
Housing policy or Back to the Poor 
House? housing in Hastings 



The Research 

• CUPP seed funded research with Brighton 
Housing Trust Hasting Housing Access Project 

• We used a ‘patchwork’ method of data collection 
• The aims of the research were to: 

– Myth bust stereotypical constructions of landlord and 
tenant 

– Examine the issue of affordability (landlord and 
tenant) 

– Investigate marginalisation of tenants 
 
 



Backdrop 

• Government solution to housing has been to 
remove barriers to market forces (Stonehouse 
et al, 2015) 

• The private rented sector (PRS) has been 
encouraged to grow and provides housing for 
4.4 million (DCLG, 2015) 

• Employed numbers in PRS fell to where  only 
33% of tenants are in employment 



Rent Increases and LHA 

• The 2011 changes to the LHA significantly 
reduced levels of HB 

• At the same time there has been a 25% increase 
in the PRS 

• The changes mean that those on benefit are 
unable to live in houses out of the reach of others 
(DCLG, 2013) 

• In March 2016 LAs were able to cap rent 
increases where the PRS is being squeezed 
(Alexander, 2016)  



‘the key is not to make properties 
unaffordable.  The last thing we 
need to do for the sake of £10 or 
£20 is for our tenants to go into 
arears’ (Landlord) 

‘landlords are now more cautious who 
they allow to live in their properties; 

the criteria, the benchmarks are 
higher’ (Letting Agent) 

Margins are getting very 
squeezed’ (Landlord) The LHA is no longer 

meeting the costs of 
housing putting people on 

benefit with a serious 
short fall’ (Landlord) 



Over one third of the people within the PRS are 
in poverty (JRF, 2015) 

‘I pay a top up of £25 a 
month on top of my housing 

benefit’ (Tenant) 
‘about £80 per fortnight 
will go onto my top up 
which includes gas and 

water’ (Tenant) 
Anyone who comes to us under 35 
we couldn't help unless they had 

someone on the family or a friend 
who can help them with the rent’ 

(Landlord) 



Tenants on Housing Benefit 
Where social housing was perceived as more than just 
the ability to pay, policy is now concerned with benefit 
restrictions (Bright, 2014) 

 

‘there is beginning to be a serious 
gap in the costs of operating a 

rental property, the landlord’s costs 
and the payment level we see in 

welfare payment’ (Landlord) 

‘almost all rents in the last 18 
months have gone up above the 

amount housing benefit are 
willing to pay’ (Tenant) 



The PRS is increasingly the only tenure for people in 
receipt of housing benefit as a result of years of 
privatisation and deregulation (Powell, 2015) 

‘it is going to be particularly 
hard for tenants who are not in 
employment, who are wholly 

dependent on the welfare 
system.  I think it is going to be 

really impossible’ (Landlord) 

‘I think it [benefit] was seen as an 
easier option for landlords as it was 
guaranteed rent and a safe bet. I am 

looking now and all I see is no 
housing benefit, no JSA …’ (Tenant) 



‘they [landlords] are saying no problem 
with the LHA but you have got to have 

some hours working somewhere’ 
(Landlord) 

we have some landlords that will 
accept housing benefit but I wouldn’t 
say they welcome them and choose 
them above a working professional. 

No!’ (Agent) 

‘People contact us direct and we explain to 
them if you have not got a guarantor then 

you cannot rent from us if you are LHA. 
Probably nine out of ten do not have a 

guarantor’ (Landlord) 



‘we are insisting that everyone who comes to us on 
universal credit that they must have a guarantor and 
that guarantor must be a home owner and they must 
be earning in multiples of that tent’s rent’ (Landlord) 

‘Where we have seen rent increases in new 
building we have bought, we have increased the 
standards and rented to working people because 

HB does not cover the higher rents’ (Landlord) 

Where do people go? There is only bed 
and breakfast ‘and how much is that 

costing the nation? Where’s the sense in 
that?’ (Landlord) 



Security of Tenure and retaliatory 
evictions 

 
The human right to adequate housing is the right of 
every woman, man, youth and child to acquire and 
sustain a secure home and community in which to 
live in peace and dignity. The right to housing is 
codified as a human right in the Universal 
Declaration of Human Rights (1988)   
• The link between security and home ownership 

(Field, 2014) 



It is not within the interests of landlords to evict 
tenants, it is time consuming, expensive and 
uncertain 
 

A happy and content tenants is exactly 
what a landlord wants and … does not 

wat to suffer considerable costs involved 
in evicting a tenant’ (Landlord) 

‘It is far more effective to deal with 
a repair’ (Landlord) 

‘… it is a financial non 
starter’ (Landlord) a tiny percentage of cases of 

rather small minded people 
would, do, evict tenants who 

complain’  (Landlord) 



A somewhat different picture from 
the tenants: 

‘quick to evict if late with the 
rent or complain’ (Wall 

Notes) 

‘evicted because I called 
Environmental Health’ (Wall 

Notes) ‘… my last flat was sold 
beneath me’ (Tenant) 

‘I know lots of other people 
that have made complaints 

and have to get out or worry 
that they will be out’ (Tenant) 

‘… asthma – have been renting for years, 
the landlord says if we apply to 

environmental health he will evict us’ 
(Wall Notes) 



Stigma 
Stigma is a social process: disqualification 
(Goffman, 1963) 

‘The stigma is higher for 
people claiming JSA and oh, if 

you’re a single mum and 
claiming JSA you are certainly 
seen as the lowest of the low’ 

(Tenant) 
‘it’s a look down the 

nose at people; look at 
where you are and you 

shouldn’t be there’ 
(Tenant) 



Housing has become more than just a home it is 
linked to social standing and status (Smith, 2008) 
resulting in inequality and polarisation 

One landlord argued that stigma was a myth rather than a reality 

‘…only one or two agents take HB 
…even when the advert says they 

accept HB when you phone up 
they [agents] say no’ 

‘I feel embarrassed admitting 
that I am in the process of 

claiming benefits’ 



Future for the PRS in Hastings 
Clause 24 is aimed at freeing up property allowing 
an increase in home ownership 

 

‘I don’t think that Hastings as 
an area has enough social 
housing for people on HB’ 

(Agent) 

‘the rented accommodation is an 
increasing problem. I have noticed 

that there is just nowhere for 
people to live, the rents are too 
high people are in debt over it’ 

(Tenant) 



‘… I think that landlords will either be selling 
up or getting out of the area and putting 

their monies elsewhere’ (Agent) 

‘what we have started doing now is any 
new building we buy the specification of 

the building is higher … which 
unfortunately will price out LHA’ (Landlord) 

There are not enough decent tenants and landlords to 
go around and the affordable housing with HB is often 

a low standard which attracts tenants that may not 
bother and landlords that are happy to ship in and ship 

out without following rules and regulations’ (Agent) 



Housing Bill and the Future 

• People cannot be separated from their social 
and political context and the focus on home 
ownership has made invisible the real issues 
for UK housing (Unwin, 2015) 

• The Right to Buy currently going through 
Parliament could potentially open up 
ownership to 1.8 million 

• The subsidy is appealing (95,500 in London 
and £63,000 elsewhere) 



The picture in Hastings 
• landlords in the licensing scheme area who are 

not signed up will not be able to enact Article 21 
• The new Housing Act may force out the 

‘accidental landlords’ replacing and 
professionalise the service 

• HBC have to juggle expectations with firefighting  
• Homelessness is up by 200% 
• 18-21 eligibility for HB rescinded 
• Access to affordable accommodation         poorer 

people will tolerate poor conditions         
increased inequality        
 



Housing Policy or back to the Poor 
House? What future for Hastings? 



• Finally – we are wanting to take this 
research further, focusing on the 
housing scene in Hastings.  This 
research has covered a great deal so 
we want to narrow this down and 
would greatly appreciate your 
feedback as to your consideration of 
the pivotal issues affecting the PRS 
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