
Rob’s extra Beyond The 
Bricks notes: Arsh Ellahi 

Overview 

In contrast to Mat (from the last email) who invests wherever in the world makes sense at 

the time, Arsh invests in Wolverhampton and finds a way to make the market work for him. 

He’s carved out a niche of serving tenants on benefits, and now has an agency with 

hundreds of tenants on his books - comprised of his own portfolio and properties managed 

for other landlords. 

Serving the LHA market hasn’t been an easy road, but Arsh has overcome all the challenges 

thrown his way so far - and by doing so, has arrived at a highly profitable model. His strategy 

is all about making the maximum amount of income now, rather than in the future - which is 

why he favours making money from property without owning it where possible, and “flipping” 

properties to bank the cash where there’s a potential gain to be made. 

Let’s take a look at how he does it, so you can do it too if you want to! 

The Arsh formula 

1. Use the LHA rate to determine how much to pay 
for a property 

The rate of LHA paid by the local council is published on the Valuation Office Agency’s 

website – follow this link and you can just enter a postcode to see how much rent is paid for 

different numbers of bedrooms. 

If the local authority will pay £450 per month for a 2-bedroom house (as they will in 

Wolverhampton), you know that if you pay £54,000 for a house you’ll get a 10% gross yield. 

This allows you to use strict criteria to decide what and where to buy. 

In theory, LHA is set in such a way that the amount paid by the council will give the claimant 

access to the cheapest 30% of properties. But because it’s calculated over broad areas, 

sometimes the LHA rate is a lot higher than you would get by renting to a professional tenant 

on the open market. 

Arsh took advantage of this in the way he operated his agency: rather than charging 

landlords a percentage, he just guaranteed them the income they would get on the open 

market and kept the extra rent that he got as a result of letting to LHA tenants. The landlord 

http://lha-direct.voa.gov.uk/search.aspx


wouldn’t have had the systems or the willingness to do it themselves, so they were happy to 

receive the money they would have got in the first place - without paying management 

commission. 

Arsh was therefore making good money from each property every month without having to 

own it - a great example of a business opportunity arising from working out how to solve your 

own problem, then profiting from solving that same problem for other people. 

Maximise the rent by knowing the rules inside out 

Again, because of the way that LHA is calculated, it is paid based on the number of 

bedrooms that a tenant is entitled to - *not* the size of the house they occupy. Entitlement is 

based on the composition of the family: for example, a married couple with a boy and a girl 

under the age of 10 would be entitled to two bedrooms. Once one of the children turns 11, 

they will be entitled to three bedrooms. 

The government’s website has a full list of what determines bedroom entitlement, and also a 

calculator you can use to work out the entitlement of a given family. 

So by knowing the rules, you can make sure your tenants are applying in such a way that 

maximises their entitlement.  

For example, Arsh uses the example of a young mother and her child, living with her mum 

and her step dad. As a family unit, they would be entitled to the 3-bedroom rate (£516 in 

Wolverhampton). However, they could apply instead as two households: the mother and 

child entitled to the 2-bedroom rate (£450), and *her* mother and stepdad entitled to the 1-

bedroom rate (£375). By setting the level of rent at the exact amount of rent they can claim 

and helping them apply in this way, this adds up to £309 more rent every month from the 

same family! 

For the occupants it’s exactly the same, because they wouldn’t be allowed to keep any 

excess entitlement. It could be seen as costing the taxpayer more money unnecessarily, but 

by the rules it’s entirely above board - so it’s a matter for your own conscience! 

Again, this knowledge could be used to maximise the income you generate from your 

portfolio, or to guarantee a “normal” level of rent to a landlord and make a great 

management fee on top. 

3. Use systems to keep everything running smoothly 

If this was easy, everyone would be doing it - but Arsh makes it look easy by having highly 

effective systems in place. 

The most important system takes care of making sure he gets paid. His chapter in Beyond 

The Bricks describes the lengthy process he’s been through to arrive at his current solution, 

https://www.gov.uk/housing-benefit/what-youll-get
http://lha-direct.voa.gov.uk/bedroomcalculator.aspx
http://lha-direct.voa.gov.uk/bedroomcalculator.aspx
http://lha-direct.voa.gov.uk/bedroomcalculator.aspx


but he now requires tenants to open an account with a credit union in order to rent from him. 

The credit union then pays the rent over to him, meaning no time is wasted in chasing 

arrears - after all, a great yield is only any good if the rent is actually being paid! 

Why does it work? 

Because Arsh is prepared to do things that other people aren’t. He’s persevered to find 

solutions when others would have given up, and he’s now well rewarded for the solutions 

he’s found. If most landlords were prepared to deal with LHA tenants, Arsh wouldn’t have a 

business model. 

As a result, Arsh has two separate income streams: his own portfolio has a high yield 

because he buys at the right place and uses his knowledge of the system to maximise the 

rent he receives, and he also makes money from properties without owning them by 

managing them for other landlords (at the equivalent of a hefty fee, although it costs the 

landlord nothing). 

He can then use the cash that’s generated to pay down his debt quickly, or to make cash 

purchases of properties that he can refurbish and sell on. 

Character traits needed 

Persistence. Arsh failed many times before he hit on a model that works. And even now, 

there’s a chance that the system will change and he’ll have to adapt yet again. 

A thick skin. Arsh is passionate about his tenants not being stigmatised, but he still 

encounters situations that a lot of landlords would find difficult to handle. 

Imagination. His cash-generating businesses have all resulted from finding an imaginative 

solution, then also having the imagination to offer it to others. 

Risks 

The main risk (other than occasional risks to personal safety!) is that the benefits system will 

change in a way that makes Arsh’s method far less profitable. He is confident that he can 

find a way to make money in any situation and will adapt again as he has before, but it’s 

nevertheless a risk of setting up a large-scale business around the way things are right now. 

Who is it right for 

People who want to generate cash quickly - making the largest possible income from each 

property, and even generating significant income from properties without owning them. As a 

result, it also has to be for people who are willing to do the work: the model can be passive 



once you’ve set up the systems for others to run it for you, but up until that point it’s anything 

but. 

It’s therefore right for people who would rather have money in the bank now than the 

potential for growth later. Properties that would be suited to this model will of course go up in 

the long term, but nowhere near as far or as fast as more “desirable” properties that are in 

an area with strong owner-occupier demand. Mat (who my previous set of notes covered) 

found that his capital gains dwarfed his rental profits even though he was originally investing 

for income, and that insight meant that he’s bought for growth potential ever since. But there 

is a lot to be said for money in the bank too: it’s certain, it allows for faster expansion if you 

don’t have a lot to invest, and it allows debt to be paid down faster if that’s what you want to 

do. 

Wrapping up 

So, in this and the last email I’ve given you my extra notes on two very different chapters 

from Beyond The Bricks. I’d love to hear which strategy appeals to you more than the other, 

so do reply and let me know! 

If you’re torn between the two, or even between a whole load of other strategies, don’t worry: 

in my next email, I’m going to give you a simple framework that should make your goal-

setting process a lot easier and give you a solid plan to follow for the future. I’ll see you then! 


