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Summary 

Housing associations share the Government’s ambitions to build more homes. Last year alone, 

housing associations delivered over one in three of all new homes and the sector wants to 

significantly ramp up this number over the course of this parliament and beyond.  

 

The policies the Government announced as part of the Queen’s Speech and Emergency Budget, 

including an extension of Right to Buy discounts to housing association tenants and a rent 

reduction for tenants in affordable rented housing, will make this ambition significantly more 

challenging. However, housing associations are poised to make a major contribution to delivering 

the homes this country needs, across every tenure and, with the right conditions, we can work 

with Government to end the housing crisis and drive economic growth. 

 

What you can expect from housing associations:  

 An ambition to increase the number of homes we build each year by 25% by the end of the 

Parliament  

 A much broader range of housing options for customers at every stage of their lives, 

including homes for outright sale, affordable home ownership, sub-market and market 

rent  

 Support for the Government’s ambitions of reaching full employment and transforming 

the NHS  

 Leadership locally to drive housing delivery, economic growth and public sector reform 

needed to make our great cities stronger through devolution deals 

What housing associations need to achieve these goals:  

 Investment streamlined and targeted to meet national and local housing ambitions 

 Greater local control over the mapping and release of land at a price that can deliver 

homes of every tenure 

 Freedom for housing associations over the rents they set and the way they use their 

assets to help unlock the capacity needed to meet local housing need and make home 

ownership a reality for our existing tenants 

 To be true partners in delivering government employment programmes 

 A new approach to funding for health and care which recognises the role of housing in 

driving integration 
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1. Introduction 

The National Housing Federation welcomes the opportunity to make a submission to the Government’s 

Comprehensive Spending Review. We are the voice of affordable housing, representing over 1000 

housing associations in England. 

There is a housing crisis in England which is holding the economy back and undermining productivity. 

In some areas young people are being locked out of the housing market, while other communities are 

in desperate need of the regeneration that will help them to thrive. Recent estimates based on 

household projections show we need around 245,000 homes per year to keep pace with demand, but we 

are building around only half this number.   

We recognise the need for the Spending Review to find savings to deliver the Government’s 

commitment to eliminating the deficit. The Prime Minister is also clearly committed to helping many 

more people into a home to call their own, an ambition shared by the sector. Housing associations are 

poised to make a major contribution to ending the housing crisis and driving economic growth. 

The sector builds thousands of good quality new homes a year across all tenures.  At its heart is a 

commitment to meet housing need by delivering great homes that are genuinely affordable to people 

living on every level of income.  

Last year alone, housing associations delivered more than one in three of all new homes built and the 

sector wants to significantly ramp up this number over the course of this Parliament and beyond. With 

the right approach to continued investment, access to land and less red tape, the sector could increase 

the total housing association output by 25% over the course of this parliament. And despite tougher 

operating conditions, those housing associations working in areas where the need for new homes is 

less acute will continue to focus on making existing communities stronger. 

Housing associations are among the most effective private-public partnerships in England’s history. 

For every £1 invested by government, associations put in over £6 of their own money. They have 

secured £76bn in private investment since the Conservative Government’s landmark Housing Act in 

1988 which has allowed them to deliver desperately needed homes in every part of the country, across 

every tenure, and add £13.9 billion to Britain’s economy every year. Not only do they deliver great 

homes, housing associations also invest to make communities stronger and economies grow by helping 

people to live independently and by supporting their tenants to find work.  

The policies the Government has set out since the General Election, including a reduction in rents for 

tenants in affordable housing and the extension of the Right to Buy discounts to all housing association 

tenants, make developing new homes significantly more challenging. We estimate that the rent 

reduction alone will result in a loss of almost £3.85 billion in rental income over the four year period, 

vital revenue which could have been used to develop more homes. 

Housing associations want to end the housing crisis and will do everything they can to build the homes 

we need. That is why our submission to the Comprehensive Spending Review 2015 is focused on 

creating an environment that supports housing associations to deliver what is needed to end the 

housing crisis in every area and drive growth in all parts of the country. 



  

Contact name: Lucy Grove                                       Lion Court 

Job title: Head of Policy                                        25 Procter Street 

Direct line: 020 7067 1067                                       London WC1V 6NY 

Email: lucy.grove@housing.org.uk                                          info@housing.org.uk

                                                                                                                                                                                                www.housing.org.uk 

    
                                              

 

2. A new approach to investment in housing 

There is a housing crisis in England which threatens to stymie the country’s economic prospects.  

Experts suggest 245,000 new homes a year are needed to keep pace with demand or risk 

generations of young people being locked out of the housing market. 

The Government has set out a very clear agenda for this Parliament of driving up housing supply and 

increasing levels of home ownership. Housing associations, with a track record of delivery and an 

ambition to end the housing crisis unequalled in the market, are the obvious partners for meeting 

both these aims.  

 

Given the size of the challenge and the scale of the ambitions, shared by the Government and 

housing associations, there is a clear and compelling case for continued upfront capital investment 

to drive increases in house building. We also want to see: 

• More streamlining and better targeting of investment in housing based on a clear 

understanding of local markets 

• More flexibility in how tenure is decided to deliver properties for affordable home 

ownership that really work for customers 

• An extension of the Affordable Homes Guarantee Programme  

 

Crucially, we need a new approach to investment that is based on delivering homes to meet locally 

defined needs and customer choice, rather than inflexible national housing programmes. 

What Government can expect from housing associations on homeownership 

Housing associations bring significant amounts of their own finance to each and every development 

programme, and with small amounts of investment from the Government, the sector can build 

homes at a predictable and continuous rate over the medium to long-term. This kind of stability is 

crucial in the long-term, gives the Government certainty over what will be delivered and helps to 

avoid the peaks and troughs in house building that can put small house-builders’ and suppliers’ 

businesses at risk. Last year housing associations delivered over one in three of all homes built, 

more than 40,000 homes.   

 

As well as supporting people on low incomes to live in genuinely affordable rented homes, housing 

associations help existing tenants and new customers realise their home ownership dreams every 

day. The sector has helped over 275,000 people to buy their own home over the last thirty years, 

working at the forefront of making home ownership affordable for people across the country. In the 

past decade alone housing associations have built and sold over 82,000 shared ownership homes 

and have created innovative new products for first time buyers, such as rent to buy schemes and 

equity purchase plans.  

 

The rent reduction and plans to extend Right to Buy discounts makes it harder for housing 

associations to build more. But the ambition remains and with the right investment, along with 

access to land and more freedom over their businesses, housing associations could deliver more.  

We welcome the Chancellor’s commitment at the Autumn Statement 2014 to continue the 

Affordable Homes Programme (AHP) to 2020.  To respond to the country’s housing demands, this 
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commitment must be honoured and the programme should be extended indefinitely to build 

affordable homes to meet a range of needs.  

 

For example, if the £814m of HCA funding unallocated from the current programme to 2018 (outside 

of London) was redirected at delivering the Government’s home ownership objectives, with the right 

conditions this would support housing associations to build 50,300 homes for affordable home 

ownership. This could add almost £5.4bn to the economy and support over 110,000 full time 

equivalent jobs.1  

 

Or split across a range on tenures, for example around a third for affordable home ownership and 

two thirds for social and affordable rent, the same amount could deliver just over 30,000 homes.  

 

The capacity created by capital investment, would give housing associations the confidence to build 

many more homes for market rent and sale.   

 

More flexibility within the Affordable Homes Programme to deliver real customer choice. 

 

To give customers true choice, a more flexible, market-led approach could be adopted. For 

instance, a decision on the type of affordable home ownership product offered - shared ownership, 

equity loans, rent to buy, home purchase plans – could be made once a home has been built to 

respond to the customer’s needs, choices and circumstances.   

 

This way customers would find a home that met their needs, then choose the most appropriate and 

affordable option given their financial circumstances. This would mean more developments are 

effectively bespoke to respond to local needs and demand, thereby supporting more and more 

people to realise the dream of home ownership. To make this new approach work: 

• Housing associations would look differently at making assumptions about income stream 

and sales receipts. They would stress-test a development’s viability against a range of 

scenarios and “tenure” mixes.  

• Local authorities would need to adopt a greater level of flexibility and pragmatism in the 

planning and allocations processes.  

• The Prudential Regulation Authority would need to review its assessment of risk in relation 

to mortgages for affordable home ownership to make it possible for lenders to increase the 

availability of mortgages for such products, at competitive prices. 

 

Housing associations and Government would need to agree a process for bidding to the AHP on a 

programme basis for a single grant rate that supports this approach. A new, flexible arrangement 

would also need to be set for the way in which housing associations and Government works together 

to share the risk and return. 

 

If the initial resident moves on from the property and has not bought the home outright, the housing 

association could work with a prospective customer to reconsider the tenure of the home to ensure 

it meets their differing needs. For example, a home which was offered to the original customer as a 

                                                      
1
 CEBR analysis for the National Housing Federation 
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shared ownership property could become a rent-to-buy property for the next customer if that 

financial arrangement better suited their personal circumstances. Certain changes around the 

regulatory regime would be needed to make this system flourish; including a more simplified and 

sped-up procedure for disposing of assets and changing tenure. These are explored in more detail 

in section three of this submission.  

 

The continuing role for sub-market rents 

 

There remains a need for capital investment for homes for sub-market rent in addition to funds 

allocated to deliver properties for affordable home ownership. There may be certain times in 

people’s lives that they need support with housing and at those times homes available at sub-

market rents are essential. As people’s circumstances change then so too may their housing 

choices. As landlords and developers of homes for affordable home ownership and outright 

ownership housing associations are uniquely placed to support this journey at every stage. 

 

It is important that those in housing need have a safe and stable home and it also makes sense for 

the public purse. The housing association sector is sometimes painted as promoting welfare 

dependency.  Nothing could be further from the truth. Housing associations have long strived to 

offer opportunity to their tenants and a springboard to success. But as the country has built fewer 

and fewer homes – including those for social rent – people have had to be in ever greater need to be 

housed in a home for sub-market rent. This has a knock on effect on the housing benefit bill and 

housing management. 

 

The housing benefit bill is rising and increasing numbers of claimants are working people living in 

unaffordable privately rented homes. In the last six years, the proportion of housing benefit 

claimants living in the private rented sector who are working has risen from less than 20% to more 

than 35%. Providing capital investment to support the building of new affordable rented homes 

results in long term savings by reducing housing benefit cost over time.  The graph below shows 

how the balance of public spending has shifted in recent years away from “bricks and mortar” and 

towards personal or revenue support through housing benefit. 
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Sub-market rent will continue to be a key offer of the sector - it is central to the role of housing 

associations as independent businesses that exist for social good and our members feel 

passionately about their role in this area. Housing associations already deliver an estimated £1.4bn 

in housing benefit savings per year by providing secure below market rented homes for those people 

who need them. 

 

Stripping out bureaucracy to bring about greater efficiencies  

 

To ensure investment in housing maximises value for money for the taxpayer and has the greatest 

impact, unnecessary bureaucracy should be stripped out of the system and the multiple housing 

funding streams outside the AHP should be consolidated into a single housing investment fund.  

Rather than targeting this fund at restrictive housing outputs, the money would be brought together 

to create economies of scale and synergies and be focused on strategic housing outcomes.   

 

These outcomes should be based on the Government’s ambitions and aimed at meeting specific 

local housing priorities. Areas hoping to secure a deal for more devolved powers could make a case 

for a geographically-specific housing investment fund to be managed by the combined authority to 

deliver tailored, local interventions. In Greater Manchester for example, this could be administered 

as part of the new Housing Investment Fund. 

 

Helping the sector to unlock private finance 

 

As mentioned previously, upfront capital investment has a vital role to play in creating long-term 

stable and sustainable housing delivery as well as providing better value for money by reducing the 

long term costs of Housing Benefit. However, equally important is the additional private finance 

housing associations bring to the table alongside the capital grant.  

 

Housing associations invest their surpluses back into building homes and other key services, along 

with using commercial activity to fund properties for people on very low incomes to rent. The sector 

currently borrows almost £6bn of private finance each year to deliver homes up and down the 

country. 

 

The Affordable Homes Guarantee Programme has given a welcome boost to housing associations 

looking to access long-term, competitively priced finance to deliver more homes. The sector’s no 

default record means it comes at no cost to the taxpayer, so there is a strong case for it to continue 

beyond 2017, indefinitely. 

 

To make more effective use of the Government’s strong balance sheet, and the confidence funders 

have in the sector, government backed guarantees could also be extended to cover refinancing of 

existing debt. Using guarantees to help restructure balance sheets would allow housing 

associations to lower the cost of historic debt and take on more private finance to fund affordable 

housing. 
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3. Releasing the land we need for new homes 

Having the right land available at the right prices will be a crucial factor in how many homes can be 

built and at what speed.  Land can be used as a vital subsidy in addition or as an alternative to hard 

capital investment to significantly boost housing supply. This is particularly important in areas 

where land is at a premium, for example in London and the South East, where land can account for 

around half of the cost of development.  

 

The Government has made a number of key announcements on land and planning which have the 

potential to help dramatically boost supply. The commitment for Government departments to bring 

forward sufficient public land for 150,000 homes is particularly welcome, but it needs to translate 

into new homes. This can be achieved by: 

 Empowering local bodies to play a greater role in the mapping and releasing of land 

 Introducing measures to increase planning certainty 

 Tackling land prices  

 

Mapping and releasing land locally 

 

Not enough land is brought forward for the houses the country needs because there isn’t enough 

known about the land available in a local area, and there is an absence of cooperation between local 

public land owners. 

 

Local public bodies are best placed to think strategically about both housing need in an area and the 

land required to meet these aspirations. Where they demonstrate they are making effective use of 

their assets, they should be empowered to take much more control over identifying and mapping all 

public land and property in a local area, assessing how it should be used and setting out how it will 

be released to deliver the homes and infrastructure needed to make communities thrive. This 

should include the sites identified by Government departments through the Comprehensive 

Spending Review as well as land owned by locally-based public landowners such as NHS Trusts. 

Across all the land mapped, local authorities should also work to join-up estate and asset planning 

processes, building on the successful One Public Estate programme. 

 

These powers could be offered to local authorities that bring forward particularly ambitious local 

plans or be considered for combined authorities and city regions as part of devolution deals.  We’ve 

seen moves in this direction already with the Greater London Authority and Greater Manchester 

Combined Authority preparing land commissions. Other similar bodies could be set up elsewhere to 

agree how to meet housing need and to foster greater collaboration on land. 

 

Increasing planning certainty 

 

The Government announced in the Productivity Plan in July that brownfield land suitable for housing 

should be zoned, which would give these sites automatic planning permission. This approach will 

help to provide more certainty for developers and help control the price of land. This type of ‘zoning’ 

option should be extended beyond brownfield land so that other types of sites suitable for housing 

are identified and zoned within local plans. 
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Zoning could be more comprehensive than site allocations but more streamlined than development 

orders. Embedded in the local plan, zoning could be prepared concurrently, and include clear 

requirements for each site, including permitted uses, the affordable housing required and density. 

These could be set on a geographic basis in a similar way to CIL.  

 

Ensure a fair price is paid for land  

 

Treasury guidance on best value, when public bodies dispose of their land, needs to be updated. Too 

often this is interpreted as achieving the maximum upfront receipt, rather than the wider social, 

economic and environmental value. If a broader view was taken it would help to support the sale of 

public land at a fair price.  

 

Under this approach the price could be agreed using the residual land value model, fully costing the 

minimum planning requirements of a site, which could be more explicitly defined through zoning. 

So, instead of competing on price, competition would focus on who can deliver the highest quality 

development that meets local need, for the price that’s been agreed upfront. 

4. Moving towards greater freedoms to deliver even more 

The sector’s contribution to ending the housing crisis will be critical in helping this country respond 

to demographic changes, population growth, and most importantly, the housing aspirations of 

people up and down the country. 

 

Alongside changes to investment and land, stripping back red tape for housing associations would: 

 Support new and existing tenants to realise their home ownership aspirations 

 Unlock greater capacity to build many more homes for people on every income 

 Drive economic growth, locally and nationally 

 Deliver the homes to make our great cities even stronger and town and village communities 

ever more vibrant 

 

Flexing to meet people’s future housing aspirations 

 

Housing associations have a strong track record of supporting people, including their own tenants, 

onto the housing ladder in a variety of different ways. They have helped over 275,000 people to buy 

their own home over the last thirty years and want to do even more.  

 

The Government plans to extend the Right to Buy to housing association tenants so that more people 

are given the chance to own their own home. Housing associations are ready to play their part in 

achieving the Government’s ambition of supporting many more people into home ownership, but it is 

crucial that any extension of Right to Buy does not undermine the rightful role of housing 

association boards in determining the best use of their business’ assets. This is essential for boards 

to make the business and investment decisions needed to drive up housing supply. 
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There are also many other ways housing associations could offer their existing tenants a leg up onto 

the housing ladder, if the sector had more flexibility when it comes to disposing of assets and 

changing the tenure of a property.  

 

Currently housing associations have to get consent from the regulator for social homes they decide 

to sell which takes time and can be very restrictive. There are also a number of rules that make 

changing the tenure of a home difficult and onerous. The Regulator could relax its restrictions on 

both to make it easier for housing associations to release more homes for sale and offer existing 

customers a chance to buy a stake in their own home. This would also allow housing associations to 

make more of the long term strategic asset management decisions that unlock much needed 

capacity for new homes and bring much needed existing homes back into use. 

 

Housing associations should also be able to use recycled grant from a sale more flexibly so they can 

respond to local housing markets and needs.  

 

More control over the rents housing associations set and who they house 

 

In the Welfare Reform and Work Bill the Government is legislating for a reduction in the rents of 

tenants in affordable housing by 1% a year for the next four years. It also plans to introduce a new 

mandatory ‘Pay to Stay’ rule so that tenants of affordable housing with higher earnings pay more.  

The Federation recognises that the Government wishes to reduce the Housing Benefit bill, but has 

communicated our deep concerns about the impact the rent reduction, in particular, could have on 

the development ambitions of the sector.  Preliminary evidence gathered by Savills suggests that 

the combined impacts of these policies will result in a halving of housing association development 

activity. We estimate it will result in a loss of more than £3.85 billion in rental income over the four 

years. 

 

We urge the Chancellor to make a commitment to legislate to restore the CPI+1% rent settlement 

when the provisions in the Welfare Reform and Work Bill end in 2020. However, there is a strong 

case for housing associations, as independent organisations and experts in the communities they 

serve, to be given much greater flexibility over the rents they set.  

 

This means housing associations offering the best deal to their customers and using their assets as 

effectively as possible by putting some rents up and others down. To give the Government 

reassurance about the overall rent role, the total rent take could be set within an envelope or the 

sector could agree a new deal on how housing benefit is handled. For areas seeking a devolution 

deal, we believe the right arrangements on rent flexibility could be agreed to suit local ambitions. 

 

Greater control of allocations would also mean housing associations could make sure the home a 

tenant is offered genuinely reflects their incomes and needs, and which also reflects local 

circumstances and market conditions. At the moment historic nominations agreements between 

local authorities and housing associations drive how sub-market rents are allocated. Local 

authorities, in the discharge of their duties, usually nominate the household at the top of their 

waiting list to the housing association when a tenancy is available.  
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Statutory guidance could be amended to ensure that local allocations policies and nominations 

agreements give proper consideration to whether a property’s rent level is suitable or affordable for 

the tenant. This, alongside rent flexibility, would help housing associations match their low-rent 

offer better to the tenant, helping to reduce benefit dependency and removing barriers to work. 

Housing associations would continue to work closely with councils to support local efforts to end the 

housing crisis. 

 

Action on valuations to unlock capacity 

 

Housing associations are committed to delivering many more new homes for affordable home 

ownership and outright sale. However, artificial borrowing restrictions are limiting some housing 

associations ability to develop more. 

 

The 1.2 million homes transferred from a local authority are subject to rules that mean they have to 

value their homes for borrowing purposes at ‘Existing Use Value – Social Housing’ (EUV-SH). This is 

only about 30 - 45% of what the home is worth. Other housing association homes are largely valued 

at ‘Market Value Subject to Tenancy’ (MV-STT), which equates to around 60% of market value.  If this 

artificial restriction was tackled, these housing associations could raise significantly more finance 

for house building. 

  

 

 

 

 

 

 

 

 

The future of our partnership with Government  

 

There have been significant changes to the housing market and the country as a whole since the 

1974 Housing Act when registration for housing associations and other social housing providers 

came in. This system has shaped the sector’s relationship with Government overtime.  

 

The Government has set out an ambitious housing agenda and a significant legislative programme 

over the next twelve months. We believe it would be timely for the relationship between 

Government, the regulator and housing associations to be reviewed and we urge the Chancellor to 

begin to do so through the long overdue triennial review of the role of the Homes and Communities 

Agency. We want to move towards a new settlement with the Government which establishes a 

positive partnership fit to meet the challenges and opportunities of this parliament and beyond. 

Case study: Yarlington Housing Group 

Yarlington Housing Group manages over 10,000 homes in the South West of 

England.  Yarlington was formed in 1999 after purchasing homes from South Somerset District 

Council – it invested £75m in buying the stock and an additional £150m to bring each property 

up to a good state of repair. The organisation has 3,113 rented properties that are restricted to 

an EUV-SH valuation by virtue of the Section 133 restriction. They estimate that the removal of 

the Section 133 restriction would allow them to deliver an extra 1,800 homes over the short to 

medium term, thanks to an initial increased borrowing capacity of £109 million 
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5. Making the most of existing homes 

Making the most of existing homes is as crucial to housing associations as building new places for 

customers’ to rent and own. Housing associations manage their stock efficiently to ensure housing 

costs for their customers are manageable. They also take a strategic approach to their portfolio as 

a whole to drive through ambitious development programmes. 

 

Keeping energy cost low for customers 

 

Housing associations are the most effective delivery partner for government in ensuring cost 

effective, high volume energy efficiency retrofit programmes. A change to the way the Energy 

Company Obligation (ECO) works for housing associations would allow the sector to go even further 

in improving the energy efficiency of not just their own stock but that of private landlords, and 

homeowners. This would reduce bills for customers and increase the value of properties which can 

unlock additional borrowing capacity for development activities. 

 

In particular, we want to see a separate stream of ECO available to housing associations and other 

social landlords. This would mean ECO funding could be incorporated into strategic investments 

plans, allowing housing associations to leverage in capital from their own planned maintenance 

programmes and bond markets to deliver additionality without an increase in expenditure. 

 

Funding for social housing providers could be conditional on programmes delivering energy 

improvements, where practicable, for a percentage of private rented and homeowners on their 

estates, particularly where the landlord is the freeholder. 

 

Improving homes in a way that makes business sense 

 

Most housing association investment plans are directed at maintaining the Decent Homes 

Standard, which focuses primarily on the condition of individual properties and their 

components.  In certain areas, the standard is overly burdensome in others, the standard does not 

reflect some key issues for landlords and tenants such as energy efficiency and affordability. As 

such, achieving and maintaining the standard has unnecessarily diverted investment away from 

interventions that make the most difference for customer and from new development activity. 

We want the Government to launch a review of the Decent Homes Standard and whether it enables 

housing associations to deliver a sustainable and effective housing portfolio that maximises social 

and financial return.  

6. Supporting the public sector reform agenda 

As well as building great places to live, housing associations work in the heart of communities 

helping their customers into work or supporting them to live healthy independent lives. As 

organisations with a strong focus on community and place housing associations can be at the 

forefront of driving public sector reform. This role is particularly relevant in a devolved setting. Our 

members in Greater Manchester are working with the combined authority to drive growth and 

public sector efficiencies by providing employment services; reducing hospital admissions; and 

supporting the delivery of health and social care integration. 
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Helping tenants into work  

 

We share the Government’s goal of reaching full employment and believe that good quality and 

secure housing is a critical building block to achieving that ambition. Helping people back into 

work is the most effective way of cutting the overall benefit bill and keeping it down.  As locally 

trusted partners, working closely with other agencies, housing associations help their customers’ 

into employment.   

 

 

 

 

 

 

 

 

 

 

 

At the moment around 40% of associations provide some employment and skills support2, but 

this could be increased to 70% with key policy changes: We would like to see: 

 The introduction of progression payments to reward ‘distance travelled’ for jobseekers 

with the most complex barriers to employment as well as a small ‘service fee’ paid up-

front on referral. This would help de-risk involvement in the programme for smaller 

providers who wish to work with the most excluded groups whilst continuing to incentivise 

providers to move customers along in their journey towards employment.  

 Improved information and data sharing at a local level between JobCentre Plus, 

contracted and non-contracted providers of employment support to enable limited 

resources to be targeted much more effectively. This would save money and ensure better 

outcomes for the service user, helping us achieve our shared ambition to support 

residents into employment and training. 

 Housing associations to be given more flexibility over who they support within contracted 

services. This would enable them to focus on those who live within their homes and 

communities where they are uniquely well placed to support people, and can combine 

additional services to complement contracted provision. 

 

 

                                                      
2
 IPSOS MORI, National Housing Federation commissioned research, October 2014 

Case study: Aligning housing, employment and skills  

 

Staffordshire-based Aspire Group owns and manages almost 10,000 homes and delivers a range 

of training and employment services to its own residents and to the wider community. They 

recognised the lack of jobs in the area following the decline of traditional industry; that skill 

levels were low, and that there were pockets of significant deprivation.  

 

In 2008 the group acquired PM Training, a leading independent training provider which holds 

contracts with both the Education and Skills Funding Agencies. Around 10% of Aspire’s 

employees are young apprentices. The company also works with other 900 local employers to 

provide work experience and apprenticeship opportunities which, through its supply chain alone, 

has created around 800 apprenticeship placements. Aspire now works with around 400 

unemployed adult residents a year, offering help and advice through job clubs, support and one-

to-one coaching, with 80% of those receiving support making positive progress.  
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Helping people to live healthy, independent lives 

 

Housing associations play a major role in the health of their customers and the communities in 

which they work. In addition to the delivery of the affordable, warm homes and good quality green 

space which prevent poor health, our members provide specialist housing and services for older 

and vulnerable people. 

 

The specialist housing, care and support delivered by housing associations allows people to live 

independently, reach their potential, and prevents further ill health. We know that supported 

housing delivers net savings to the public purse of around £640m for all client groups, or £6,764 

per person per year for people with learning disabilities3.  

 

Our members’ work improves health outcomes and wellbeing for people with learning disabilities, 

people with mental health problems, and older people. Crucially, working with partners in the 

health service, housing associations help the NHS to respond to monumental spending challenges. 

 

Case study: Innovative solutions to hospital discharge  

Housing and care provider Midland Heart has worked with both acute and community trusts to 

develop re-ablement units. Each of the units are refurbished wards, created to reflect a more 

homely and less clinical environment. Through a joint trusted assessment team, older individuals 

deemed medically fit for discharge and who do not require an acute bed, are placed into the 

Midland Heart service.   

 

The re-ablement team then create a personalised support plan, to meet the social care needs of 

the customer whilst continuing their discharge journey home. Midland Heart’s team of 

reablement workers deliver a programme of activities which focus on wellbeing, confidence 

building and independence, as well as ensuring that an ongoing care package is arranged or 

necessary adaptations are fitted to make the transition home smooth. 

Housing associations’ health, care and support services are invaluable to communities across the 

country and to the future of the NHS. Among many interventions, housing associations are able to 

integrate housing and care for older people; prevent costly hospital admissions; help people with 

learning disabilities to live outside of institutional settings; and prevent homelessness. The 

operating environment is increasingly challenging. We would like to see a new approach to 

investment in care, support and integration: 

 A new framework for preventative support services - the Federation proposes a new 

outcomes based funding framework for support services. This would pool existing funds 

from across government departments, including Department of Health, Department for 

Work and Pensions, and Ministry of Justice, to be targeted at preventative services that 

help people avoid the crises that lead to high cost interventions. The pooled budget would 

be match-funded locally, and a proportion of payments would be tied to particular 

outcomes being achieved. This approach aligns to the model Big Society Capital have 

advocated in their own submission to improve outcomes for people facing particular 

barriers, such as homelessness, mental health issues, NEETs and others. 

                                                      
3
 Financial benefits of investing in specialist housing for vulnerable and older people, Frontier Economics (2010) 
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The health service spend for people with complex needs is estimated to be £6,188 per 

person per year - that’s £358,904,000 in total for all of these clients4. The Federation’s 

proposed framework aims to reduce the need for this spending by funding services which 

promote people’s independence, help them to secure work, and prevent the need for them 

to visit A&E. 

 A Transformation Fund - Integrated approaches to services and funding are key to ensuring 

that health, care and the home are coordinated around the needs of people. The Better 

Care Fund (BCF) was established in June 2013 to facilitate this shift.  However, we believe 

to truly achieve the levels of service reform needed an additional Transformation Fund, as 

advocated by the King’s Fund, is necessary to support large-scale service changes and 

manage the transition between old and new models of care. Crucially, a Transformation 

Fund could support efforts at a devolved level to fully integrate health, housing, care and 

support around the experience of individuals. 

 Continued Department of Health investment in supported housing – Department of Health 

investment in specialist and supported housing should be continued for the long-term as a 

key cost-saving intervention. With an investment programme that spans several years, 

housing associations would be better able to strategically plan to meet the housing needs 

of older people, people with mental health problems, and people with learning disabilities. 

Conclusion 

Housing associations are ready to boost housing supply, meet the housing needs and aspirations 

of people on all levels of income, and drive economic growth both nationally and locally.  The 

sector is committed to developing a stronger, long term partnership with the Government to end 

the housing crisis and the chance to kick start that new relationship is now.  

 

With the right conditions housing associations can exceed their already impressive track record 

to deliver the homes this country needs, be at the heart of delivering full employment and 

shaping health and social care integration.  

                                                      
4 Based on average costs of mental and physical health treatment in Hard Edges: mapping severe and 

multiple disadvantage, Lankelly Chase Foundation (2015), for an estimated 58,000 people (ibid) 

 


