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Summary of our views about the housing white paper and the government’s position on
housing in general

Our country currently faces a crisis of housing supply and affordability. The white paper’s focus on
measures to increase supply is therefore most welcome, as is the recognition that new homes must
be built for a variety of tenures including both homes to buy and to rent. However we consider that
there are a number of areas where government policy must go even further if we are to fully address
our housing crisis. We encourage government to prioritise the following:

1. Develop a long-term plan to increase housing supply overall, and the supply of affordable
homes specifically

Experts estimate that we need to build around 250,000 homes in England alone to keep pace with
our growing population. However in 2016 just 140,660 were completed. This is not a short-term
issue, we have failed to build the number of homes we need for the last 20 to 30 years. It's a long-
term challenge that needs a long-term plan. We would therefore encourage government to seek
cross-party consensus around a long-term strategy to build the homes that we need over the next
20 to 30 years.

CIH also believes that a broad range of options are needed to cater for households on different
incomes and that ensuring that a substantial proportion of new housing is genuinely affordable for
those on average and lower incomes should be a central aim of this strategy. Currently, the high
cost of housing is a real barrier for too many people searching for somewhere to live. For example:

9 the ratio of median house prices to median earnings is 7.6, rising to 14.8 in London and 10.9 in
the wider South East

9 the latest Halifax survey notes that the average deposit paid is now over £32,000 across the UK
and £100,000 in London. Shelter estimates that it would now take a childless couple 6.5 years to
save for a 20 per cent deposit, rising to 13.5 years in London. For a couple with one child, these
figures rise to 12 and 26 years

9 ouranalysis shows that median monthly private rents are on average 35 per cent of median
monthly net incomes across England as a whole, rising to 68 per cent in London and 43 per cent
in the South East.

However in 2015/16 just 32,000 new affordable homes were completed in England, the lowest
number for 25 years. Although changes set out in the white paper go some way towards beginning
to address this, it is still the case that government spending on housing remains skewed too heavily
towards promoting home ownership. In total, government will invest £51 billion in housing before
2021, but just 16 per cent of this is intended to directly support the construction of new affordable
homes to rent.

Furthermore just 6,000 of these new affordable homes were for let at social rents and we remain
concerned about the ongoing decline of this tenure. We estimate that through a combination of
right to buy sales, conversion of existing units to affordable rent and demolitions by 2020 there will
be almost 250,000 fewer homes for social rent than there were in 2012. We therefore consider that
government still needs to further rebalance its priorities to invest in new affordable homes, and that
this should include a return to funding new homes for social rent. Although building for social rent
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requires higher levels of government grant to be invested up front, it is clear that this brings long-
term savings through cheaper rents, leading to savings in housing benefit.

2. Develop a comprehensive strategy to reduce homelessness

Government statistics clearly show that homelessness is rising in all its forms. For example 2015/16
saw a six per cent increase in the number of homelessness acceptances to 57,730, a figure which has
now increased by 40 per cent since the last low in 2009/10 (40,020). Further at the end of December
2016, 75,470 households were in temporary accommodation, including 118,960 children, and this
figure is 50 per cent higher than in 2010.

We support the Homelessness Reduction Act 2017 which is a good first step to tackling this problem.
However we also know that legislation alone is not enough and will not deliver its intended aims on
its own. History tells us that we can reduce or even eliminate homelessness but that this requires a
co-ordinated approach. That means government giving local authorities the resources that they
need to implement their new duties as well as providing funding for new affordable homes to rent
and a concerted effort across the housing sector.

3. Better join up of housing and welfare policy

We remain seriously concerned that government policy on housing and welfare is not sufficiently
joined up.

Even cheaper social housing is increasingly becoming inaccessible for people affected by welfare
cuts which include the bedroom tax, the reduced benefit cap and, from April 2019, the local housing
allowance (LHA) cap. We expect that for single people under 35 in particular, the extension of LHA
will cause a real problem. 84 per cent of stock retaining councils currently have rents exceeding the
shared accommodation rate for a one bedroom flat. With regards to the reduced benefit cap, we
expect 60 per cent of those affected to be social tenants and, even in local authority housing, a
couple with three children will typically face a shortfall of more than £25 per week in almost every
local authority area.

There is a danger that these changes will leave some households unable to find anywhere to live
which will completely undermine the aims of the Homelessness Reduction Act.

We are also most concerned about the future of supported housing in the wake of the decision to
review the way in which itis funded. This has caused a great deal of uncertainty and we are aware
that many organisations have delayed decisions to invest in much needed new homes while others
are considering withdrawing from provision altogether. Itis vital that the replacement funding
model adequately meets new and future need as, if we don't get this right, we risk placing added
burdens on already stretched health and social care services.

We therefore urge government to consider housing and welfare policy together to comprehensively
address the housing crisis.
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CIH views on other measures included in the white paper but not specifically referred to in the
consultation questions

There are a number of measures referred to in the housing white paper which are not the subject of
specific consultation questions but which, given theirimportance in ensuring that we are able to
build new homes in the volumes required, we would like to take this opportunity to address.

Enabling local authorities to build

We strongly support the proposal to enable more local councils to build by allowing them to enter
into bespoke deals with government to do so. In 2017 local authorities completed just 2,000 new
homes. However if as a country we are to build in anything like the numbers required to meet need,
we will need local authorities to play a much bigger role than this.

Our previous research with CIPFA shows that since local authority self financing was introduced,
subsequent policy changes, most notably the introduction of the one per cent p/a rent reduction,
have reduced councils’ capacity to build over the next 30 years from 500,000 new homes to just
45,000. Many are also constrained by a lack of borrowing headroom and whilst we understand that
government is not minded to raise borrowing caps across the board at this time, we consider that
allowing individual councils to enter into deals which both exempt them from further rent
reductions and allow them to borrow more (where needed) would deliver more homes. We believe
that this could be delivered without an overall increase in local authority borrowing.

In a recent survey of our member opinion panel (a group of around 500 CIH members who comment
on policy issues) 77 per cent also agreed that allowing councils to enter into bespoke deals would
help to diversify the housebuilding market, reducing our reliance on a small number of volume
house builders.

Developing a revised rent framework for social housing

We support the proposal to set out a clear rent policy for social landlords from 2020 - 89 per cent of
our member opinion panel respondents agreed that this would help to diversify the house building
market.

We consider that the overall priority for any new settlement should be to maximise the delivery of
new homes, including homes that people on low incomes and those who need help in meeting their
housing costs can afford. To support this we need a rent framework which will provide the certainty
that local authorities, housing associations and arms length management organisations need to play
a full part in delivery and access the borrowing they need to do so.

Establishing a rolling framework of seven to 10 years on a contractual basis and renewed
periodically (say every three to five years) would provide a balance of flexibility and certainty while
avoiding the ‘cliff edge’ presented by a harder, fixed term approach.

The new settlement will also need to give careful consideration to the mechanism by which rents
are uprated on an annual basis. The previous rent framework set yearly rent increases at CPI+1 per
cent. This might represent a useful starting point for discussions about a new rent framework. CIH
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recognises that the challenge here is to balance future development capacity with affordability for
the households living in new and existing homes and also to manage the impact on the welfare bill.
This is a complex set of relationships and requires careful modelling and assessment of options.

There is also scope for learning from the Welsh Government’s approach to rent policy under which
landlords are given total rent envelopes for their stock within which they have flexibility to vary rents
depending on local circumstances. This offers a degree of freedom alongside overall financial
control. Although few have taken full advantage of this, it is a model that could be replicated in
England.

This is a critically important policy area, not least because landlords and investors’ confidence in the
rent framework was badly impacted by the decision to abandon the previous rent framework
agreement less than 18 months after its inception. A key challenge for any new rent framework will
be to rebuild that confidence and trust so that landlords and investors feel able to plan and invest
for the longer term.

Encouraging social lettings agencies

There is strong evidence to support the view that social lettings agencies can help provide solutions
for people who have become homeless or are at risk of homelessness. The social lettings agency
approach can enable access to good quality, affordable rented housing for households unable to
access the private rented sector, whether that is because local market rents are unaffordable for
them or because landlords perceive them as high risk.

The growing gap between LHA entitlement and actual private market rents means that recipients of
LHA are being limited to a decreasing proportion of the market - the bottom five to 10 per centin
many areas, according to our analysis. Use of private rented housing to prevent homelessness in
England has dropped by 30 per cent since 2009/10 and its use to discharge full statutory
homelessness duties accounted for just four per cent of all cases in 2015/16. In addition, loss of
tenancy in the private rented sector remains the single biggest cause of homelessness accounting
for 32 per cent of total acceptances according to the latest published data, an increase of 20 per cent
on the 2009/10 figures.

The Homelessness Reduction Act 2017, will place new duties on councils to take ‘reasonable steps’
to either prevent someone from becoming homeless, or to help them secure accommodation if
homelessness cannot be avoided. Access to the private rented sector will no doubt be expected to
feature significantly in local efforts to meet these new obligations but research by Crisis and the
Joseph Rowntree Foundation found that half of councils across England currently find it 'very
difficult' to assist applicants into privately rented accommodation.

We think that government support for the development of social lettings agencies or similar
approaches can help open up the private rented sector for many more low income households who
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