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 52% of landlords said that LHA had made them less likely to take on new benefit tenants or had failed to convince them to start 

renting to benefit tenants in the first place: 

o Four out of ten of landlords already renting to benefit tenants were less likely to take on new benefit tenants because of 

LHA. With so many landlords less likely to take on new benefit tenants and moving away from the housing benefit market, 

the number of homes benefit tenants can access will decrease at precisely the time when more homes are needed. 

 54% of landlords who said that they would not rent to benefit tenants said that it was because of fears of rent arrears (either by 

the tenant or by local authority maladministration). 

 59% of landlords thought that LHA could be improved, with the top three improvements being: 

o An automatic trigger, after one month’s arrears, to direct payment to landlords 

o Better local authority administration of LHA 

o Better determination of the vulnerability of tenants by local authorities 

 54% of landlords said that they would be willing to rent to benefit tenants. Only 33% of landlords said that they would not rent 

to benefit tenants. 
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The research has found most landlords are willing to rent to benefit tenants but they are losing confidence in the way LHA works. This is 

discouraging landlords from offering accommodation to new benefit tenants and reducing the available pool of properties available to 

them.  

The Government and local authorities should work towards initiatives that ‘normalise’ benefit tenants’ engagement with the private-

rented sector. In order to improve the outcomes of LHA and increase the availability of private sector homes to benefit tenants, the 

Government and local authorities should: 

 Initiate an ‘automatic trigger’ for direct payment to landlords at one month’s rent arrears to enable local authorities to limit the 

amount of rent arrears generated by a tenant and allow local authorities more time to investigate why rent is not being paid to 

the landlord and whether the tenant has any support needs that are not being met. 

 Look at how local authorities administer housing benefit to ensure they are effectively engaging the private-rented sector. 

Councils should ensure landlords can communicate directly with benefit offices, access support for tenancy problems relating to 

LHA, and link in other local authority/third-sector private-rented sector housing initiatives to encourage greater participation by 

private sector landlords and create more landlord confidence in LHA. 

 Ensure the Department for Works and Pensions produces clear guidance for local authorities’ use of vulnerability criteria. Better 

determination of tenants’ support needs and vulnerability, which could affect their tenancy, would ensure that landlords and 

tenants have the support need to protect tenancies in the long run. 

 Create local authority links with local deposit guarantee schemes so each new LHA application is accompanied by a deposit 

guarantee bond. This would reduce the difference in landlord experience when renting to benefit tenants.   
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LHA 

 LHA came into force in April 2008 – with all new housing benefit claims after this point administered under the new system. 
Tenants currently on Housing Benefit, determined through Local Reference Rent (LRR), are being switched to LHA where there is a 
new claim because of a change in circumstances. 

 LHA affects only tenants in the private-rented sector. Tenants in council housing or in housing association homes are not affected 
by LHA.  

 Apart from the way that LHA benefit levels are determined, the main difference is that LHA is paid directly to tenants.  

 LHA is means-tested and tapered in exactly the same way as before. However, the eligible rent is fixed for a family of a given size in 
a given area. Everyone in the same circumstances gets the same amount. 

 It is now paid directly to the tenant unless the local authority identify that the recipient is vulnerable or the tenant is over eight 
weeks’ in arrears. 

 The way that the LHA rate is calculated is based upon Broad Market Rental Areas (BRMAs) –  a geographical area made up of two or 
more distinct areas of residential accommodation, within which a person could reasonably be expected to live having regard to 
facilities and services. 

 Tenants can keep up to £15 of their LHA payment if they can find accommodation cheaper than the LHA rate for their area and 
property size. 

 There are around 940,000 tenancies in the private-rented sector who are receiving housing benefit. 

 According to the Department of Works and Pensions, the projected costs to government of LHA will be: £2.6bn (2009-10); £3.7bn 
(2010-2011); £4.4bn (2011-2012). The increase of in cost of LHA will be 69% over this period – likely to be due, in part, to more 
tenants moving on to LHA, and an increase in applications for housing benefits because of the economic downturn. 

This survey 

 This survey was conducted through the NLA Members’ Survey Panel – the panel size is approximately 1,600 and we have analysed 
results from 476 responses that were received during a 3 week period.  
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Our Landlords 

The vast majority of landlords (79%) who responded to this survey 
were long-term landlords with five or more years’ experience of 
renting property. 

There was a balance between large portfolio landlords and smaller 
portfolio landlords responding to the survey. Over one third of 
landlords in this survey had less than 6 properties and a quarter had 
16 properties or more. 

Over a third of landlords in the survey held property in London 
and the South East (37%), however, the survey benefited from 
landlord views from every 
region in England as well 
as Scotland, Wales and 
Northern Ireland.  

Just over half the 
landlords in the survey 
currently had Housing Benefit tenants and only 42% of landlords had a tenant receiving LHA. Since LHA does not require the tenant to 
notify landlords that they are receiving LHA many landlords could be left unaware till there is a problem. And many benefit tenants are 
still to have their benefits moved to LHA due to a change in circumstance. 
 

Length of Experience  

Less than one year 2% 

Between 1-2 years 5% 

Between 3-5 years 14% 

Over 5 years 79% 



 

Page | 6 

54%
33%

13%

Landlords' willingness to rent to 
benefited tenants

Yes

No

Undecided

0%

20%

40%

60%

80%

100%

North East Yorkshire 
and 

Humber

North West East 
Midlands

West 
Midlands

East of 
England

South East London South West Northern 
Ireland

Scotland Wales

Landlords' willingness to rent to benefit tenants by region

Yes No Undecided

Regionally: 

 London landlords were equally split on whether to rent to 
benefit tenants as not; 

 Over 60 per cent of landlords in the six government regions 
were willing to rent to benefit tenants; and  

 Landlords in the West Midlands were the most undecided on 
whether to rent to benefit tenants or not. 

 

* Note: responses from Northern Ireland members were too small to be statistically 

significant on their own. 

Willingness to let to benefit tenants 
 

One criticism of the private-rented sector is that landlords dismiss to 
benefit tenants ‘out-of-hand’ – in fact our research found that a majority 
of landlords were willing to rent to benefit tenants (54%).  

Only 33 per cent said for definite tƘŜȅ ǿƻǳƭŘƴΩǘ ǘŀƪŜ ōŜƴŜŦƛǘŜŘ ǘŜƴŀƴǘǎΦ  
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Landlords also pointed out:  

 Many mortgage lenders do not allow landlords to rent to benefit tenants; 

 The difference between the local LHA rate and the proper market rate for properties can be large enough to 

make renting to benefit tenants unsustainable; 

 Insurance companies sometimes will not insure properties rented to benefit tenants; 

 The inability of many benefit tenants being able to afford a deposit like other tenants; and  

 TƘŜ ōŜƴŜŦƛǘ ǇŀȅƳŜƴǘǎ ƻƴƭȅ ǎǘŀǊǘ ŀŦǘŜǊ ŦƻǳǊ ǿŜŜƪǎΩ ŀǊǊŜŀǊǎΣ ǊŀǘƘŜǊ than in advance as with most rent 

agreements. 

 

Reasons for not letting to benefit tenants 

 

Where landlords did not want to rent to benefit 
tenants, it was the fear of rent arrears was 
landlordsΩ top issue (covering 54% of landlords), 
when asked why they might be unwilling to rent to 
benefit tenants:  

 33% of landlords were worried about tenants 
not paying their rent; 

 21% of landlords were worried about rent 
arrears created by local authority 
maladministration. 

One in five landlords said their letting agent had a 

policy of not accepting benefit tenants. 

Just under 19% thought they did not ‘operate in 

this part of the market’.  
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How has LHA affected landlordsȭ decisions to rent to benefit recipients? 
 

We asked landlords how the introduction of LHA has affected 
landlords’ willingness to rent their properties to LHA tenants: 

 Only 25% of landlords said they would continue to rent to 
LHA tenants and LHA had made them more likely to accept 
benefit tenants; 

 In total 52% of landlords said they were less likely to take 
on new benefit tenants or had failed to convince them to 
start renting to benefit tenants in the first place.   

 23% of landlords were left ‘undecided’ by the introduction 
of LHA.  

When looking specifically at those landlords who already 
accept benefit tenancies:  

 Over four out of ten landlords said the introduction of LHA 
had made them less likely to rent to benefit tenants; 

 Only 8% of landlords said LHA had made them more likely to 
take on new benefit tenants; 

 A large group of landlords, 38%, said it would not change their 
current position. However, tenants are still ‘rolling’ onto LHA 
it might be that these landlords have not had any experience 
of the LHA system. 
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The majority of landlords, almost six out of ten, thought LHA could be improved.  The remaining landlords said they ‘didn’t know’ 
though it is unclear whether this meant they did not have an opinion on how LHA could improved or whether they considered LHA a 
‘lost cause’. 

 

Three separate groups of landlords were asked how they thought LHA could be improved, and gave them five options (low benefit rates 
raised, better local authority administration, automatic direct payment to landlord after a month arrears, better determination of 
vulnerability criteria, and other): 

a. Landlords who said they understand how LHA works; 

b. Landlords who already rent to benefit tenants; and 

c. Landlords who do not rent to benefit tenants. 
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Landlords who understand LHA 

 The largest group of landlords, 38%, thought an 

automatic ‘trigger’ of direct payment to landlords 

after a month’s arrears would improve LHA; 

 The second largest group said better local 

authority administration would improve LHA; 

 A further fifth of landlords thought better 

determination of the vulnerability of tenants by 

local authorities would improve LHA. 

Landlords who are prepared to let to benefit tenants 

 The largest group of landlords, 38%, thought that 

an ‘automatic trigger’ after a month’s arrears who 

improve LHA; 

 The slightly more landlords in this group, 24%, 

thought better local authority administration 

would improve LHA, presumably because of prior 

experience of working with local authorities; 

 The third largest group of landlords, 19%, thought 

better determination of the vulnerability of 

tenants by local authorities would improve LHA. 

If so, how? 
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Landlords who do not let to benefit tenants 

 The largest group of landlords, 37%, again thought 

an automatic ‘trigger’ of direct payment to 

landlords after a month’s arrears would improve 

LHA; 

 The second largest group of landlords, a slightly 

group of 26%, said better local authority 

administration would improve LHA; 

 A further 13% of landlords thought better 

determination of the vulnerability of tenants by 

local authorities would improve LHA. 
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If so, how?/...2 

Landlords were surprisingly uniform in agreeing that the top three improvements that could be made to LHA were: 

 !ƴ ΨŀǳǘƻƳŀǘƛŎ ǘǊƛƎƎŜǊΩ ŀǘ ƻƴŜ ƳƻƴǘƘΩǎ ŀǊǊŜŀǊǎ ǘƻ ŘƛǊŜŎǘ ǇŀȅƳŜƴǘ ƻŦ [I! ǘƻ ƭŀƴŘƭƻǊŘǎ 

This would enable the tenancy to be secured and would stop further rent arrears being generated by the tenant. It would also give 
local authorities more time to investigate if there were any underlying vulnerability issues affecting the tenant or support needs. 

 Better local authority administration of LHA 

There are many ways in which local authorities could improve the ways that administer LHA. They could be more creative in the 

way that they engage with landlords who rent out to benefit tenants. Better channels of communication, faster reaction to 

individual tenant issues, and better support for landlords are all possible. 

 Better determination of vulnerability of tenants by local authorities 

There is a lack of central government guidance on how local authorities should identify and deal with tenants who are vulnerable. 

Creating more consistency and options for local authorities would ensure that tenants and landlords get the support they need. 


