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Summary of key points 

• This consultation relates specifically to the new Rent Standard, proposed to take effect in 
April 2020. 

• By law (the Localism Act 2011), the Regulator for Social Housing is obliged, in framing the 
new Rent Standard, to comply with the requirements of the rent direction issued by the 
Secretary of State on February 2019. 

• The rent direction (incorporating the policy statement issued along with it) is extremely 
detailed in its provisions. Consequently the regulator has no latitude in framing the new 
Rent Standard. 

• In these circumstances, the present consultation, although legally required, is a formality. It 
does not allow scope for raising policy issues regarding rents, since all substantive 
questions have been predetermined by the rent direction.
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1. Introduction 

This is the Federation’s response to the consultation by the Regulator of Social Housing on the 
proposed Rent Standard to take effect from 2020. 

The National Housing Federation is the voice of housing associations in England. Our members are 
united by a common purpose – to ensure everyone has access to a quality home that they can afford.  

2. Background to this consultation 

The regulation of social housing rents is one of the areas specified in the Localism Act 2011 as being 
subject to direction by the Secretary of State. Such a direction was issued on 25 February 2019. The 
direction is very detailed and effectively dictates the contents of the new Rent Standard. In these 
circumstances, the present consultation by the regulator, although legally required, is little more than 
a formality. Our response therefore reflects this. 

The rent direction provides that, from 2020 until the direction expires in 2025, social housing rents will, 
in general, revert to the CPI+1 formula that was briefly in effect before the statutory rent cut of 1% 
each year came into force from April 2016.  

The rent direction, and its accompanying policy statement, sets out in detail the creation of a ‘2020 
limit’ to act as the baseline from which future increases will be measured. It also incorporates special 
protection for existing affordable rent tenants to ensure that their rents cannot be rebased to 80% of 
the market level unless there is a change of tenant. 

It is notable that the Rent Standard will, for the first time, apply to local authority landlords as well as 
to housing associations. 

The Federation has already welcomed the return of the CPI+1 formula. Rental income is essential for 
the sustainability of housing associations. We understand that social housing residents are concerned 
about rent increases, but it is also important to recognize that most existing residents will have 
benefited over the previous four years from a reduction of 1% each year.  

Moreover, 60% of people living in social housing will not be impacted by the rent increase as their rent 
is covered by Housing Benefit, which will increase in line with the rent rise. We have also called on 
the Government to end the benefits freeze and the cap on benefits. Given the rent increases and the 
ongoing roll out of Universal Credit, it is even more important than before that these policies come to 
an end. The Government must make sure that benefits cover people’s social housing rent at a 
minimum.  

Our main reservation about the rent direction is that, despite strenuous lobbying by the Federation, it 
contains no provision for the convergence of rents that are below formula level. We remain of the view 
that rent regulation should provide a suitable mechanism allowing very low rents to be gradually 
brought up to formula level without a change of tenant; this is essential to allow landlords to maintain 
a coherent pattern of rents and we think it is short-sighted of the Government not to have recognized 
this case. 

https://www.gov.uk/government/publications/direction-on-the-rent-standard-from-1-april-2020
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Nevertheless we accept that the Regulator of Social Housing is bound by the terms of the rent 
direction and we do not propose, in this response, to go into further detail about the overall approach 
to rent regulation. We therefore confine ourselves to the technical questions raised by the regulator. 

3. Answers to consultation questions 

Owing to its limited and technical nature, the consultation asks only four questions.  

Q 1: Do you consider that the regulator has accurately reflected the requirements of the 
Direction in its proposed 2020 Rent Standard? 

Yes. We also agree that in the light of the policy statement issued by the Secretary of State, there is 
no need to continue with a separate document setting out ‘Rent Standard Guidance’. 

Q 2: Do you agree that the proposed 2020 Rent Standard, when read alongside the policy 
statement, gives providers an appropriate level of clarity about the rules on rent with which 
they will be required to comply? 

In the great majority of cases, yes. There is a technical issue about the level of rent caps, but this 
arises not from the proposed Rent Standard but from the rent direction issued by the Secretary of 
State. We are pursuing this separately with MHCLG. 

Q 3: Do you have any other comments in relation to the proposed 2020 Rent Standard? 

No, except to say that we think the present exercise has demonstrated that future directions by the 
Secretary of State should aim to set out an approach to social housing rents in more general terms, 
leaving scope for the regulator to regulate the detailed application of the policy. The issuing of such a 
detailed and prescriptive direction by the Secretary of State means that the regulator, which is much 
more familiar with the sector, lacks flexibility in addressing any specific concerns that may arise. 

Q 4: Do you agree with the conclusion of the business engagement assessment including 
equality analysis, at Annex 3 of the consultation document? 

Yes. 

 

   

John Bryant 
Policy Leader 
National Housing Federation 

30 July 2019 
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