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1. Introduction [2:  ] 

1.1 Rent is the main source of revenue for YMCA Blackburn. It pays for the management, maintenance, and modernisation of our existing housing stock, and is also the primary source of funds for repaying loans used to build or acquire new properties.
1.2 YMCA Blackburn remain committed to delivering good quality social and affordable housing for people in need of housing. 
[bookmark: _Toc199236965]2. Definitions
1.3 For the purposes of this Policy:
[image: ]‘Rent Policy Statement’ means the Policy Statement on Rents for Social Housing published by the Secretary of State on 1 April 2026, together with any subsequent amendment or replacement.
[image: ]‘Rent Standard’ means the Regulator of Social Housing’s Rent Standard 2026, applicable from 1 April 2026, together with any subsequent amendment or replacement.
[image: ]‘Formula Rent’ refers to the calculation as set out in The Rent Standard
[image: ]The ‘Local Housing Allowance’ rate refers to the maximum amount of housing benefit that a private renter can claim to help pay their rent.
[bookmark: _Toc199236966]3. Purpose and scope
1.4 This Policy explains how YMCA Blackburn calculates and charge:
[image: ]rent for all residential properties for both core rent and service charges where these are applicable.
1.5 The purpose of this Policy is to:
[image: ]Ensure that the YMCA Blackburn adheres to current government legislation and regulation when setting and agreeing rents.
[image: ]Provide a clear and consistent framework for setting and reviewing the rents of all properties.
[image: ]Provide as much financial certainty for the organsiation as possible and our lenders.
[image: ]Maximise the income available to maintain our existing housing stock and to construct or acquire new homes, 
1.6 [image: ]The policy applies to all properties and assets that are accounted for in the HRA, including: 
Rented residential accommodation; to include supported and general needs social and affordable properties.
[image: ]Service charges for rented accommodation. 
[bookmark: _Toc199236967]4. Rent policy background
1.7 Social rent properties delivered by YMCA Blackburn are calculated using the ‘formula rent’ calculation for each property, which takes account of the relative value of the property, relative local income levels, and the size of the property. The principle aim of this formula-based approach is to ensure that similar rents are charged for similar properties. 
1.8 In 2011, the government introduced Affordable Rent, which permits rents to be set at up to 80% of the market rent (inclusive of service charges). The introduction of Affordable Rent was intended to fund the construction of more new affordable housing at sub-market rent. Existing vacant properties may be converted from Formula Rent to Affordable Rent in certain circumstances.
1.9 From April 2015, the government made it possible for social landlords to charge a full market rent where a social tenant household has an annual income of at least £60,000. This was designed to allow landlords to make better use of their housing stock, rather than requiring them to provide sub-market rent properties to households with relatively high incomes.
1.10 Government policy has also limited maximum annual changes to Formula Rent and Affordable Rent levels. The Welfare Reform and Work Act 2016 introduced a requirement of social landlords to reduce rents by 1% each year for four years. The measure was forecast to save
£1.4 billion by 2020/21, primarily in reduced Housing Benefit expenditure and social housing tenants were expected to benefit by approximately £700 per year (as of 2015). 
1.11 In October 2017, the government announced its intention to set a rent regime for local authority landlords and registered providers of social housing that permitted annual increase of Formula Rent and Affordable Rents of up to the Consumer Price Index (CPI) + 1% from April 2020, for a period of at least five years (‘the new policy’). It did not override landlords’ statutory obligation to complete the four-year rent reduction required by the Welfare Reform and Work Act 2016. This was further extended by a further year until April 2026. 

1.12 From 1 April 2020, Registered Providers of Social Housing, including Local Authorities, must comply in full of all the requirements and expectations set out in the Rent Standard. They must also comply with the Policy Statement on Rents for Social Housing 2019 on the setting, increase and decrease of rents and service charges.
1.13 The Autumn Statement 2022 announced rent increases would be capped at 7% after the conclusion of the Government’s consultation regarding the introduction of a rent ceiling from 1 April 2023 to 31 March 2024. The cap is believed to strike a balance between shielding current social tenants (the cap does not apply to new social tenants) from inflationary increase to their rents (which at one point reached as high as 11%) and registered providers ability to manage the impact to their own finances as well as investment in new affordable housing. DLUHC have confirmed that the cap will only be in place for the 2023/24 financial year (FY).
[bookmark: _Toc199236968]5. Legislation, regulation and guidance
1. This policy is informed by the Housing and Regeneration Act 2008; the Direction on the Rent Standard 2026; the Regulator of Social Housing’s Rent Standard 2026; the Policy Statement on Rents for Social Housing applicable from 1 April 2026; the Regulator’s annual guidance on formula rent inflation and rent caps; the Landlord and Tenant Act 1985; the Welfare Reform and Work Act 2016 and associated regulations, where relevant to historic compliance; and the terms of each tenancy, license, funding agreement and Affordable Rent delivery agreement.
[image: ][image: ]The Housing Act 1985 (Section 24) The Landlord and Tenant Act 1985
[image: ]Local Government and Housing Act 1989
[image: ][image: ]Housing and Regeneration Act 2008 (Section 197(a)) The Health and Social Care Act 2012
[image: ]Guidance on rents for social housing – Department for Communities and Local Government, May 2014
[image: ][image: ]Social Housing Rents (Exceptions and Miscellaneous Provisions) Regulations 2016 Welfare Reforms and Work Act 2016
[image: ]Direction on the Rent Standard 2019
[image: ][image: ][image: ]Policy Statement on Rents for Social Housing issued by the Secretary of State February 2019 Rent Standard Guidance 2020 – Department of Levelling-Up, Housing and Communities Rent Standard 2023 – Regulator of Social Housing

[bookmark: _Toc199236970][bookmark: _Toc199236969]6. Policy statements
Summary
1.14 YMCA Blackburn sets rents for residential accommodation in accordance with the Policy Statement and the Rent Standard. In summary, the key points of this policy are:
1. From 1 April 2024 all tenancies/ licenses, existing and new, will be let at the rent rate of CPI+1%, or in accordance with any rent cap or decision introduced by Government policy and / or legislation.
2. YMCA Blackburn will continue to engage with Homes England to build new homes at Affordable and Social Rent to help fund the construction of new housing.
· Affordable Rent, inclusive of service charges, will be set at no more than 80% of the relevant gross market rent and in accordance with the applicable Homes England, Greater London Authority or Secretary of State agreement. YMCA Blackburn will also consider affordability when setting the rent.
[bookmark: _Toc199236971]Formula rent
[bookmark: _Toc199236972]Overview
1.15 This section applies to all residential accommodation let at formula rent. This means all low-cost rental accommodation except:
[image: ]Accommodation let at affordable rent
1.16 Formula Rents are exclusive of any services charges. 
[bookmark: _Toc199236973]Calculating formula rent
1.17 The basis for the calculation of Formula Rent is: 
70% of the national average rent Multiplied by relative county earnings Multiplied by the bedroom weight Plus
30% of the national average rent Multiplied by relative property value

‘National rent’ refers to the national (England) average rent in April 2000.
‘Relative county earnings’ refer to the average manual earnings for the county in which the property is located divided by the national average manual earnings, both at 1999 levels.
‘Relative property value’ refers to an individual property’s value divided by the national (England) average property value, as at January 1999 prices.
1.18 Putting the relevant information into the above formula gives the formula rent for 2000/01 for the property, which must then be uprated, for each year, using the relevant uplift. The relevant information and annual uplist are contained in the Policy Statement. 
[bookmark: _Toc199236974]Changes to rents
	Subject to future government intervention and the applicable requirements of the Rent Standard, the maximum annual increase for Social Rent and Affordable Rent is CPI plus one percentage point for rent periods beginning from 1 April 2026 to 31 March 2036. CPI means the percentage change in the all-items Consumer Prices Index over the 12 months to the September preceding the relevant financial year.
[bookmark: _Toc199236975]
Where the actual weekly rent for a Social Rent home is below formula rent, YMCA Blackburn may apply the convergence mechanism permitted by the Rent Standard 2026. In addition to the otherwise permitted annual increase, the weekly rent may be increased by up to £1 from 1 April 2027 and by up to £2 from 1 April 2028, until formula rent is reached. Any convergence increase will remain subject to the applicable rent cap, tenancy terms, statutory notice requirements, affordability considerations and the organisation’s approval arrangements.
Rent caps
1.19 Formula Rent is subject to a rent cap based on the number of bedrooms in a property. If Formula Rent were higher than the rent cap for a particular property, the rent cap would be used instead. Rent caps are set by central Government and are subject to change.
1.20 Where a property whose rent has been subject to the rent cap comes up for re-let (and Formula Rent remains above the rent cap), the new rent will be set up to the rent cap level.
[bookmark: _Toc199236976]Rent flexibility
· YMCA Blackburn may use the rent flexibility permitted by the Rent Policy Statement where there is a clear rationale, supported by evidence of local circumstances and affordability. Social Rent may be set above formula rent by no more than 5% for general needs housing or 10% for supported housing, subject in every case to the applicable rent cap. The rationale and approval for using rent flexibility will be documented.

[bookmark: _Toc199236977]Conversion of social rent properties
1.21 Registered providers such as YMCA Blackburn cannot convert a property charged at Formula Rent to the following rent types:
[image: ]Affordable Rent (except where we have an agreement by Homes England or the Secretary of State and under the terms set out in the definition of affordable rent in paragraph 3.3 of the Policy Statement on Rents for Social Housing);
[image: ]Market rent (unless a household has an income of at least £60,000 per year or more; or Intermediate rent.
[bookmark: _Toc199236978]Affordable rents
[bookmark: _Toc199236979]Overview
1. Affordable Rent may be charged only where the accommodation satisfies the conditions in the Rent Policy Statement and is permitted to be let on an Affordable Rent basis under an applicable agreement with Homes England, the Greater London Authority or the Secretary of State. Affordable Rent is inclusive of service charges and is not subject to the Social Rent formula provisions.
2. Affordable Rents are higher than Formula Rents. Calculating affordable rent
3. Affordable Rent must not exceed 80% of gross market rent (including applicable service charges). Gross market rent is the rent the property would reasonably be expected to let for in the private sector. Factors including property size, location type and service provision will be considered when the gross market rent is determined.
4. Affordable Rents charged by YMCA Blackburn will not exceed 80% of the gross market rent on which the property is situated either. 

[bookmark: _Toc199236980]Property valuations
1.22 Valuations for initial rent setting will be made in accordance with a method recognised by the Royal Institution of Chartered Surveyors (RICS) in the ‘Royal Institution of Chartered Surveyors – Professional Standards’ (known as the ‘Red Book’), and the Policy Statement.
1.23 When tenancies come up for re-issue or re-let, YMCA Blackburn will seek adequate comparable rents to re-set rents using a desktop valuation review of recent transactions. If comparable rents are not readily available, YMCA Blackburn will commission a full valuation to determine them.
[bookmark: _Toc199236981]Changes to rents
1.24 YMCA Blackburn will not increase Affordable Rents by more than CPI +1%, or by any cap introduced by Government as part of the national rent policy. CPI will be taken as of September of the previous year.
[bookmark: _Toc199236982]Re-setting affordable rent
1.25 When a tenancy of an Affordable Rented dwelling is let to a new tenant or re-let to an existing tenant, YMCA Blackburn will re-base rent for that property to ensure that the new rent does not exceed more than 80% of the relevant market rent. The Affordable Rent will be set at the lower of these two figures.
[bookmark: _Toc199236983]Conversion of affordable rent properties
1.26 A property charged at Affordable Rent cannot be converted (including when they are re-let) to:
[image: ]Market rent, (unless a household has an income of at least £60,000 per year or more; or Intermediate rent
[bookmark: _Toc199236984]Service charges
[bookmark: _Toc199236985]Overview
1.27 Service charges are variable charges payable for services, repairs, maintenance, improvements, or insurance, or YMCA Blackburn’s costs of management in respect of a dwelling, usually for services provided in blocks of flats, often for communal facilities and shared areas.

1.28 Service charges are not governed by the same factors as rent, although the Policy Statement on Rents for Social Housing encourages Registered Providers of Social Housing, including Local Authorities, to keep service charge increases to within CPI +1% (or 7% in 2023/24) to keep charges affordable, where factors allow this will be adhered to, however YMCA Blackburn recognise charges incurred as a result of delivering services must be recovered within these charges.
[bookmark: _Toc199236986]Calculating service charges
1.29 In calculating services charges, YMCA Blackburn will:
[image: ]Set reasonable and transparent service charges which reflect the service being provided to tenants.
[image: ]Ensure that the services and work are of a reasonable standard.
[image: ]Base service charges on actual expenditure for the preceding financial year (where reasonably possible).
[image: ]Supply tenant with clear information on how service charges are set. Identify service charges separately from the rent charge.
[image: ]Consult with tenants/residents where new or extended services are introduced, and an additional charge may need to be made.
[image: ]Reduce the service charge accordingly where the actual expenditure is less than the current charge.
[bookmark: _Toc199236987]Rent and service charge period
1.30 The average weekly rent is calculated on an annual rent cycle of 52 weeks in a financial year (or 53 weeks in some financial year).
[bookmark: _Toc199236988]Rent variation: timing, roles, responsibilities and authority
1.31 YMCA Blackburn implements rent and service charges changes annually, normally at the beginning of the financial year in April. Tenants/residents receive at least 4 weeks’ notice in writing of any changes to their rent or service charges.
[bookmark: _Toc199236989]7. Implementation, monitoring, and review
1.32 Performance of rental income collection is monitored and reported on a quarterly basis.
1.33 This Policy will be reviewed every 3 years and will be amended as necessary to comply with any new legislation, regulations or changes to the legislative and regulatory framework or significant change to the benefits system.
1.34 [bookmark: _Toc199236990]8. Equality, diversity, and inclusion
1.35 YMCA Blackburn is committed to promoting equality of opportunity and to eliminating unlawful discrimination on the grounds of race, age, disability, gender, sexual orientation, religion, belief, financial status, and any other difference that can lead to discrimination or unfair treatment considering the principles of the Equality Act 2010. 


Review Date: 	October 2026
Next Review Date: 	October 2029
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