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During 2015 the contrast in investment priorities between England and the rest

of the UK became much more marked. Despite having the most pressured

housing market, with acute affordability problems in some regions because even an

expanding private rented sector still has rising rents, England is the only one of the

administrations to shift its investment focus away from the needs of the lowest-

income households. While 2011 saw a move towards investing in new stock to be

let at higher Affordable Rents, 2015 saw an even more decisive shift in England:

despite cogent arguments from important recent studies for a switch of emphasis

back towards social renting1 – investment is now focussed largely on helping those

who have the potential to buy. 

Scotland, Wales and Northern Ireland have, in the meantime, re-emphasised their

commitments to housing those on lower incomes against the background of fresh

evidence of affordable housing needs across the UK (discussed in Commentary

Chapter 2). 

The Affordable Homes Programme in England 2015-18
April 2015 saw the start of a new phase of the Affordable Homes Programme

(AHP) intended to cover the three years 2015-18, originally with £2.9 billion of

funding, a target of 165,000 homes and a continued emphasis on producing homes

let at Affordable Rent (AR). By September 2015, the HCA had committed over half

of its £1.7 billion share of the programme, as had the GLA with its £1.2 billion

share for London (see Table 2.4.1). The forecast output from allocating 54 per cent

of the new AHP is currently 74,776 units, or 45 per cent of the target, suggesting

that to meet the 165,000 target the rest of the programme would have required bids

at significantly lower average grant rates than those made to date.

Originally, for the HCA’s part of the programme, there was no prescribed mix

between rent and ownership within the target of building 120,000 homes. The 

HCA nevertheless made it clear that Affordable Rent was the ‘main’ output and that

schemes solely for affordable homeownership would not be considered. However,

following the Autumn Statement 2015 this policy was reversed, and all the unallo-

cated HCA funding will now go to homeownership schemes. The revised allocation

for the AHP 2015-2018 is now £1.8 billion (see Table 2.4.6), broadly covering only

the commitments shown in Table 2.4.1 plus some others since entered into.

In London, the Mayor’s housing strategy set a target of building 45,000 units over

the three years under the GLA’s part of the AHP: of these, 60 per cent will be for

Table 2.4.1 Affordable Homes Programme 2015-18: committed output by region 

Operating region Grant Units – Affordable rent Units – Affordable homeownership Total units
(£ million)

Grant funded Nil grant Grant funded Nil grant Grant funded Nil grant

London £629.9 12,497 3,735 7,027 3,080 19,524 6,815

East and South East £160.1 5,915 2,242 1,013 1,280 6,928 3,522

Midlands £240.3 9,257 1,181 1,284 419 10,541 1,600

North East, Yorkshire and The Humber £209.0 8,328 438 316 37 8,644 475

North West £196.0 7,638 266 939 109 8,577 375

South and South West £142.3 4,475 1,912 824 564 5,299 2,476

TOTAL £1,577.6 48,110 9,774 11,403 5,489 59,513 15,263

Source: HCA and GLA, approved offers at September 2015.
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rent and the remainder for homeownership; of the rented proportion, half will be

at ‘discounted’ rents (around 80 per cent of market levels) and half at ‘capped’

rents (around 50 per cent of market).2

The experience of both the GLA and the HCA in allocating funds shows the

difficulties inherent in the programme, with its onerous conditions and low grant

levels. Table 2.4.2 shows average grant rates so far, excluding nil-grant units; if the

latter are included the programme average is £21,091. Given recent changes in 

the operating context for associations, notably the expected four years of rents

being reduced by one per cent annually, there were issues about delivery of the

remainder of the AHP, but the picture has now changed with the switch towards

homeownership noted above. 

The wider issues about changed investment priorities are discussed in more detail

in Contemporary Issues Chapter 1.

The future Affordable Homes Programme
The 2014 Autumn Statement originally extended the commitment to affordable

housing investment until 2019/20 to deliver 55,000 homes per year. However, in

the 2015 Autumn Statement the new government extended and radically altered this

commitment. Total housing investment for the three years 2018/19-2020/21 will

now be more than doubled, but a significant proportion is earmarked for grant-

aiding Starter Homes (covered in Commentary Chapter 3) rather than conventional

affordable housing. Instead of the commitment of just under £3 billion which was

originally planned, the new three-year AHP will now (according to projections by

the Office of Budget Responsibility) rise to almost £4 billion. (There is also a small,

£300 million increase in 2017/18, the last year of the 2015-18 AHP). 

The future AHP will have a radically different output, focussing largely on shared

ownership. The OBR expects this to rise to 90 per cent of new build, with social and

Affordable Rent output limited to only a few thousand dwellings. A radical switch

in central government support from rented housing to homeownership is taking

place. While providers will still be able to build rented homes (social or AR) from

their own resources (including RTB receipts) and from what remains of section 106

(‘planning gain’) agreements, the outcome over the coming five years is likely to be

a rapid overall decline in new build at below-market rents. 

Outcome of England’s previous investment programmes
The 2011-2015 Affordable Homes Programme (AHP), which ended in April 2015,

was originally expected to produce 80,000 homes for rent or sale at a public sector

cost of £1.8 billion. Offers made by providers totalled 88,000 units, well above this

figure. The final outcome of the programme by March 2015 (see Table 2.4.3)

indicates that the overall target was met with 82,115 completions, of which 70 per

cent were for Affordable Rent. Of the total, 78 per cent was delivered via the HCA

and 22 per cent in London via the GLA.

These figures present the situation as it was at the close of the programme at the

end of March 2015. The HCA permitted an additional 1,927 completions beyond

this so-called ‘drop dead’ date, still financed by the 2011-15 AHP, in the early part 

of 2015/16. The GLA did not.

Table 2.4.2 Average 2015-2018 funding per home to date by 
operating region  

HCA Operating Area Affordable Affordable All programme 
Rent homeownership average

London £37,238 £23,408 £32,261

East and South East £24,446 £15,328 £23,113

Midlands £23,710 £16,205 £22,795

North East, Yorkshire and The Humber £24,429 £17,706 £24,183

North West £23,800 £15,105 £22,848

South and South West £27,795 £21,700 £26,848

TOTAL (excluding London) £24,533 £16,909 £23,699

TOTAL (including London) £27,834 £20,921 £26,515

Source: HCA and GLA, offers to September 2015 excluding ‘nil grant’ units. 
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Comparison of recent and current programmes in England
The collected data on outputs from the AHP and related programmes reveal the

practical effects of policy changes since 2011 (see Table 2.4.4). Although the

Labour government’s National Affordable Housing Programme (NAHP) formally

ended that year, output resulting from its (higher) grant levels continued to

overlap with the AHP into 2014/15. Figures up to last April therefore show output

funded by a combination of the NAHP, the lower grant available under the AHP

and certain other programmes. The fall in output of social rented units is now very

noticeable, from two-thirds of completions in 2010/11 to ten per cent now. The

impact on supply of social rented housing has of course been made worse by

conversions of lettings to Affordable Rent (see below) and by loss of stock, e.g.

through right to buy.

The main features of the recent, current and future affordable housing investment

programmes are compared in Table 2.4.5 (in recent previous issues of the Review

this was table 2.4.2). It includes the three stages of the AHP under the coalition

and Conservative governments, together with the earlier NAHP which began in

2008/09 under the Labour government. The average grant under the new phase

that began in April 2015 was projected to fall to £17,454 per unit, although we

noted above that bids are running at an average of £21,091 if nil-grant units are

included. 

The average grant under the recently concluded AHP was also higher than earlier

projections, at £21,920 per unit rather than the £18,852 expected in September

2014 (see Table 2.4.2 in last year’s Review). This is, in turn, about 42 per cent of the

grant levels under the previous NAHP (whose higher grant levels generated about

double the AHP’s annual output). 

Table 2.4.3 Output from Affordable Homes Programme 2011-2015  

Year Affordable Rent Social rent Low cost homeownership Total

Output by tenure (no. of units)

2014/15 33,076 3,512 9,677 46,265

2013/14 17,052 2,846 4,311 24,209

2012/13 6,393 1,356 1,695 9,444

2011/12 893 757 547 2,197

Total 57,414 8,471 16,230 82,115

Output by agency (no. of units)

HCA 47,621 5,986 10,361 63,968

GLA 9,793 2,485 5,869 18,147

Total 57,414 8,471 16,230 82,115

Source: HCA and GLA databases.

Table 2.4.4 Affordable housing starts and completions funded by the
HCA and GLA  

2010/11 2011/12 2012/13 2013/14 2014/15 2015/16 
Apr-Sept

Starts on Site

Social rent 35,645 3,123 4,572 3,960 2,410 340

Affordable Rent – 8,873 23,286 30,134 28,235 6,225

Intermediate rent 1,517 14 48 65 21 0

Affordable homeownership 11,303 3,400 8,024 7,466 5,938 1,642

Total affordable starts 48,465 15,410 35,930 41,625 36,604 8,207

Completions

Social rent 36,713 34,021 14,388 7,761 6,192 683

Affordable Rent – 928 6,856 19,308 40,636 4,841

Intermediate rent 2,470 1,638 717 552 33 12

Affordable homeownership 16,726 15,144 14,773 8,713 12,365 1,104

Total affordable completions 55,909 51,731 36,734 36,334 59,226 6,640

Source: DCLG Live Table 1012.
Note: Total affordable housing is the sum of Affordable Rent, social rent, intermediate rent and affordable
homeownership.
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Other affordable housing investment in England
Last year’s Review for the first time summarised all forms of government support

for affordable housing investment in England, including use of loans and

guarantees as well as grants. Table 2.4.6 sets out the Review’s new summary (in

last year’s edition it was Table 2.4.5). It complements Table 2.3.6 in the previous

chapter which presents equivalent information for private housing initiatives 

(see page 65). Many programmes announced in the Autumn Statement are still

being developed, so the details shown may well change during the year. Starter

Homes are included in Table 2.3.6 as a private housing initiative (although 

they are considered by government to be part of its affordable housing

investment).

The largest additional form of support, linked to the AHP, is the £3.5 billion

Affordable Homes Guarantees Programme (AHGP). The target is to provide

30,000 homes (of which 8,700 will be via the GLA). So far more than £2 billion

of guaranteed debt has been raised at very low prices. By March 2015 there had

been 3,760 completions, of which two-thirds were for Affordable Rent and

smaller proportions were for homeownership or social rent. Under the HCA part

of the programme, by September 2015 there were 3,999 completed units and

12,528 starts.3 In London, the GLA has included its AHGP allocation in its

Building the Pipeline fund. By September 2015 this had delivered 1,677

completions and 6,404 starts.4 Because the AHGP has been very successful there

was an expectation that it would be extended beyond its original termination date

of March 2016. However, DCLG has said that there will be no extension.

Direct investment by local authorities in new and existing stock, whether or not

supported by grant funding, is also an important contributor to affordable homes

investment. Overall capital expenditure by local authorities on housing declined

by 65 per cent in cash terms between 2007/08 and 2011/12, to just £3.3 billion.

However, it rose over the following three years to reach a recent high of 

£4.8 billion in 2014/15. In substantial part this is the result of the effects of HRA

self-financing in April 2012 and the use of the borrowing capacity allowed,

although the total includes also what remains of non-HRA capital spending, for

example on grants to the private sector and GLA funding for HAs.5

Table 2.4.5 Summary of affordable housing investment programmes in England, 2008-2018

Programme Total dwellings planned/delivered Grant

Social rent/ Shared ownership Total Annual total Total Annual avg Avg per dwelling 

Affordable Rent and other (£ billion) (£ billion) (£)

National Affordable Housing Programme 2008/09-2010/11 (outturn) 93,200 80,700 173,900 57,967 8.9 2.97 51,178

Affordable Homes Programme 2011/12-2014/15 (outturn) 65,885 16,230 82,115 20,529 1.8 0.45 21,920

Affordable Homes Programme 2015/16-2017/18 (as originally set out; 
total spend is now forecast at only £1.8 billion) – – 165,000 55,000 2.9 0.96 17,454

Sources: HCA and GLA databases.

Notes: 1.The outturn for the AHP 2011/12-2014/15 excludes 1,927 units completed in 2015/16. 
2. Blank entries for later years indicate lack of detail to date (see text). 
3. Average grant per dwelling is based on all dwellings, including nil grant units. 
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Last year’s Review (see Table 2.4.6) for the first time gave a picture of local

authorities’ Housing Revenue Accounts over the period since the self-financing

settlement. This table cannot yet be updated and included in the Compendium,

but it is likely that English councils are still boosting their capital investment 

by contributions from revenue, following a pattern already established in 

Scotland.

Local authorities are also beginning to invest significant sums on affordable and

market housing outside their HRAs, using stand-alone companies. There are no

specific data sources on this activity, although the LGA believes that 14 councils

plan to build 6,362 homes over the coming three years, via non-HRA prudential

borrowing of almost £800 million.6

A further important component of local authority investment is work to achieve 

and sustain the Decent Homes Standard (see Compendium Table 23b). There is 

an allocation of £2.3 billion subsidy for work by local authorities and housing

associations to achieve the standard, which comes to an end in March 2016. 

Slightly more than half of this is directed via the GLA to London councils, and the

remainder via the HCA to 31 councils in the rest of England. After that date, work to

achieve or sustain the DHS will be financed from social landlords’ own resources.

Another vital contribution to affordable housing is that provided by ‘planning gain’

(or ‘section 106’) linked to private housing development. This has been growing

again for the three years since the recession, and in 2014/15 at 14,370 homes was

double the level in 2012/13. The composition of the total is however changing, 

Table 2.4.6 Summary of current government support for affordable housing investment in England 

Programme Period Grant (£ million) Loan (£ million) Guarantee (£ million) Notes

Affordable Homes Programme 2011/12-2014/15 4,500 – – Included a substantial amount from the previous programme (NAHP)

Affordable Homes Programme 2015/16-2017/18 1,800 - – Originally ran to 2019/20; remainder of HCA programme will refocus on 
shared ownership; allocation shown is the amount now expected to be spent

Affordable Homes Programme 2016/17-2020/21 4,100 – – New phase of AHP announced in Autumn Statement 2015, focused on shared 
ownership 

Affordable Homes Guarantee 2013/14-2015/16 – – 3,500 Announced in 2012; extended in 2013; ends March 2016

Rent to Buy 2015/16- 2020/21 200 200 – Now part grant/part loan funding

HRA Borrowing Programme 2015/16-2016/17 – 300 – Additional borrowing headroom for LAs; part of Local Growth Fund

Estates Regeneration Programme 2015/16-2018/19 – 290 – Repayable loans to redevelop LA estates; extends previous £150m programme

Decent Homes funding 2011/12-2015/16 2,300 – – Combined funding from 2010 and 2013 Spending Reviews; ends March 2016

Stock transfer gap funding 2011/12-2015/16 670 – – Figure reflects expected total spending

Specialist housing 2018/19-2020/21 399 – – Announced in Autumn Statement 2015

Care and support specialised housing fund 2016/17-2020/21 380 – – Funded by Dept. of Health; includes new funding up to 2020/21 

Totals 14,349 790 3,500

Source: Author compilation, in consultation with DCLG.
Note: 1. Programmes which closed in 2013/14 or earlier have been omitted – see Table 2.4.5 in the 2015 edition of the Review for those items. 

2. DCLG includes Starter Homes as affordable housing investment; in the Review it is included in support for the private market, see Table 2.3.4.
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with static numbers of social rent properties delivered and growth in those for AR

and homeownership.7 The effects of recent policy changes towards section 106 have

yet to be felt in a fall in numbers delivered; however, this is likely to change as

obligations on developers are reduced and as they also shift away from providing

below-market rented housing towards homeownership products such as Starter

Homes (see Commentary Chapter 3). The government impact assessment shows

that for every 100 starter homes built using section 106 funding, between 36-46

fewer young households (under age 40) will have access to below-market rented

housing or low-cost homeownership.8

Impacts of Affordable Rents on stock and lettings
As shown in Table 2.4.4, the AHP and related investment programmes had

produced over 40,000 new units that were let at Affordable Rents by April 2015. A

further impact of the AHP has been the need to convert existing properties to AR or

to sell them, to produce extra income to help compensate for lower grant levels.

Some 75,228 social rented dwellings were expected to be converted to support the

2011-15 AHP. In fact, by April 2015 there were slightly more than this, at 76,259. As

a result of such conversions, plus new build and acquisitions, the total stock of AR

dwellings had reached 123,264 (or just under five per cent of housing association

stock) by that date.9 Furthermore, under the 2015-18 AHP, more conversions will be

required. The HCA has recorded 27,704 planned conversions to Affordable Rent in

bids approved so far, and the GLA is expecting 5,633 conversions.10

The momentum of recent loss of social rented units to help fund new AR units will

therefore continue. It adds to the wider loss of social rent stock: by the end of

March 2015, housing association social rented stock had fallen by a net 37,889

since the same date in 2012; for local authorities, the equivalent fall (due to right to

buy and other factors) was 57,866. In three years the net total of social rented units

has therefore fallen by 95,755 (two per cent), despite the building of 28,341 new

units in the same period (shown in Table 2.4.4).11

CORE returns for 2014/15 show mean levels of Affordable Rents on new lettings

have increased from 68 to 70 per cent of market rents over the past three years,

while the median level has increased from 77 to 81 per cent. These figures are not

directly comparable with those earlier in this chapter, partly because they include

lettings converted to AR rents (as well as newly built units) and also because they

are based on net rents (i.e. excluding service charges). Nevertheless they confirm

the trend in AR rents as heading towards 80 per cent of market levels.12

The early results of the new AHP’s policies on rent levels are shown in Table 2.4.7.
While all the rents shown are Affordable Rents, in London the figures reflect the
mix noted above between ‘discounted’ and ‘capped’ rents (the latter closer to, but
still above, social rent levels). Outside London, AR gross rents are close to or at the
80 per cent level in each region.

CORE returns also provide some evidence of whether AR lettings by housing
associations are being made to tenants who are more likely to be able to afford
them. In 2014/15, some 45 per cent of new AR general needs lettings went to
tenants in full- or part-time work, compared with 36 per cent in general needs
properties let by HAs at social rents. The gap between the economic status of
tenants in the two types of letting has grown slightly – it is now nine per cent
whereas two years earlier it was only two per cent. However, the overall
proportions of tenants in new lettings who were eligible for housing benefit 
(73 per cent for AR lettings; 72 per cent for social rent lettings) is similar for both,
and are falling (in 2012/13 they were 81 per cent in AR and 79 per cent in general
needs lettings). Overall, therefore, there is no evidence that AR lettings are going to
tenants who can afford to pay higher rents without needing HB, because while
more are in-work their incomes qualify them for some benefit support.13 

Table 2.4.7 Average proposed Affordable Rents under the AHP 2015-18
compared with market rents   

Operating region Average rent (AR) (£/week) Average rent as a % of market rent

London £190 60%
East and South East £142 79%
Midlands £115 79%
North East, Yorkshire and The Humber £102 80%
North West £108 80%
South and South West £136 80%

TOTAL (excluding London) £120 80%

Source: HCA and GLA, offers to September 2015.
Note: Rents shown are average gross rents, including service charges. GLA figures are from a limited database 
and do not include all units.
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Scotland’s affordable housing investment
Previous editions of the Review have shown how the Scottish Government, unlike

its English counterpart, continues to set relatively high targets for affordable

housing output, including a target for output at social rents that encourages new

build by local authorities as well as housing associations. There has also been

much more recognition of the risk of rents becoming unaffordable if grant levels

are reduced. Nevertheless, pressures remain, especially on the more financially

stretched HA sector.

Scotland’s Affordable Housing Supply Programme (AHSP) for 2011/12-2015/16

now totals almost £1.8 billion (see Table 2.4.8), after various additions to the

programme as it has proceeded. The targets for the AHSP over this period are to

deliver 30,000 homes, of which 20,000 will be at social rents; of these 5,000 will

be council houses (i.e. annual averages of 6,000, 4,000 and 1,000 respectively). It

is already clear that the targets will be met: with six months to go before the

financial year-end, 29,779 units had been completed under the programme (see

Table 2.4.9; summarised as a chart in Figure 2.2.4 on page 56). The 30,000 target

was then actually exceeded in October 2015, five months early. 

The AHSP’s focus on delivering social rented housing has continued, with it

receiving over half of the available funding. Councils built up their output to

deliver over 1,000 new units per year for the last three years, and are set to do 

so again in the current year. As Compendium Table 82 shows, councils continue

to rely on high levels of prudential borrowing to support their investment

programmes, together with contributions from rental income, rather than making

significant use of capital receipts (now in steep decline because of the winding-

up of right to buy). Their dependence on capital grant remains relatively low. 

At the same time the lower social rented output by associations continues,

forming two-thirds of the total, whereas in 2009/10, when the numbers of HA

units were at their peak, they contributed over 90 per cent of social rented

output. Yet their recent higher output of ‘affordable rented’ products (mainly

‘mid-market’ rent units) has been sustained, and is running at around 1,000

units per year. 

In the face of recent evidence about housing need in Scotland, and particularly

affordable housing need (dealt with in Commentary Chapter 2), the Scottish

Government has set a new, higher target to build at least 50,000 new social and

affordable homes over five years starting in April 2016, with at least 35,000 being

social rented. (Bearing in mind this is an election year, the Labour Party has

proposed a higher target of 60,000 affordable homes.) Such targets would require

a step-change in output compared with what has been achieved recently. The

initial step is a draft budget of £690 million for 2016/17, almost a 50 per cent

increase, which is intended to lead to an initially increased output of 28 per cent

compared with the last five years, ie. 8-9,000 affordable homes next year. 

Table 2.4.8 Scottish Government Affordable Housing Supply 
Programme 2011-2016 

Budget 2011/12 2012/13 2013/14 2014/15 2015/16
(Actual) (Actual) (Budget) (Budget) (Planned)

£m £m £m £m £m 

Original budget (until 2014/15, 
based on 2011 Spending Review; 
now includes £30m FTCs in 2015/16) – 125.3 108.2 134.5 286.5

TMDF (AHSP budget for Edinburgh 
and Glasgow) – 79.5 73.0 107.3 104.5

Home Owners Support Fund
(separate in 2012/13 only) – 10.0 – – –

Total for AHSP following SR 2011 – 214.8 181.2 241.8 391.0

Subsequent changes (net effect) – 101.5 133.9 99.5 82.0

Total Budget (includes £170.4m 
FTCs over four years) 352.4 316.3 315.1 341.3 473.0

Five-Year Total 1,798.1

Source: Scottish Government Affordable Housing Supply Programme Budget Summary Table.
Notes: 1. The AHSP includes a mix of grant and Financial Transactions Consequentials (FTCs), that latter for

loans and equity use (as in Help to Buy guarantees in England). Where appropriate there may be moves
between the use of grant and FTCs in order to fully utilise the budget. 
2. The AHSP budget for Edinburgh and Glasgow is under ‘Transfer of Management of Development
Funding’ (TMDF) arrangements.
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Clearly the new target implies further investment increases over subsequent years

to raise average output to at least 10,000 units. While this is ambitious, in

spending terms it represents a similar rate of growth to that seen in the recent past.

However, there are significant challenges around grant rates, rent levels, the

balance between social rented output and that at higher mid-market rents, and the

sector’s ability to implement the increased programme (given the points above

about recently reduced housing association capacity). 

A promising development was the agreement in summer 2015 of a Joint Housing

Delivery Plan for Scotland,14 which includes a range of action points on improving

supply and – most importantly – envisages a collaborative approach to achieving

the new targets between all actors involved. On the specific issue of grant levels for

new development, the plan was followed by the report of the 2015 Subsidy

Working Group.15 This recommended that grant rates be increased by £9,000-

14,000 per unit from April 2016; it followed the recommendations of a similar

working party in 2013 that grant rates be raised, as they subsequently were. The

working group's advice was accepted in January 2016 and grant rates have now

been raised to their highest recent levels.16 It is worth noting that while the Review

has made comparisons between the contrasting approaches to the setting of grant

levels in Scotland and England, England’s much lower predicted rates of average

grant have been under strain (as noted earlier in the chapter) and outturn levels

have been higher than expected – although still well under half Scotland’s typical

grant rates of about £58,000 per unit.

Nevertheless, although higher grants enable lower rent levels to be sustained,

rental affordability remains a concern. It has led to some associations moving

away from RPI + 1 per cent increases towards RPI + 0.5 per cent. But the pressures

of welfare reform and of stagnant or barely rising real incomes (see Contemporary

Issues Chapter 2) are unlikely to ease significantly and may indeed worsen. In

contrast, of course, English associations are now obliged to make annual one per

cent cuts in rents over the next four years. The conditions create a conundrum for a

sector expected to make a radical increase in Scotland’s housing output, while

keeping rents affordable and at the same time maintaining healthy balance sheets,

in a very difficult environment.

Table 2.4.9 Scottish Government Affordable Housing Supply
Programme: new affordable housing completions

Type of AHSP activity 2011/12 2012/13 2013/14 2014/15 2015/16
(Apr-Sept)

RENT
Social Rent
Housing association rent New build 4,155 2,784 2,594 2,808 810

Rehab 227 86 171 89 26
Council housing rent New build 948 1,116 1,229 1,088 574

Rehab 0 0 86 27 12
HA/Council Off the shelf 0 0 60 172 33
Home Owner Support 

Fund (rent) Off the shelf 322 288 228 192 49

Total social rent 5,652 4,274 4,368 4,376 1,504

Affordable rent
Other affordable rent New build 49 415 804 945 431

Off the shelf 24 0 0 46 18
Rehab 0 1 113 86 2

Total affordable rent 73 416 917 1,077 451

AFFORDABLE HOMEOWNERSHIP
New supply – shared equity 

and shared ownership New build 621 460 317 256 70
Off the shelf 0 12 0 0 0
Rehab 25 12 16 0 0

Other affordable 
homeownership New build 134 28 3 300 0

Off the shelf 0 0 0 0 0
Rehab 86 192 325 22 0

Open Market Shared Equity Off the shelf 186 533 1,051 1,030 781
New Supply Shared Equity 

(developers) New build 102 73 9 0 0
Home Owner Support Fund 

(shared equity) Off the shelf 3 9 6 8 1

Total affordable homeownership 1,157 1,319 1,727 1,616 852

TOTAL AFFORDABLE HOUSING SUPPLY 6,882 6,009 7,012 7,069 2,807

Source: Scottish Government Affordable Housing Supply Programme summary tables.
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The AHSP is the main, but not the sole, source of support for affordable housing.

Scotland has a form of guarantee in place to facilitate housing to let at

intermediate rents, through the National Housing Trust initiative (NHT). Under

this model more than 1,000 homes are already complete and it is on track to

deliver over 2,000 homes. Building on the success of NHT, a new investment

vehicle that will provide up to 1,000 affordable homes for rent across Scotland was

launched in October 2015. The Local Affordable Rented Housing Trust (LAR) is a

charity to provide long-term mid-market rented housing – it is funded by a 

£55 million loan from the Scottish Government with matching private investment

expected to lift the overall package to more than £100 million. 

The Scottish Government’s 2014 Scottish Planning Policy covered the delivery of

affordable housing through developer contributions (including ‘section 75’

contributions).17 Although statistics on how much it adds to Scottish affordable

homes output are no longer published, it is believed to be still substantial. The

2014 policy says that the level of affordable housing required through developer

contributions should amount to no more than 25 per cent of new developments,

whereas previously 25 per cent was a benchmark figure. There have been calls for a

simplified or streamlined section 75 procedure and the government has

acknowledged these concerns, flagging section 75 as a matter to be considered

through the current independent review of the planning system.18 Given the desire

to raise affordable housing output significantly, CIH considers it is important that

the role of section 75 is not diluted. It would also be helpful if the statistical series

on section 75 were to be resumed so that its effects are more transparent.

Investment in the existing social housing stock has been driven by the requirement

on all social landlords to meet the Scottish Housing Quality Standard (SHQS) by

the target date of April 2015. Although detailed data are not yet available, it was

reported that 94 per cent of the over half-million social stock had achieved the

target, after cumulative investment by landlords of around £3.3 billion since

2007.19 This was somewhat short of earlier projections that less than one per cent

of stock would fail the target and – as noted in last year’s Review – it is likely that

meeting energy efficiency requirements was one of the main factors in the backlog.

Ensuring that the stock remains at or exceeds the SHQS is now the responsibility

of individual landlords via their business plans.

Attention now shifts to meeting the new requirement for social sector housing

investment in Scotland with the introduction of the Energy Efficiency Standard for

Social Housing (EESSH), which must be met by 2020. The EESSH sets a minimum

energy-efficiency rating according to property type, and replaces the equivalent

element of the SHQS. Investment is likely to be required to just over a third of the

social stock and landlords can make use of available ECO and other UK and

Scottish Government schemes to fund the energy efficiency measures needed.20

The EESSH was set with reference to the energy-efficiency improvements that could

be achieved through the available finance from such schemes. Across the UK,

however, ECO is due to be cut from April 2017 to half the level it was at in 2012,

and may be less accessible to social landlords and/or more difficult to use in

tackling hard-to-treat homes which are likely to have the lowest energy-efficiency

ratings. Meeting the EESSH is therefore a significant resource challenge for Scottish

social landlords alongside those of delivering an ambitious new build programme

and ensuring their stock achieves and stays at or above the SHQS.

Affordable housing investment in Wales
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The Welsh Government set a target for new affordable housing output of 10,000
units (or 2,000 per year) during the term of the current assembly. While output of
new affordable housing in 2014/15 actually fell by eight per cent compared with
2013/14, to 2,218 new homes, the target is now nine-tenths achieved. Over the first
four years of the current assembly, provision has totalled just over 9,100: according to
local authority estimates, output should increase to 2,721 in 2015/16 and stay at a
similar level in 2016/17. 

Housing associations in Wales have until this year seen falling levels of social
housing grant, yet despite this they provided 89 per cent of new build output last
year, their highest percentage contribution since 2010/11. From a recent high 
point of £101 million in 2012/13, grant levels fell to £83 million in 2013/14, then 
to £79.7 million in 2014/15. In the current year they are £74 million (see
Compendium Tables 75 and 76). December's draft Welsh Government Budget for
2016/17 allocates £68.8 million but allocations are typically enhanced over the
course of the year.

As discussed in detail in Commentary Chapter 2 (see page 54), despite this
achievement of new build targets there are now new assessments of housing
requirements in Wales, including those for affordable housing, which suggest the
targets should be raised. They indicate a requirement of 3,500 new affordable homes
per year to meet official household projections and up to 5,000 per year to meet
alternative, higher household projections by Alan Holmans. Either way it is clear
now, as the current assembly finishes its term, that a more ambitious target for
affordable housing output is needed for future years and also that the sector is
equipped to achieve it provided that the finance can be put in place.

There are detailed points of interest about output in 2014/15. It re-established the
significance of capital grant, with about 69 per cent of total HA new build dependent
on grant compared with a low point of 56 per cent in 2013/14. This is still well
below grant use in 2010/11, however. At the same time, 2014/15 saw an increased
reliance on planning gain (section 106) contributions to affordable output. It more
than doubled, to 790 units, accounting for 36 per cent of output in 2014/15 and
exceeding the high point of 30 per cent in 2008/09.21 The rise appears to reflect more
active use of section 106 by local authorities and is a reminder of the usefulness of
the detailed statistics on planning gain still collected in Wales (in contrast to England
and Scotland).

In addition to its mainstream programme, the Welsh Government also provides

Housing Finance Grant, a scheme of ongoing revenue subsidy to assist Welsh HAs

with the repayment of collective private finance initially totalling £130 million

and with an eventual target output of 3,000 new build units in total. Wales

remains unique among the four administrations in establishing a collective

borrowing product from the capital markets and in providing a long-term revenue

stream to HAs as an alternative to capital grant.22

A continuing feature of affordable housing investment in Wales is the significant

contribution made by local authorities. As Figure 2.4.2 shows, they provide around

70 per cent of gross investment (not including associations’ privately financed

investment). In 2014/15 they invested £260 million, 16 per cent more than in

2013/14, and may now be on an upward path given that Welsh council housing

became self-financing from April 2015 (see below). Furthermore, the Welsh

Government has announced that it will not follow Whitehall in reducing social

sector rents from April 2016, which will help maintain both local authority and

housing association investment.

Figure 2.4.2 Welsh housing capital expenditure 2000-2015
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Although local authority investment is very significant, it is mainly directed to the

existing stock and achieving the Welsh Housing Quality Standard (WHQS) by the

target date of 2020, now set in statute by the Housing (Wales) Act 2014. By March

2015, although four of eleven councils had met the WHQS in their stock, overall

less than half (48 per cent) of council housing did so. This compares with 86 per

cent compliance with the standard in HA stock, although of course HA stock is

generally much more recent. As with the equivalent standard in Scotland (see

above), the biggest reason for non-compliance is poor energy efficiency.23

The financial year 2014/15 marked the end of the Housing Revenue Account

subsidy system in Wales, following a parallel change in England three years earlier.

Until then, all eleven stock-retaining councils in Wales paid ‘negative subsidy’ to

the Treasury (see Compendium Table 77). Under a settlement with the UK

Treasury and given a statutory basis in the Housing (Wales) Act 2014, these

payments have ended and councils have taken on £919 million in new debt (in a

similar arrangement to that which applied to the majority of English councils).

This means that for the first time Welsh local authorities will have full control over

the rental income from their council housing and are able to operate meaningful

business plans, albeit subject to caps on their borrowing. Given the sizeable task in

bringing their stock up to the WHQS, however, this is likely to continue to be the

priority for new investment in several cases, although some councils are now

believed to be preparing new build programmes.

Housing investment in Northern Ireland
Housing investment in Northern Ireland is still receiving relatively high-priority

treatment in resource allocation, albeit from much-reduced budgets compared

with five years ago. Current capital investment plans are shown in Table 2.4.10. 

For 2015/16, the budget available to the renamed Department for Communities

(formerly the Department for Social Development – DSD) is nine per cent lower

than in 2014/15, with capital spending on housing of just short of £90 million.24

Delays in the budgeting process for 2016/17 mean that the outline of a single-year

Budget was not announced until December. However, the new department’s

capital budget will be £148.7 million for 2016/17 compared with the current

year’s DSD capital budget of £124.4 million.25 Full details of the housing

Table 2.4.10 Budgeted net housing capital investment in Northern Ireland
£ million

2011/12 2012/13 2013/14 2014/15 2015/16

NI Housing Executive (NIHE) - 24.3 - 32.9 - 38.6 - 17.8
89.9

Housing associations 154.4 121.7 112.6 113.6

Total 130.1 88.8 74.0 95.8 89.9

Source: Northern Ireland Budgets 2011-15 and 2015-16; DSD Business Plan 2014-15.

}

programme are awaited and Table 2.4.10 cannot yet be updated. However the

previous Budget indicated that some £98 million would be made available for new

social homes, and a minimum of £10 million for affordable co-ownership, with

the expectation that the latter would be increased during the course of 2016/17.

Social housing completions ran at an average of over just over 1,500 per year over

the four years 2011/12-2014/15 (see Table 2.4.11). This means that an earlier four-

year target of delivering 6,000 social homes by 2015 has been met. But as is clear

from the table, this achievement depends significantly on purchases from the

private sector, new build itself forming just over 70 per cent of ‘completions’ last 

Table 2.4.11 Northern Ireland Social Housing Development Programme:
completions 2011-15 

Type of provision 2011/12 2012/13 2013/14 2014/15 Totals

New build 886 953 1,462 1,192 4,493

Off-the-shelf 250 185 324 133 892

Existing satisfactory purchase 79 47 102 216 444

Rehabilitation 89 66 48 78 281

Reimprovement 6 3 31 39 79

Totals 1,310 1,254 1,967 1,658 6,189

Source: DSD, Northern Ireland Housing Statistics Table 1.9. 
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year. For 2015/16, the new department’s target for social and affordable housing is

to provide 1,950 new homes.26 As noted in Commentary Chapter 2, total additions

to the stock meet the most recent estimate of affordable housing requirements,

while the higher current target of almost 2,000 units per year reflects the aim of

tackling waiting-list backlogs and possible under-delivery by the private sector.

However, this target output will be challenging, having been achieved only once in

recent years (in 2013/14).

The DSD budget also supports investment in the existing social stock of just under

88,000 units held by the Northern Ireland Housing Executive, albeit dependent on

the NIHE’s capital receipts from sales. Investment in capital improvements to the

stock reached a recent high point of £12.5 million in 2012/13, fell in 2013/14 to

£8.3 million but has risen to £13.4 million in 2015/16. This year’s programme 

has concentrated on meeting a target of ensuring that the whole stock is double-

glazed. Even so, this is well below the level the NIHE believes it requires and 

only a fraction of the investment levels made in the years up to 2008/09 (see

Compendium Table 88). The target date for achieving the Decent Homes Standard

for the whole stock is 2021. The last re-evaluation of stock conditions indicates a

requirement for £6.5 billion over 30 years.27 NIHE is now preparing a new five-year

asset management strategy based on these findings.

Outturn data on housing capital provision and expenditure for Northern Ireland

for the years to 2014/15 can be found in Compendium Tables 87 and 88. This year

the tables have been revised to include expenditure on ‘co-ownership’ housing (the

name for shared ownership in Northern Ireland) for the years from 2004/05. This

scheme is operated by the Northern Ireland Co-ownership Housing Association,

and its budget was significantly increased in the years following 2010/11.

DSD’s Social Housing Reform Programme continues to have as one of its main

aims a review of the options for the future of the NIHE landlord and regional

functions, within which a major issue is the stock investment shortfall. Structural

reform was recommended by a PwC report in 2011 which included suggestions to

separate NIHE’s strategic and landlord roles into a new strategic housing authority

and a new social enterprise landlord respectively. However, there is some political

and stakeholder opposition to transferring stock out of NIHE. Its chair has also

said that independent borrowing powers for NIHE are an ‘obvious solution’.28

Against a backdrop of lack of agreement around structural reform, recent attention

has focussed on other policy issues, such as policy towards social housing rents

and a new regulatory framework. In the outline Budget for 2016/17, a sum of 

£9.1 million is allocated towards structural reform of the NIHE from the Public

Sector Transformation Fund, but the trajectory of reform and its implications for

investment in the stock are still unclear.
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