
BUILDING
NEW HOMES
THE CHALLENGE

It is now widely accepted that England has a housing crisis – and its housing market is broken. This is the 
consequence of decades of chronic undersupply. There is a broad consensus that we need around 220,000 new 
homes a year just to keep pace with growing need, but we have not built this number of homes since 1979. And in 
the five years between 2011 and 2015, we have created a shortfall of over half a million new homes.

The implications of this are varied, extensive and well known:

• The average house now costs over ten times the average earnings

• The average income needed to buy a home is now almost £65,000 – yet the average annual income is closer  
 to £28,000

• There is no region in England where a low-income worker pays less than 30% of their income to rent   
 privately.

And it’s not just a housing problem. The lack of housing, at a price people can afford, is a drain on our economy. 
It limits economic growth and productivity. Unaffordable house prices stop people moving to where the jobs are. 
That’s bad news for people who can’t find work, and bad news for companies, who can’t attract the workforce they 
need. And low levels of house building means less work for everyone involved in the construction industry.

OUR OFFER

Housing associations are ready and able to step up to the challenge. We share the Government’s ambition to 
significantly increase the number of homes built each year. We already build around a third of all new homes each 
year – and have an ambition to go much further. We are keen to be at the forefront of transforming the approach to 
house building in this country and are uniquely placed to act as a catalyst for growth and delivery.  

Over the next five years, we aim to build over 250,000 new homes. We will have a housing offer for everyone – 
affordable and market homes for rent and sale. We will provide supported housing for thousands of older and 
vulnerable people – alongside homes for young people, families and first-time buyers.

To deliver these homes, we will:

• Continue to match every pound of public investment with six pounds raised privately

• Explore opportunities to make more use of innovative offsite manufacturing and invest in skills training

• Continue to work efficiently and generate a surplus, all of which will be reinvested in delivering on our social  
 purpose

• Drive large-scale regeneration programmes and continue to invest in communities. 

National Housing Federation is the trade body for housing associations across England. We believe that 
everyone should have the home they need at a price they can afford. For further information, please 
contact Gabrielle Wain, Public Affairs Manager at the National Housing Federation on 020 7067 1029 or by 
emailing gabrielle.wain@housing.org.uk. 



HELPING PEOPLE OUT
OF HOSPITAL, BACK HOME 

THE CHALLENGE

The NHS is experiencing higher demand than ever before. Last winter thousands of people who had received 
treatment from the NHS found that there was nowhere suitable for them to go next. Delayed transfers of care 
reached a record high, with thousands stuck in acute wards who didn’t need to be there. In January alone over 7,000 
people were left in hospital despite being medically ready to leave.

This means people are stuck in hospital for longer than is necessary, which has a significant impact on recovery 
time as well as overall health and independence. Older people can lose 5% of muscle strength for every day they 
remain in a hospital bed, meaning every unnecessary day they spend in hospital makes it harder for them to regain 
their mobility and independence.

As well as having a significant impact on people’s lives, delayed transfers of care are costly for the NHS and add 
unnecessary pressure to a service that is already under huge strain. In 2015/16 the NHS had a deficit of £1.85bn, 
the largest aggregate deficit in the service’s history. We know that without action, things will get worse next winter. 

WHAT ARE THE PROBLEMS?

• Lack of step down beds – step down housing services provide an option for people who are medically well  
 enough to leave hospital but not ready to return home where they can access the support they need to   
 prepare for independent living again.

• Slow speed of discharge from hospital – the average waiting time for a place in a home-based intermediate  
 care service is currently six days.

• Rising rates of readmission – the rate of emergency readmissions within 28 days of leaving hospital runs at  
 15% for older people and numbers are rising.

• Lack of an effective funding mechanism – the Better Care Fund isn’t as effective as it could be at getting  
 people out of hospital and into the community.

OUR SOLUTION

Housing associations are ideally placed to help. We already offer specialist and supported housing to half a million 
people in England.

We have developed a joined-up plan to help people out of hospital, into a suitable home with the right support. As 
part of this sector-wide offer we’ll be looking at targeted support for the 19 local authority areas that are struggling 
most with this issue.

We have identified four key components of any sector-wide offer:

1. A number of housing association units or beds nationally which can facilitate efficient discharge from   
 hospital.
2. Housing associations are open to seconding staff to discharge teams locally to coordinate and speed up  
 transfers of care.
3. A care package that can reduce readmissions.
4. A commitment to facilitating robust evaluation of this solution.

Our offer will ensure people are getting the care they need, and will free up the NHS to deliver its services to 
those who need them most. 
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everyone should have the home they need at a price they can afford. For further information, please 
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A BETTER DEAL FOR
RENTING FAMILIES
THE CHALLENGE

More families are renting than ever before. There are now over four million households renting their home from 
a private landlord – a number that’s almost doubled over the last ten years. Standards and satisfaction amongst 
households in the private rented sector remain low when compared to those in affordable housing and owner 
occupation. Concerns tend to relate to security and affordability.

Today one in four of all families with children live in a home rented from a private landlord. Most of these will be 
on short-term tenancies, meaning they may need to move home before they had planned to, which can mean 
children moving school, alongside the uncertainty and costs associated with taking on a new rental property. Last 
year alone, an estimated 65,000 families said that they were forced to change their child’s school the last time they 
moved within the private rented sector.

We believe it’s vital that families can put down roots and build networks of care and support. Children need stability 
and somewhere to call home while they grow up. 

OUR OFFER

Housing associations would like to set out their shared commitment to continuing to drive up standards in the 
private rented sector.

As the country’s biggest landlords, housing associations have significantly increased the number of homes they 
offer for private rent. A number have also been at the forefront of the growth of the Build to Rent sector – delivering 
large-scale, purpose-built, high quality, professionally managed private rented homes. They currently own over 
50,000 homes for private rent and have plans to invest hundreds of millions to build even more.

Housing associations will work with the Government to ensure that families who rent get a better deal. We want to 
drive up standards and transform the private rented sector. 

Firstly, we will offer greater certainty by offering tenancies of three years or more to tenants in new, purpose-built 
private rent homes. We recognise that some tenants will want the flexibility of a shorter tenancy of six months or a 
year and all will be free to agree a tenancy length that suits their needs. For those on long and short tenancies, we 
will offer a great service, an ethical landlord and a high quality home. 

And secondly, we believe that all private renters deserve a professional management service. This includes an 
efficient and professional repairs and maintenance service, and a clear and transparent approach to rent increases. 
This will help to ensure that private renters aren’t hit by unexpected costs and, with housing associations’ wider 
support, are better able to transition to home ownership.
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A SECURE HOME FOR OLDER
AND VULNERABLE PEOPLE
THE CHALLENGE

Supported housing provides a secure, safe place to stay for people with support needs. The great majority of these 
homes are sheltered housing for older people or housing for those with long-term disabilities.

The housing association sector is the largest provider of supported and sheltered housing in the country, providing 
homes and services to over half a million people across England.

As well as transforming lives and allowing people to live independently and with dignity, these homes and services 
deliver significant savings to the public purse. For example, for older people, the annual saving to the taxpayer 
through reduced reliance on health and social care services is estimated at around £3,000 per person. For people 
with learning disabilities and mental health issues, the annual saving per person rises to between £12,500 and 
£15,500.

Though the Government has pledged to protect the funding for these vital services, the system they have proposed 
still puts their future at risk. A decent home for disabled, vulnerable or older people will now be dependent on an 
optional local top up.

England already has a shortfall of nearly 17,000 supported housing places for working age people and, if current 
trends continue, this will more than double to over 35,000 places by 2020/21. If no action is taken to meet the gap 
in provision, by 2020/21 the cost to the taxpayer as a result of the additional pressure on other services would be 
£668m.

Housing associations need long-term certainty of funding to continue to run supported housing and develop new 
schemes. In its current form the proposed new system does not provide that certainty and puts the future of 
supported housing at risk.

OUR PROPOSAL

There is an opportunity for the new Government to put this right, and clear up the confusion and uncertainty.
We have consulted extensively with our housing association members and have developed a detailed proposal, 
supported by two cross-party committees of MPs, which would ensure that homes for people in need of support can 
still be provided.

At the centre of this proposal is the recommendation that actual housing costs should be paid for through the 
benefits system. It is wrong and inappropriate to base the funding of homes for vulnerable and older people on the 
lowest rent levels in the private rented sector. We strongly urge the Government to consider setting an alternative 
allowance for supported and sheltered housing that is based on the actual costs of providing supported housing.

This would provide much needed certainty for tenants and providers, and would give housing associations the 
certainty they need to continue providing, and building more, supported housing.
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SUPPORT FOR LOW
INCOME RENTERS
THE CHALLENGE

People on lower incomes living in the rented sector are facing a growing gap between the support they receive 
towards their rent (known as the Local Housing Allowance [LHA]) and the actual rents they pay. This is because the 
allowance is set at a low level and has been frozen for four years from 2016.

The allowance is based on average private sector rents in the local area, and is intended to help people to rent a 
home in the cheapest 30% of the private rental market. LHA rates have not kept pace with rising rents, meaning 
that in some areas people can only afford to rent homes in the cheapest 10% of the market. This problem is not 
limited to traditionally higher value areas. Families across England living in places such as Luton, Milton Keynes 
and Bristol face a shortfall of over £100 a month between the LHA and average rents at the bottom end of the 
market.

Many working families receive support towards their rent because their income isn’t sufficient to afford private 
rents in their local area. Over 320,000 working families in England are expected to be affected by this freeze. In 
many cases this makes it increasingly difficult for families to continue to afford to live where they need to for work.
More people will end up in poverty or homeless as they try to make up the shortfall in their rent. The loss of a 
private tenancy is now the leading cause of homelessness in England.

IMPACT ON THE SOCIAL RENTED SECTOR

From April 2019 LHA rates will also begin to apply to people living in the social rented sector. This will have a 
particularly significant impact for vulnerable people aged under 35, older people, and people living in supported or 
sheltered housing.

Older people on lower incomes need reassurance that their rent will continue to be covered by benefits because 
they cannot be expected to take up employment to earn the additional income needed to make up any shortfall 
between their rent and the LHA.

If a tenant is single and under 35 they will only be entitled to the shared accommodation rate of the LHA. This 
means they will face a shortfall between the benefit they receive and the rent on a one bedroom social rented home. 
Many younger single people are allocated social housing because of vulnerability and pressing housing need, and 
unless exemptions to the shared accommodation rate are extended, vulnerable younger people will no longer be 
able to afford to live in social housing.

OUR PROPOSAL

We are calling on the next Government to undertake an evaluation of the operation and impact of the LHA to ensure 
that it better meets the housing needs for people on low incomes, including vulnerable and older people.
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INVESTING IN ALL
OUR COMMUNITIES
THE CHALLENGE

The Government has announced over £5bn of funding through its Home Building Fund and Housing Infrastructure 
Fund, which could unlock brownfield land and support large-scale, housing-led, strategic regeneration. However, 
its potential effectiveness is undermined by restrictions over the type of funding available, who can access the 
funding, where the funding can be spent and what type of housing the funding will support. Critically, there is 
limited opportunity for housing associations to engage with these programmes currently. 

Alongside this, the affordability and availability of land is one of the biggest barriers to getting more homes built, 
especially affordable homes. Reforming the way that the land market works and how land is made available 
for housing would help to ensure that the benefits of development can be shared by the local community. This 
is critical, as we know that more people support house building in their local area if the homes delivered are 
affordable.

Recent attempts to bring more land forward have been undermined by short-term economic constraints, restrictive 
planning policies, fragmented ownership and competition. This has resulted in continued delays in implementing 
planning permissions, uncertainty from inadequate local and national planning policy, and sites being too expensive 
to support a range of tenures.

OUR PROPOSAL 

Our proposal will ensure more land is released for housing, and in particular affordable housing, at a price that 
supports the delivery of all types of homes. It will also deliver a renewed focus on regeneration, ensuring that the 
benefits of housing-led growth are felt in all parts of the country.

To support large-scale, housing-led regeneration, existing funding should be used more flexibly to ensure more 
land is developable – and ensuring the type of funding reflects the market in which it’s invested. In practice, this 
means making this funding available to housing associations and using it to:

• cover the cost of remediation, site assembly and infrastructure provision

• invest as grant where this is essential to viability 

• focus it on strategic regeneration in all areas of the country, not just those of greatest housing demand.

To complement this, the Government should ensure that strong and appropriate local decision-making structures 
are in place across the country to deliver an integrated and joined-up approach to housing, transport and economic 
development, investment and planning. These structures should focus on delivering infrastructure to better link 
communities to jobs and the targeting of employment and skills support.   

To ensure a fair price is paid for public land, Treasury guidance on best value needs updating to encourage local 
authorities to sell land at a fair market price, and less than best value, rather than simply to the highest bidder.
This would allow public bodies to consider the wider social and economic benefits of house building and land bids, 
and agree to lower land costs if it allows the delivery of affordable homes – as well as other health, employment 
and skills opportunities.
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