in market rent charges for houses and flats.

Monthly Rent caps for 2024/25, inclusive of service charges are:

1 bedroom £565
2 bedroom £700
3 bedroom £810

Monthly Rent caps for 2025/26, inclusive of service charges are:

1 bedroom £580
2 bedroom £720
3 bedroom £835

Monthly Rent caps for 2026/27, inclusive of service charges are:

Houses and bungalows
1 bedroom £680
2 bedroom £790
3 bedroom £900

Flats and Maisonettes
1 bedroom £610
2 bedroom £685

The caps are approximately 15-20% above Local Housing Allowance for 2026-27
which have been frozen at the levels set for 2024-25. . They are all approximately
75% of average market rent valuations for 2025.

Rent Review:
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Affordable rents were also subject to the 2016 requirements and were reduced by
1% from April 2016 for four years. Like Social Rents an increase of CP1+1% was
applied in line with Government Policy from April 2020. For April 2023 rent
increases were capped at 7%.

3.3 Intermediate Rent (IMR)
bdht do not develop IMR properties. There are only 6 existing IMR properties

Rent Review:

bdht will apply the same percentage uplift as for Social and Affordable Rents,
subject to a cap of 80% of Market Rent, being the ceiling for rent plus service
charges.

Re-let:

Upon re-let IMR properties will be converted to Affordable Rent, in agreement with Homes
England.

3.4 Market Rents

bdht does not develop new Market Rent properties. bdht acquired 87 market rent
properties across 2017 and 2018. These properties are not social housing and fall
outside the Rent Standard.

If the formula rent is higher than the weekly market rent (inclusive of service
charges) for the tenant’s accommodation, the maximum weekly rent is formula rent
plus services charges (formula rent as detailed in section 3.11 of the 2023 Rent
Standard), subject to the target rates detailed below.

Re-let:

Rents for re-let Market Rent properties will be set at a rate, which is agreed and set
annually by the Board. The current Market Rent properties have a stable customer
base, with sustained tenancies in established communities. A balance must be
struck between maximising rental income, minimising turnover, reducing void rent
loss and costs and minimising housing management time.

The rates for 2024/25 are:

2 bedroom flats/bungalows £855
3 bedroom flats/bungalows £960

The rates for 2025/26 are:

2 bedroom flats/bungalows £880
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3 bedroom flats/bungalows £990

The rates for 2026/27 are:

2 bedroom flat £935
2 bedroom bungalow £965
3 bedroom house £1,050

These will be reviewed and approved by the Board each year, taking into account
advice from our letting agents, market factors and tenancy sustainment.

Rent Review

Each year an increase of a 10% maximum will be applied to each property, until it
reaches the target rate as above. This target rate is a cap for each property, and the
objective is over time, through Rent Review and Re-let, to harmonise all rents for
these property categories.

4.0Service Charges
4.1 History

Currently, for the majority of bdht’s rented properties, separate services charges are
levied for additional services such as communal cleaning, grounds maintenance
and communal block heating and lighting.

In some cases there has historically been no charge applied. Upon relet, properties
that receive eligible services will be charged service charges. These charges are
calculated each year as part of the service charge setting process and are held in
the Target Rent file.

4.2 Aims and Principles

bdht will:

* Ensure compliance with relevant legislation and regulations in that Service
Charges are subject to separate legal requirements and are limited to the cost
of providing the services.

» Provide tenants with clear guidance about the services they are receiving and
their respective cost. Service Charges are variable, unless specifically stated
as being fixed in the tenancy agreement (such as the Independent Living
Charge) and will be based on the cost of providing these. bdht will ensure all
services offer both quality and value for money for tenants.
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» bdht will only introduce service charges within the permitted legal framework
and based on best practice.

» Service charges will reflect bdht’s legal obligations to maintain health and
safety in its buildings in line with Government guidance.

+ bdht will provide all tenants with a letter and notice detailing any rent or
service charge increase within a minimum of 1 calendar month before any
change is due.

* Provide all tenants who pay service charges a summary of the actual costs
within 6 months of the end of the financial year. Where the actual costs are
more or less than were estimated in any one financial year, the balancing
charge will be added to or deducted from the next full accounting year’s
charges.

bdht will comply with the clauses in the Landlord and Tenant Act 1985. This
specifies that relevant costs shall be included when determining the amount of
service charges payable; -

a) Only to the extent they have been reasonably incurred

b) Only if the services or works are of a reasonable standard

All calculations of service charges are based on services received by that property.
If the property is within a block, costs will be based on a fair apportionment of the
services received, between all properties in that block.

4.3 Independent Living Charge

For properties designated as Independent Living, a fixed Independent Living charge
is applied to each property. This charge assists the residents to live in their home
and community, ensure the Health & Safety Compliance regulations are met, and
they can sustain a tenancy. These Sheltered Housing schemes offer additional
support to all customers living at the scheme. Where a customer chooses not to
engage with parts of the service, the charge is still applicable in full.

4.4 Service Charge Consultation

Where the level of service received by tenants’ changes, after consultation with
them, an adjustment will be made to the charges at the point at which the service
delivery changes. Where tenants are dissatisfied with either the cost or level of
services received, they should follow BDHT’s complaints policy.

BDHT have an obligation under the Landlord and Tenant Act 1985 (sections 18 to
30) and the Service Charges (Consultation requirements) Regulations 2003 to
consult with tenants before any long-term contracts are entered into.

5.0Roles and Responsibilities
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The Director of Resources is responsible to the Chief Executive and the Board for
ensuring the implementation of this policy.

The Board will approve the annual rent increase and can agree any exemptions to
increases in both the rent and service charges based on market conditions or
specific circumstances.

6.0 Monitoring Policy effectiveness

Bdht will monitor the effectiveness and review the implementation of this policy,
regularly considering its suitability, adequacy and effectiveness.

7.0Equality & Diversity

A key element of the Equality standards involves carrying out an Equality Impact
Assessment on all existing and new policies to ensure they do not have an adverse
impact or promote any form of discrimination to particular groups or associated
protected characteristics.

This policy upon request can be provided in languages other than English, in Braille,
Large Print and Audio format.

8.0 Associated Policies & Procedures:

¢ Income and Debt Policy;
e Leaseholder Policy;
e Complaints Policy;

9.0 Statutory and Legal Framework:

e Housing and Regeneration Act 2008

¢ RSH Rent Standard and associated guidance

e The Government’s Policy Statement on Rents for Social Housing

e Equality Act 2010

¢ Housing Act legislation

e Landlord and Tenant Act 1985

e Social Housing Rents (Exceptions and Miscellaneous Provisions) Regulations
2016

10.0 Board / EMT Approval
Approved November 2024 by the Board.
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11.0

12.0

13.0

Review Date

This policy will be reviewed annually in line with the Board review and approval of
rent and service charge changes for the coming year.

Responsibility for implementing the policy

The Director of Resources is responsible for the implementation of this policy, in
conjunction with the Director of Asset Management & Development and the Director
of Housing & Communities.

Equality policy statement

At bdht we are proud to serve and work within a diverse society. We recognise that
some individuals and communities face systemic barriers, disadvantages, and
discrimination, including those related to socio-economic background, caring
responsibilities, and the impact of intersectionality.

We believe that discrimination in any form is unacceptable. In all our areas of work
we are committed to ensuring that our policies, practices, and services promote
fairness, equality, and respect for all. We aim to reduce inequalities, promote respect,
and create an equitable culture within our organisation.

bdht fully complies with the Equality Act 2010 and all relevant statutory and
regulatory guidance, including that issued by the Regulator of Social Housing, Homes
England, the Government Equalities Office, and our funding partners.

We believe that equality of opportunity is fundamental to delivering excellent services
and building vibrant communities together. Our commitment is underpinned by clear
policies, regular monitoring, and continuous review — all of which are actively
supported by our Board and Teams.
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