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Introduction 

The 2017 Budget was heavily trailed as the Chancellor’s opportunity to set out how the 
Government will boost supply to 300,000 new homes per year against the backdrop of 
continuing uncertainty over the terms of Britain’s departure from the European Union.  

Our submission to the Autumn Budget on behalf of the sector made proposals aimed at 
addressing the long-term housing challenges we face as a country. We called on the 
Government to sustain and increase the supply of new homes; to help people left behind by 
the broken housing market, and to ensure that people who need extra support have a safe 
home that meets their needs.   

Through our programme of political engagement and relationship building, the Federation 
successfully persuaded the Government to deliver three of our priority asks ahead of 
Wednesday’s Budget. At the Conservative Party Conference, the Prime Minister committed 
an additional £2bn for affordable housing, including new homes for social rent, and 
confirmed a five-year rent settlement of CPI +1% from 2020. The Government’s decision not 
to apply to the Local Housing Allowance (LHA) cap to the social sector delivers on a further 
call in our Autumn Budget submission. We are continuing to press our concerns to the 
Government around short-term services. It is clear that the Government views the housing 
association sector as a key partner in delivering the homes the country needs. 

The headline announcement was undoubtedly about the key changes to the operation of 
Universal Credit. The decisions to abolish the seven-day period where people had no 
entitlement to benefit, and to pay Housing Benefit for two weeks after the Universal Credit 
claim has been made, are welcome. This will help relieve some of the difficulties tenants and 
housing associations have faced since Universal Credit was rolled out. There is still much 
work to be done through further improvements to the operation of Universal Credit to help 
people on low incomes. The National Housing Federation and our members will continue to 
work with the Government to seek to bring about these changes.  

Within the Treasury’s ‘Red Book’ that contains the detail underpinning the Chancellor’s 
speech was the announcement of £200m to fund a pilot of the Voluntary Right to Buy in the 
Midlands. We will work closely with members across the region and with the Government to 
deliver a pilot that is a genuine shared endeavour, and to help develop understanding of 
aspects of the scheme not previously tested. 

The Chancellor’s speech brought forward a host of planning measures and additional 
funding that builds on the Prime Minister’s commitment to make tackling the housing crisis 
the focus of her Premiership. The removal of stamp duty for first-time buyers will help people 
who are in a position to access home ownership though does have the potential to act as a 
further driver of house price inflation.  

For people for whom home ownership is not an option, the Prime Minister’s pre-budget 
announcement of an additional £2bn to fund affordable housing, including the long-awaited 
return of social rent and the certainty delivered by a new rent settlement from 2020, are a 
step in the right direction – as was the decision to reverse the introduction of the LHA cap to 
the social sector. But more is required. 

http://www.housing.org.uk/resource-library/browse/submission-to-the-autumn-budget-2017/
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This Budget represented the perfect opportunity for the Government to make the bold 
decisions required to fix the broken housing market. Measures such as the review into build 
out rates and help for local authorities to better utilise compulsory purchase orders are 
incremental changes that will help to drive supply but the Budget failed to bring forward 
radical solutions to the long-standing issues of public sector land and the sanctity of the 
green belt. The idea that the use of public sector land should benefit society should be a 
given. A review of the Government’s guidance on how the cost of land is set could have 
cleared the way for the large-scale development of affordable homes for local communities. 
This, combined with a mature approach to the development of the green belt would be 
genuinely transformational.   

There is a clear feeling from those in Government that the measures introduced in the 
Budget will enable them to meet their 300,000 home ambition. That remains to be seen but 
there is a feeling that this is an opportunity that hasn’t been fully grasped. 

 
Economic outlook 

The 2017 Budget was delivered against a backdrop of economic and political uncertainty. 
This is reflected in the Office for Budget Responsibility (OBR)’s assessment of the health of 
the economy and its forecasts for future economic performance.  

Inflation 

The devaluation of sterling in the wake of the EU referendum result continues to contribute 
to higher than target inflation. CPI inflation has risen from 0.9% in October 2016 to 3.0% in 
October this year. The increase has primarily been driven by a rise in goods price inflation.  

The OBR expects CPI inflation to fall to 2.4% in 2018 and 1.9% in 2019, before stabilising at 
the 2.0% target from 2020 onwards. 

GDP growth 

The Office for National Statistics (ONS) estimates that the UK economy grew by 1.8% in real 
terms in 2016, and has subsequently slowed in 2017, with expected growth for the year 
revised down to 1.5%. Service and production output in Q3 2017 increased by 0.4% and 
1.1% respectively, whereas construction output decreased by 0.9%.  

The OBR has revised its growth forecast down for every year to 2022, expecting GDP 
growth to fall to 1.3% in 2019 and 2020 before increasing slowly to 1.6% by 2022. 
Household consumption and business investment has also been revised down since the 
forecast delivered at the Spring Budget 2017.   

Employment  

The employment rate was 75.0% in the three months to September 2017 and the 
unemployment rate currently stands at 4.3% – the lowest since 1975.  
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The OBR has revised down its forecast for the unemployment rate in every year of its 
forecast. The number of people in employment is forecast to continue to increase to 32.7 
million in 2022. The unemployment rate is forecast to remain at 4.3% in 2018 before 
increasing to 4.6% from 2020 onwards.  

Productivity 

Productivity was again identified as one of the key challenges facing the UK economy. In 
2016, UK output per hour grew by 0.2%, well below its pre-crisis trend of 2.1% in the decade 
before 2008. In the first two quarters of 2017 productivity actually fell, before rising in Q3 due 
to lower total hours worked.  

The OBR expects productivity to remain flat in 2017, before increasing by 0.9% in 2018 and 
1.0% in 2019. Productivity growth is then forecast to increase to 1.3% in later years, a 
significant downward revision of the 1.7% included in the Spring Budget 2017 forecast. This 
weaker than expected growth in productivity reduces potential output in 2021/22 by 3.0%. 
The ONS estimates that output per hour is currently 21% below an extrapolation of its pre-
crisis trend. By the beginning of 2023 the OBR expects this to have risen to 27%. 

Borrowing 

Compared to the Spring 2017 forecast, borrowing is significantly lower in the near term, due 
to a combination of stronger than expected receipts, lower spending, and the reclassification 
of housing association debt. However, over the medium term, the impact of a weaker 
economic outlook and the measures announced in the Budget see borrowing at a higher 
level than previously forecast.  

Public sector net borrowing in 2017/18 stands at £49.9bn, over £8bn less than forecast in 
the Spring Budget. However, by 2021/22 this is expected to have fallen to £30.1bn, £13.3bn 
higher than the Spring Budget forecast.   

Deficit  

Debt is forecast to peak in 2017/18 at 86.5% of GDP, and then fall every year thereafter, 
reaching 79.1% of GDP in 2022/23. It is interesting to note that the reclassification of 
housing associations by the ONS has a discernibly positive impact on public sector net debt 
from 2017/18 onwards. 

 

Key housing announcements 

The Chancellor made a number of announcements relating to housing, which will be of 
interest to housing associations. We have summarised the main announcements below and 
outlined the potential impact on the sector. 
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Government announcement – Universal Credit 

The Budget introduces some key changes to tenant entitlement to Universal Credit and the 
advance payments system, and a slow-down in the roll-out of Universal Credit Full Service.  

From February 2018 the Government will remove the seven-day waiting period so that 
entitlement to Universal Credit starts on the first day of application. From April 2018 those 
already on Housing Benefit will continue to receive their award for the first two weeks of their 
Universal Credit claim.  

From January 2018 those who need it, and who have an underlying entitlement to Universal 
Credit, will be able to access up to a month’s worth of Universal Credit within five days via an 
advance. The period of recovery will be extended from six months to twelve months for all 
types of advance payment. Advances will continue to be interest free. New claimants in 
December will be able to receive an advance of 50% of their monthly entitlement at the 
beginning of their claim and a second advance to take it up to 100% in the New Year, before 
their first payment date. It will be possible to apply for an advance online.  

To support these changes the Government will roll out Universal Credit more gradually 
between February and April 2018, and roll-out to all jobcentres will be complete in December 
2018.  

The Budget has allocated £8m to trial innovative approaches to help individuals on Universal 
Credit to earn more and progress in the labour market. 

There will also be improved access to direct payments for private rented sector landlords.  
The Work Coach in the Job Centre will now ask the Universal Credit claimant whether they 
received Housing Benefit and if the award was paid to the landlord directly. If so, the Work 
Coach will ask the reason for this payment and if the reason links to the Alternative Payment 
Arrangement (APA) criteria it would prompt the work coach of the need for an APA from the 
start of the Universal Credit claim.  

Federation response 

These are welcome changes, and combined are likely to relieve some of the difficulties 
tenants and housing associations have faced since the start of the Universal Credit roll-out. 
We will continue to work with our members and the Government to better understand how 
Universal Credit can be further improved for people on low incomes 

Government announcement – support for renters 

The Government has announced more support for low income households in the private 
rented sector in areas where rents have been rising fastest. The Targeted Affordability 
Funding will increase to 50% of the scored savings from the Local Housing Allowance 
freeze. The measure will be effective from April 2018 and will cost an estimated £125m from 
2018-2020.  

The budget policy costings confirm that the Government will not be proceeding with the 
introduction of Local Housing Allowance rates (including the Shared Accommodation Rate  



 

Page 6 

 

for people under 35) for Housing Benefit or Universal Credit entitlements in the social rented 
sector.  

Federation response 

The Federation pressed the Government to remove the LHA cap, and its lifting for both 
supported and general needs tenants was a very welcome change. The Targeted 
Affordability Fund will mean limited improvements in affordability of private sector tenancies 
but it does not compensate for the impact of the rate freeze and there will continue to be 
limited access to affordable PRS homes for people in receipt of benefit.   

Government announcement – home ownership 

The Government announced a range of measures to help people on to the housing ladder. 
Most significant for housing associations was confirmation of a £200m regional pilot of the 
Voluntary Right to Buy (VRTB) for housing association tenants in the Midlands. DCLG has 
confirmed that the pilot will run for two years starting in summer 2018. 

Also announced was lifting the price at which Stamp Duty Land Tax (SDLT) will be paid to 
£300,000 for first-time buyers. They will also pay no SDLT on the first £300,000 on house 
prices up to £500,000. 

The Government will also allow local authorities to increase the council tax premium on 
empty homes from 50% to 100%. 

Federation response 

We will continue the collaborative process of working with members and with the 
Government to make the VRTB work for housing associations and tenants. A pilot in the 
Midlands, where there are a range of different housing markets, will provide valuable 
learning ahead of a roll-out of a national scheme, and enable the testing of untried elements 
of VRTB, including portability and one-for-one replacement. These are critical pillars of the 
original agreement and are vital in boosting the nation’s housing supply. The original VRTB 
pilot highlighted the sector’s ability to partner with the Government and deliver for tenants 
and we will work closely with the Government and members in the pilot areas on the detail of 
the scheme.   

The changes to SDLT undoubtedly have the potential to help first-time buyers on to the 
housing ladder through reducing one of the upfront costs they face. Given the importance of 
first-time buyers, improving their ability to buy will have positive knock-on effects in the wider 
housing market by increasing the number of transactions. However, the scale of this impact 
may be modest as it is unlikely that SDLT represented a serious barrier to home ownership. 
More significantly perhaps, as both the OBR and Institute for Fiscal Studies (IFS) have 
noted, the change is also likely to lead to house prices increasing. First-time buyers will still 
have the same amount of money available to them to buy and will have factored paying 
SDLT into this, so are likely to add what they would’ve paid in SDLT to what they offer for a 
house. Equally, sellers will know that first-time buyers no longer have to pay SDLT, so will 
add that amount to their asking price. 
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We will engage with the Government to fully understand the changes to the council tax 
premium on empty homes to ensure it doesn’t adversely affect housing associations, for 
example where they have properties empty in preparation for demolition or long-term voids. 
It is our understanding that the rules governing this will be the same as for the existing 
‘Empty Homes Premium’, where it can be levied on homes that have been empty and 
substantially unfurnished for more than two years. It will not apply to furnished properties or 
to properties that are annexes to a main property (so-called ‘granny flats’); and the two-year 
period must be continuous (except that a period of occupancy lasting less than six weeks is 
disregarded for this purpose). 

Government announcement – housing investment 

The Budget included a package of housing investment measures, some new and some 
confirming previous announcements. The headline figure of £44bn ‘support’ for housing is a 
mixture of direct investment, the creation of funds, loans and guarantees. Of this £44bn, 
£15.3bn was new financial ‘support’ over the next five years. 

The Budget confirmed the previously announced additional £2bn of funding for affordable 
housing, including for the delivery of social rented homes. The total budget for the Affordable 
Homes Programme now stands at £9.1bn to 2020/21.  

Additional housing investment announcements were: 

• £1.1bn for a new Land Assembly Fund to enable Homes England to work alongside 
partners to develop strategic sites 
 

• A further £2.7bn for the Housing Infrastructure Fund, bringing the total investment to 
£5bn 
 

• A housing deal with Oxfordshire to support the delivery of 100,000 homes by 2031, 
including £30m a year for infrastructure, affordable housing and capacity 
 

• A further £630m for infrastructure and remediation on small stalled sites 
 

• A further £1.5bn for the Home Building Fund, providing loans specifically to SMEs 
who cannot access the finance they need to build 
 

• Exploration of how to create £8bn worth of new guarantees to support housebuilding 
• Up to £1bn more HRA headroom for councils in high demand areas   

 
• £400m of loan funding for estate regeneration 

 
• £204m of funding for innovation and skills in the construction sector. 

 
Federation response 

It is encouraging to see the Government announce a comprehensive range of investments 
and initiatives aimed at facilitating and enabling increased output across the housing sector. 
In particular, we have been calling on the Government to intervene in our broken land 
market and to adopt a more integrated approach to housing and infrastructure.  
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Whilst there was no new funding for affordable housing explicitly announced, the previously 
announced additional £2bn investment, alongside confirmation of a return to CPI + 1% from 
2020, were very welcome. They were two of the key parts of our Budget submission, so it 
was pleasing to see them delivered well in advance of Budget day. Together, they should 
give housing associations the certainty and confidence they need to invest in and deliver 
more affordable homes. They are also testament to the growing strength of the sector’s 
relationship with the Government and the recognition that housing associations are seen as 
central to ending the housing crisis. 

The Land Assembly Fund could herald an important and timely extension of Homes 
England’s remit and its role as the Government’s strategic land agent. We eagerly await 
more detail on the operation of this fund, and in particular are keen to ensure the ambitious 
and strategic development capabilities of housing associations are reflected in the terms for 
access and involvement. 

The additional funding made available for the Housing Infrastructure Fund is also welcome – 
and is a reflection of the initial funding being oversubscribed with bids. We are aware that 
some housing associations will have worked closely with local and combined authority 
partners to put forward bids, however we will continue to make the case for the fund to be 
made available to housing associations directly. 

In our submission to the Budget we called for the Government to reopen the Affordable 
Homes Guarantee Scheme. In doing so, we cited the success it had in guaranteeing lending 
to support the delivery of 27,000 new affordable homes, as well as generating interest 
savings capable of financing a further 6,000 new homes. We will continue making this case 
in the coming weeks and months to ensure that, as the Government explores the options for 
using the £8bn of new guarantees to support housebuilding, that potential to support 
housing associations features prominently in its considerations.       

The funding made available for innovation and skills in construction is closely linked to work 
led by the Construction Leadership Council (CLC) – which the Federation is supporting and 
contributing to. Confirmation of a three-year, £170m Construction Sector Deal, under the 
Industrial Strategy, is the first time construction and housing has featured in a deal of this 
nature. The money is intended to support innovation which will transform productivity in 
construction. In particular, the CLC’s work is focused on demand creation and investment in 
offsite manufacturing. More detail can be found here. 

Government announcement – homelessness 

The Budget outlined a range of measures intended to reduce homelessness. These include:  

• Launching a Homelessness Reduction Taskforce to develop strategy for halving rough 
sleeping by 2022 and eliminating it by 2027 

 
• Investing £28m in three Housing First pilots in Manchester, Liverpool and the West 

Midlands 
 

http://www.constructionleadershipcouncil.co.uk/wp-content/uploads/2017/11/Demand-Surity-Report-September-2017-VF-WEB-final.pdf
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• Providing £20m for private rented sector schemes that support people at risk of 

homelessness. 
 

Federation response 

We know that members are concerned about rising levels of homelessness, so these are all 
welcome announcements. However, Housing First is only part of the solution, and housing 
associations continue to work to reduce homelessness in a variety of ways, be it through 
tenancy sustainment, short-term transitional services, or long-term supported housing. We 
look forward to working with the Government on current proposals for the future funding of 
supported housing, to create long-term stability both for vulnerable people and the services 
they rely on. 

Government announcement – local growth 

Framed in the context of improving productivity, the Budget outlines a wide range of 
measures the Government will take to promote local growth, provide skills and infrastructure 
where they are needed, and continue to back devolution. 

Within these, there are a number of relevance to housing and housing associations: 

• The Government is close to agreeing a North of Tyne devolution deal in the North East 
which will see £600m invested over 30 years and the creation of an elected mayor in 
2019 with powers over planning and skills. 
 

• Discussions with the Liverpool City Region and Tees Valley will explore the potential for 
further devolution to those areas. 
 

• Agreeing a second devolution deal in principle with the West Midlands Mayor, including 
£6m for a housing delivery taskforce and £5m for a construction skills training scheme. 
 

• Recognising the need to build one million new homes in the Cambridge to Oxford 
corridor by 2050, starting with a housing deal for Oxfordshire for 100,000 new homes by 
2031. The Government will also consider new settlements and the potential role for 
development corporations. 
 

Federation response 

These are all very positive announcements which prove beyond doubt that the Government 
remains committed to devolution and it is here to stay. The continuing focus on elected 
mayors and prioritising the West Midlands and Tees Valley, also points to a political angle to 
devolution’s development. Whilst outside of the Budget announcements, we are increasingly 
seeing devolved collaborating in pursuit of shared aims and to secure further powers. 

Importantly for the sector, housing remains central to almost all discussions on devolution – 
which is recognition of its role in driving local growth. The Federation is already supporting 
members in devolved areas to make the most of the opportunities devolution presents. This 
involves helping members collaborate and speak with one voice; providing insight and 
expertise to support local conversations; and raising the profile and awareness of housing 
associations and local housing issues.   
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Government announcement – planning for more homes 

The Government announced a range of issues it will consult on with a view to ensuring more 
land is made available for housing in the right places. Many of these build on the proposals 
set out in the Housing White Paper. 

In particular, they will consult on: 

• A new policy requiring local authorities to permission land outside their local plan on the 
condition that a high proportion of the homes are offered for discounted sale for first-time 
buyers or for affordable rent. 
 

• A range of measures to increase housing density, including: 
 
- Minimum densities for housing development in city centres and around transport 

hubs, with greater support for the use of CPO 
- Changes to make it easier to convert retail and employment land into housing 
- A permitted development right to allow commercial buildings to be demolished and 

replaced with housing. 
 

The Government will also continue to intervene where a local authority has failed to put an 
up-to-date local plan in place. 

Federation response 

With the cost and availability of land remaining the key barrier to housing associations 
delivering more affordable homes, the Government is right to identify measures to bring 
forward more land for housing.  

However, it is unfortunate that the Government hasn’t been bolder in its ambitions, in 
particular how it uses its own land. In our submission to the Budget we outlined a range of 
steps it could take to make better use of public land. For example, updating guidance on 
‘best consideration’ or introducing a minimum affordable housing threshold of 50% on public 
land.  

Nonetheless, they are right to reaffirm the importance and certainty local plans bring to the 
development process. We welcome their intention to intervene where a local plan is not in 
place. However, it is clear there is still some way to go, with 61% of local planning authorities 
outside London still not having an up-to-date, post-National Planning Policy Framework local 
plan in place. Plan-making is particularly lacking in some key areas around Manchester, 
Birmingham and London, where difficult choices are needed around the Green Belt.  

We also welcome the potential introduction of a policy requiring local authorities to grant 
planning permission on land outside their local plan where a high proportion of the homes 
are for discounted market sale or affordable rent. This would be a positive move for housing 
associations and should help give them greater certainty when acquiring land. Equally, it 
could also help address one of the main problems in the current system where planning by 
appeal often results in lower proportions of affordable housing being delivered – with 
developers relying on viability, and a lack of a local plan is their justification.   
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There is undoubted scope for higher density development and this a key way of making 
better use of land. We will continue to explore with the Government the potential to use 
Compulsory Purchase Orders (CPO) to acquire land at closer to its existing use value. 
Whilst we are supportive of moves to make it easier to convert retail and employment land, 
as well as commercial buildings into housing, we don’t believe it should bypass local plan 
requirements, in particular delivering policy compliant levels of affordable housing. We will 
work with the Government to ensure that, if these changes are implemented, they are 
properly planned. 

Government announcement – ensuring planning permissions are built out 
faster 

To ensure planning permissions and sites are built out more quickly, the Government will 
also consult on: 

• Strengthening the Housing Delivery Test, by setting the threshold at which the 
presumption in favour of development applies at 75% of housing delivery by 2020 
 

• Expecting local authorities to bring forward 20% of their housing supply as small sites, to 
speed up and increase competition in the market 
 

• Speeding up development, by removing exemptions from deemed discharge rules. 
 

In addition to this, a review panel will be set up to explain the gap between housing 
completions and the amount of land allocated or permissioned – and make 
recommendations for closing it. It will provide an interim report in spring 2018 and a full 
report at Budget 2018. 

Finally, the Government will develop a register of residential planning permissions from local 
authorities to improve information on the location and progress of permissions. 

Federation response  

We are broadly supportive of the measures that the Government intends to consult on. The 
Government is right to use the Housing Delivery Test to hold local authorities to account and 
it is right to have a robust system for measuring delivery against need. However, it is critical 
that local authorities are given the resources needed to undertake this exercise and it 
shouldn’t come at the expense of standard planning functions. This is especially true given 
that analysis by Lichfields suggests that two thirds of local authorities will require intervention 
as a result of the Housing Delivery Test. 

An expectation that local authorities bring forward 20% of their housing supply as small sites 
should also benefit housing associations, who are likely to have greater appetite and 
expertise in delivering schemes of this size. It also suggests scope for closer partnership 
working between local authorities and housing associations to make the most of this 
measure. 
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We also welcome the review into the gap between the number of homes being built and 
number of planning permissions. We will look to engage as fully as possible with this and will 
seek members’ views to inform any contribution we make. 

Government announcement – developer contributions 

Following the Community Infastructure Levy (CIL) review, the Government will consult on a 
range of more detailed proposals on: 

• Removing restriction of Section 106 pooling towards a single piece of infrastructure 
where the local authority has adopted CIL 

• Speeding up the process of setting and revising CIL to respond to changes in the market 
• Allowing local authorities to set rates which better reflect the uplift in land values between 

a proposed and existing use by applying different rates for different changes 
• Changing indexation of CIL rates to house price inflation rather than build costs. 

 
Federation response 

We have previously welcomed the outcome of the CIL review which recommended that 
affordable housing continue to be exempt and that Section 106 remain the main planning 
mechanism to ensure its delivery. However, these proposed changes should help ensure 
that CIL is better able to cover the cost of delivering the infrastructure needed to not only 
make development viable, but also encourage greater public support for housebuilding. 
Importantly, they also have the potential to ensure that CIL is more responsive to market 
conditions, whilst also capturing more of the increase in land values. This is important 
because as the Centre for Progressive Capitalism has shown, in 2014/15, the difference 
between pre and post housing development land values was almost £15bn, but less than 
£3bn of that was captured through Section 106 and CIL. 

 

 


