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The Key Aims of SHOUT 
  

 SHOUT IS CAMPAIGNING FOR A GENUINELY AFFORDABLE, FLOURISHING AND FAIR SOCIAL 

HOUSING SECTOR. THESE ARE OUR DEMANDS: 

 

● We want to see 100,000 new social rented homes built each year as part of delivering the 

200,000 or more total new homes the country requires.  

● This programme should be funded though removing or easing the current restrictions on 

council borrowing for housing, a significantly larger social housing grant programme, and 

a robust regime for private developer contributions. 

● All social rented homes lost through the Right to Buy, voluntary sales and conversions to 

‘Affordable Rent’ should be replaced on a like for like basis where there is need. 

● The government should set a target of surplus public land to be made available for social 

rented housing at low cost and develop robust mechanisms for releasing land and 

assembling sites in local areas. 

● Any new town or garden city programme should contain a significant proportion of social 

rented housing. 

● Social housing rents should continue to be based upon an affordability formula. 

● Social rented housing should be properly regulated to encourage high quality 

management with tenants involved to the degree they choose. 

● The ‘Affordable Rent’ programme, in its present format, should be wound down in favour 

of a social rented housing programme. Registered Providers should refuse to sign up to 

the ‘Affordable Rent’ programme in its present format in those areas of the country 

where ‘Affordable Rents’ are transparently unaffordable. 

● Social rented housing should be viewed as a tenure of equal status to others. It meets 

needs that other tenures cannot and is a tenure of choice for millions of people. This 

choice should be acknowledged and supported. 

● National and local politicians should be encouraged to take the lead in affirming the 

positive value and purpose of social rented housing, and challenging the demonisation 

and stigmatisation of social housing and social housing residents. 

● Future governments should set out long-term strategies for housing, including supply, in 

order to bring stability and certainty to UK housing markets with the aim of reducing the 

ratio of wages to house prices and rents over a defined period. 
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1. Introduction and Background 
 

It’s time to say enough is enough. We need a genuinely affordable, flourishing and fair social 

housing sector.  

 

Social housing has provided decent, affordable homes for millions of people over the past 150 

years. Starting with nineteenth century philanthropists like George Peabody and Joseph 

Rowntree over five million council and housing association homes have been built over the past 

150 years, providing safe, secure and affordable homes for millions of families who had often 

been living in overcrowded, insecure and insanitary conditions. The social housing sector has a 

great deal to be proud of. 

 

Yet over the past few decades social housing has been attacked, denigrated and dismantled by 

a succession of governments, relegated to a tenure of last resort, its occupants often 

stigmatised by parts of the media and some politicians as scroungers and workshy layabouts. 

Instead of investment in bricks and mortar, governments have increasingly subsidised rising 

rents rather than affordable homes. Home ownership has been promoted as the ‘natural’ 

tenure of choice.  

 

The social rented housing sector has shrunk considerably over the past thirty years. In 1981 

councils and housing associations owned 5.2 million rented homes in England. By 2012 this had 

fallen to 4 million, a loss of 1.2 million homes, mainly as a result of homes being sold under the 

Right to Buy and not replaced. This has been the most lucrative privatisation ever, bringing in 

more cash than all the other transfers of public assets to the private sector put together, yet 

the receipts have often been wasted, often used to prop up public spending elsewhere rather 

than replacing each home sold with a new one. The boost to owner occupation or home 

ownership brought about by the Right to Buy is also unwinding as many sold homes have now 

been recycled into the buy-to-let market, and many private tenants are on housing benefit, 

being paid an average level of benefit that is much higher than if the property had remained in 

social ownership. 40 per cent of the Housing Benefit bill now goes to private landlords. 

 

Today, the supply of new social rented housing has dwindled and the Right to Buy, voluntary 

sales and conversions of empty social housing to ‘Affordable Rents’ are systematically reducing 

the remaining stock. Councils have been prevented from building significant numbers of new 

homes even though they have huge resources at their disposal. 

 

A report by the Smith Institute in 2013 found that, for some housing providers: 
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“The growing emphasis on the commercial aspects of the business is moving the sector 

away from its social roots. For others it is liberating, allowing greater autonomy and 

more opportunity to cross-subsidise submarket rented housing…the general view is that 

there will be very little new conventional low-rent social housing without grant.”1 

 

The latest HCA prospectus for the National Affordable Homes Programme 2015/2018 confirms 

that the provision of new social rented housing is at an end: 

 

 “Social rent provision will only be supported in very limited circumstances” (para 204) 

and “...Government policy does not support the argument that only rents at or close to 

social rent levels are capable of meeting local needs – particularly when support for 

housing costs through Housing Benefit and Universal Credit is taken into account. (para 

92).2 

 

We believe that this is short-sighted as well as financially, socially and morally wrong. Social 

rented housing has a proud and noble record of providing affordable and decent homes for 

millions of people. It rescued millions of people from appalling housing conditions and allowed 

them to lead dignified and useful lives. It created stable and successful communities 

throughout the country and helped to keep the housing benefit bill low. Social rented housing 

was created because the market had failed to provide decent, affordable housing for working 

people. The market is still not working, as evidenced by the greatest housing crisis in almost a 

century. 

 

There has been an insufficiently strategic and determined response by some parts of the social 

housing sector.   Some providers have responded tactically to each successive shift in policy, 

not reflecting sufficiently, in many cases, on the long-term implications of their social business 

objectives. 

 

The latest public attitude surveys show that 80 per cent3 of the British public believes there is 

a housing crisis, and the case needs to be made for a significant portion of new supply to be 

social rented housing.  

 

It’s time to say enough is enough. We need a genuinely affordable, flourishing and fair social 

housing sector. 

 

 

                                      
1 Social Hearted, Commercially Minded - A Report on Tomorrow’s Housing Associations,  the Smith Institute, 2013 
2 https://www.homesandcommunities.co.uk/ourwork/affordable-homes-programme-2015-18 
3 http://www.ipsos-mori.com/researchpublications/researcharchive/3129/80-per-cent-agree-UK-has-a-housing-crisis.aspx 
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2. Definition 
 

We use the government’s own definition of social rented housing: 

 

“Social rented housing is owned by local authorities and private registered providers (as 

defined in section 80 of the Housing and Regeneration Act 2008), for which guideline 

target rents are determined through the national rent regime. It may also be owned by 

other persons and provided under equivalent rental arrangements to the above, as 

agreed with the local authority or with the Homes and Communities Agency.”4 

 

Target rents are based upon a complex formula that reflects local wages and local property 

values. But they adhere to the principle that people should pay a rent that is affordable within 

the context of local market rents.  

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

                                      
4 https://www.gov.uk/definitions-of-general-housing-terms 
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3. History and the Post-War Consensus 
 

One of the very first local authority schemes, the London County Council’s Boundary Estate 

(built in 1900 to replace the appalling slum of the Old Nichol) set a standard for high quality, 

spacious accommodation at affordable rents. Since then, most social rented housing has 

generally been provided at a higher standard and provided more space than many private 

sector properties. There have been some mistakes over the years, and the failure to expand 

supply has led to the rationing of social housing to the most vulnerable and needy households, 

with consequences for community sustainability. Most social housing, however, is of good 

quality in highly livable neighborhoods.  

 

From a standing start in 1945 the post-War Labour and Conservative governments increased 

house-building to nearly 300,000 homes a year in England by 1954, of which almost 200,000 

were social rented homes.  

 

The 1951 Conservative manifesto stated:  

 

“Housing is the first of the social services. It is also one of the keys to increased 

productivity. Work, family life, health and education are all undermined by overcrowded 

homes. Therefore a Conservative and Unionist Government will give housing a priority 

second only to national defence. Our target remains 300,000 houses a year.” 

 

When Harold Macmillan was made housing minister in 1951 he treated it as ‘a war job’ and 

boosted UK production to 354,130 per annum of which 239,580 were council houses and only 

92,420 were private.   

 

The Labour manifesto for the 1964 election said: 

 

“Labour will also increase the building of new houses, both for rent and for sale. While 

we regard 400,000 houses as a reasonable target, we do not intend to have an election 

auction on housing figures.” 

 

During the 1960s building started to rise again, to a peak of over 350,000 homes by 1968 in 

England, of which 150,000 were social rented and 200,000 private. Private house builders have 

never since exceeded their 1968 achievement of building 226,070 homes. For 35 years after 

the war Labour and Conservative governments competed with each other to build the most 

homes. They both understood the importance of housing as the bedrock of stable civic and 

neighbourhood life, and recognised the importance of house building for national economic 

growth.  
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Council estates were genuinely mixed communities and renting from a council or housing 

association had no negative connotations.  

 

Rents and house prices were also relatively low. In 1968 unemployment stood at 2.5 per cent 

(it is now 7.6 per cent) and an average house cost 2.6 times an average income – it is now 

double that. House prices have increased at roughly four times the rate of general inflation 

since the seventies, and this has added to the pressures upon the social housing sector. Social 

housing in 1968 was far more affordable than it is now. The welfare bill was around 6 per cent 

of GDP. It is double that now while wages are shrinking. In 1968 many more people could afford 

to live a decent, productive life without recourse to benefits.  Social housing tenants could save 

and spend as a result of having surplus cash in their pockets. This brought benefits to their local 

communities as well as the wider economy.  

 

However, it was also during the sixties that local authorities were encouraged to adopt untried 

building techniques and systems in order to maximise the number of homes that could be built 

for a fixed amount of grant. This led to tower blocks, brutalist estates such as the Heygate in 

Southwark and the tragic collapse at Ronan Point.  

 

Chart (1) over the page, using house building data in England from the Department of 

Communities and Local Government, summarises the rise and fall of house-building in the post-

war era. It has been a game of two halves. In the first half, political parties vied with each other 

to build homes. In the second half, social rented house-building by local authorities effectively 

disappeared, but the ‘gap’ in supply has never been filled by the private sector and housing 

associations. The private housebuilding industry itself is now saying that the target of building 

200,000 homes a year is ‘impossible’. This makes the case for state intervention even more 

compelling.5 

 

Government funding to housing associations has failed to make any significant impact and 

private housebuilders simply do not respond to increases in demand for their product – their 

supply is inelastic. As a result, house prices have risen at four times the rate of inflation. This 

graph shows that it was house-building by local authorities that made a difference. It was the 

extinction of social rented house-building by local authorities, without any effective alternative 

mechanism for building at the same scale that became the underlying cause of the present 

housing crisis. A similar level of public funding for house-building is now required to restore 

some balance to housing markets. In simple terms, the present housing crisis began when local 

authorities stopped building large volumes of council houses.  

                                      
5 Knight Frank Annual Survey of Housebuilders 2014, http://www.knightfrankblog.com/global-briefing/news-

headlines/delivering-200000-homes-every-year-not-achievable-under-current-conditions-housebuilding-survey/ 
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We want to restore the political consensus that existed during this post-war period from 1945 

to 1979. 

 

We believe that a very significant step increase in homebuilding, in all tenures, is vital for the 

future economic and social future of this country. But new social rented homes should 

comprise a significant element of new house-building – at least 100,000 homes a year.  

 

 

Analysis by the Resolution Foundation6 concludes that 1.3 million low and middle-income 

households face housing costs more than 35 per cent of household income – nearly all of them 

private renters or owner-occupiers.  Over the last 10 years, the proportion of people under 35 

renting privately has increased from under 30 per cent to over 50 per cent, while the proportion 

in social rented housing has declined slightly.  In half of local authorities, a couple with one 

child, earning £19,000 a year, and living in a two bed home would face housing costs more than 

                                      
6 Home Truths: How affordable is housing for Britain’s ordinary working families? The Resolution Foundation 2013 
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35 per cent of household income.  In a third of local authorities, a couple earning £22,000 a 

year would face similar excess housing costs, and in 16 per cent of local authorities, even a 

couple earning £28,000 a year would face similar excess housing costs.  

 

Chart (2) illustrates how the housing affordability problem is embedded in the home ownership 

market with the average house price to average earnings ratio of 6.7 to 1 even after four years 

of housing market slowdown. The ratio is nearly double that of fifteen years ago. 

 

A new report7 by Compass and the Human City Institute reveals a worsening financial position 

for low-income households, especially those living in social housing, with debt a growing 

problem as incomes are squeezed. Reliance upon high-cost credit is also increasing. Thirty-four 

per cent of social housing tenants say that their financial circumstances are poor or very poor. 

And just 4 per cent describe them as very good.  

 

It is only social house-building, with rents set at genuinely affordable levels that can help to 

end this crisis of affordability. 

                                      
7 Beyond the Margins: Debt, Financial Exclusion and Social Housing, Compass and the Human City Institute. June 2014 
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4. Our Political Position 
 

Our campaign aims to be cross-party. Senior figures from the Labour, Conservative, Liberal 

Democrat and Green Parties support our campaign.  

 

We want to restore the cross-party consensus on housing that existed prior to 1979. Both of 

the main parties have been responsible for good and not-so-good housing policies since 1979. 

Labour introduced many positive measures after 1997, including significant spending on decent 

homes which has put most of the current social stock into sound condition, and boosting the 

standard of local authority housing management through the ALMO programme. The outgoing 

Labour government and the incoming coalition reformed Housing Revenue Accounts, allowing 

local authorities to run their own affairs and build new homes for the first time in decades. The 

coalition has implemented the National Planning Policy Framework.  

 

But none of this has reversed the collapse in overall house-building that occurred from the 

1980s onwards. The Right to Buy has now been boosted without like for like replacement and 

the coalition has pushed through the ‘Affordable Rent’ programme that will increase the rents 

for new homes provided by social landlords up to 80 per cent of market rents, leading to many 

households becoming trapped in poverty.  

 

A new political consensus means returning to sensible levels of investment in bricks and mortar 

to provide rented homes at genuinely affordable rents. This will help to reduce the £24 billion 

that is spent annually on housing benefits – the second largest item of welfare spending after 

state pensions.  
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5. The Role of the Social Housing Sector 
 

Over the past forty years many housing providers, together with their trade and professional 

bodies, have largely failed to make the case for housing investment.  The sector has had some 

successes, for example in evading the Right to Buy for charitable housing associations and the 

reform of the HRA which devolved debt to individual local authorities, but such victories have 

been rare. Many adverse changes have been introduced by stealth, by central diktat and 

regulation, drip by drip. It is only when you stand back and view the bigger picture that you can 

fully understand the scale of the damage done to social housing.  

  

For example: 

 

● As a country we have failed to build enough homes, leading to house prices and rents 

increasing much faster than inflation. Our sector has failed properly to make the case for 

housing and to oppose the ideological attack upon social housing. 

● The Right to Buy, at large discounts, led to the loss of valuable assets that had been created 

over a period of generations. These properties have not been replaced. Ironically, many of 

these homes are now being let to poor working people on high rents, requiring them to 

claim much higher levels of housing benefit than if the properties had stayed in the social 

housing sector.  

● Falling grant rates for affordable housing and the introduction of private finance has led to 

higher rents and saddled landlords and tenants with unsustainable levels of debt. Housing 

associations have failed to fill the gap in supply that followed the end of council house 

building from the late eighties onwards. 

● Stock transfers and mergers have created some very large, unaccountable and 

undemocratic housing associations spread across, in some cases, hundreds of local 

authority boundaries, creating a pattern of stock ownership that is irrational and inefficient. 

● For the past thirteen years the government’s rent setting policy has increased social housing 

rents beyond inflation. 

● Some housing providers have paid lip service to tenant and resident involvement. In reality, 

tenants have had almost no influence upon fundamental changes that have affected their 

status and security.  

● The move to fixed term tenures threatens to take away security from tenants and hinders 

social development and community sustainability.  
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● Welfare reforms, such as the social sector size criteria, cause harm to individuals and 

threaten community stability. 

● The ‘affordable homes’ programme has replaced the provision of new social housing with 

rents set at up to 80 per cent of market rents. For London this means an average rent of 

£191 per week for a three-bed family home. Rents at this level are simply unaffordable to 

people on low incomes and will condemn them to life in a benefit-dependent poverty trap. 

● Increasingly, housing providers have diversified and engaged in providing new homes in 

intermediate and private sector tenures, partly to cross-subsidise more affordable homes, 

partly because they have been encouraged to go down this route by successive 

governments, and partly for their own reasons. Housing providers, driven by their boards 

and senior executives, competed with each other to create larger and larger organisations, 

sometimes without a clear understanding of the detrimental impact that this was having on 

the nation’s housing stock.  Although shared ownership, intermediate rent, student 

housing, outright sale and other schemes have contributed to the overall supply of housing 

they detract from the affordable housing sector’s core product – social rented housing. 

These alternative tenures are not a substitute for social rented housing. Without social 

housing as its core product, housing providers may end up being little different to private 

providers. 

● The economic argument for social house building is clear. Building affordable homes offers 

one of the best multiplier impacts of any form of public investment – according to the 

National Housing Federation every affordable home built generates an additional £108,000 

in the economy and creates 2.3 jobs.8 The annual cost of propping up high rents in the form 

of housing benefit is now £24 billion per year, of which 40 per cent is now paid to private 

landlords. In comparison, the annual investment in new ‘affordable’ homes is around £1.2 

billion a year. Making a long-term switch of public spending from housing benefit into bricks 

and mortar would make social and financial sense.  

 

 

 

 

 

 

 

 

 

                                      
8 http://www.housing.org.uk/publications/browse/budget-2013-submission 
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6. Comparisons between the Social Rented Sector  
and the Private Rented Sector 

 

The private rented sector is now larger than the social rented sector. The graph below shows 

the changing trends in tenure since 1979 with the rise and then decline of home ownership, 

the long-term fall in the number of households living in social housing and the re-birth of 

private renting. 

 

 

 

While the number of social renters has seen a steady decline since the early 1980s, the number 

of private renters was fluctuating between 1.7 million and 2 million. This turned into a notably 

and consistent rise from around the turn of the century.  In almost any other market this trend 

could be associated with an increase in demand and therefore popularity, but we do not believe 

this is the case, as we demonstrate below.  

 

6.1 Decent Homes 

As part of its report on housing circumstances in England, the English Housing Survey monitors 

the number of non-decent homes in the country. According to the latest figures the total of 

non-decent homes in 2012 was 4.9 million or 22 per cent of the entire housing stock. The 
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highest proportion of non-decent homes is found in the private rented sector - 33 per cent.9 In 

the owner occupied sector it is 20 per cent and in the social rented sector it is just 15 per cent.  

This means that the level of non-decent homes is twice as high in the private rented sector as 

in the social rented sector.   

 

6.2 Housing Benefit  

The housing benefit bill has been rising in real terms for over 40 years, from £1.1 billion in 

1970/7110 to the £24.6 billion now.11 From 2008/09 the bill started rising more rapidly as a 

result of an increasing number of claimants. This increase was concentrated in the private 

rented sector, as table (1) below illustrates with a rise of 56 per cent in the private rented sector 

since 2008. 

 

 

Table (1) –  

Change in Numbers of Housing Benefit Claimants by Rented Sector  

(2008 to 2013) 

 

  
Private Rented Sector 

Claimants 
 

 
Social Rented Sector 

Claimants 

November 2008 1,054,810 3,109,584 

November 2013 1,645,507 3,337,696 

Percentage Change 2008-2013 56% 7.3% 
 
Source: Department of Work and Pensions 

 

 

This means that almost 40 per cent of the total housing benefit bill - £9.5 billion - now goes to 

landlords in the private rented sector, even though the sector accounts for only 33 per cent of 

total claimants.12 This is because the weekly benefit paid to tenants renting in the private sector 

was £105.51 at November 2013, compared to only £82.10 for social housing tenants (£76.20 

for local authority tenants). 

 

                                      
9 While the proportion of non-decent homes in the PRS has decreased since 2006, it is worth noting that the absolute number 

has actually risen. This could be attributed in part to the overall increase in the size of the sector. 
10 Together at Home. IPPR report 
11Guardian article - UK housing benefit bill will soar to £25bn by 2017 
12 Figures from DWP tables. 
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This means that each private rented sector tenant claims £23.41 more per week; this amounts 

to a difference in November 2013 of more than £154 million. 

 

With rising rents across the private sector and without more homes in the social rented sector 

this cost to the taxpayer will only grow.  

 

The Department for Work and Pensions predicts that private tenants will be the sole driver 

behind the increasing housing benefit bill over the coming years.13 This is just one reason why 

SHOUT is campaigning for more social housing to be built, and recommended to the Lyons 

Review that 50 per cent of any new homes built be in the social rented sector. 

 

6.3 Social Value 

Many landlords in the social rented sector invest in community cohesion, employment and 

training, and health and well-being initiatives, with the National Housing Federation’s 2012/13 

survey showing social landlords investing £750m annually in such community initiatives. These 

social landlords have the capacity and the will to use part of their income stream to reinvest in 

the communities where they operate. This rarely happens in the private rented sector. 

 

89 per cent of landlords in the private rented sector are private individuals and, of these, 97 

per cent have fewer than five properties in their portfolio.14 Due to the overwhelming 

prevalence of small-scale operators, there simply is not the same capacity in the private rented 

sector to invest in better communities. 

 

If just half the number of tenants in the private rented sector were housed in the social rented 

sector this could provide an extra £9.2 billion per year15 in income for social housing providers 

to help them invest in the future of our country’s communities. 

 

6.4 Stability 

A recent report has found that moving schools within the school year has a detrimental impact 

on children’s educational attainment.16  

 

The English Housing Survey reveals the average (mean) length of residence for social renters 

was 11.3 years, while for private renters it was 3.8 years, almost three times less. The social 

rented sector provides more stability for households than the private rented sector.  

 

                                      
13 UK housing benefit bill will soar to £25bn by 2017 – Guardian article 
14 Private Landlords Survey 2010 
15 £89 per week average rent x 52 weeks x 2,000,000 homes 
16 Between the Cracks - RSA 
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A Shelter commissioned online survey by YouGov showed that 66 per cent of private renters 

would like the option to take up a longer (up to 5 year) tenancy.17 This indicates a substantial 

interest from tenants in the private rented sector in putting down roots and planning a more 

stable future. Furthermore, households with dependent children are now more common in the 

private rented sector than in the social rented sector. Whether with a couple or a lone parent 

dependent children are part of 32.2 per cent of private rented households compared to 30.6 

per cent in social housing.18 

 

The stability that can positively influence a child’s development and wellbeing is not only 

provided by the social rented sector but also desired by tenants in the private sector.  A 

commitment by the current and future Governments to building more social housing will 

provide growing families and future generations with the stability needed to thrive. 

 

6.5 Civic Society 

Tenants in the private rented sector are less likely to be engaged in their community or in civic 

society. Private renters are less likely to know their neighbours, volunteer, or vote than people 

in other tenures.19 

 

According to the Electoral Commission’s most recent research barely half (56 per cent) of 

people living in private rented homes were registered to vote. This compares with over three 

quarters (76 per cent) of those living in social housing.20 

 

In addition, social housing providers are also more active in the community than private 

landlords, often providing many different opportunities for tenants to contribute to community 

development through voluntary activities. 

 

 

 

 

 

 

 

 

 

 

                                      
17 Homes Fit for Families – Shelter 
18 English Housing Survey 
19 Homes Fit For Families – Shelter 
20 For reference 87% of owner occupiers are registered to vote 
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7. Dispelling Myths 
 

The stigma attached to social housing is damaging to social tenants and landlords. Much of the 

media portrays welfare dependency as synonymous with social housing and this view has stuck 

in the public mind. According to an anonymous civil servant: 

  

“David Cameron thinks social housing means sink estates while Osborne just sees Labour 

voters”.  

 

The absence of a clear enough commitment from Labour to a positive shift in policy on social 

rented housing suggests that its leadership is also mindful of this set of negative attitudes. 

 

In the minds of the public, social housing creates welfare dependency. This is untrue. Reliance 

upon benefits is the offspring of dependency, not its parent. Dependency is caused by lack of 

well-paid work, by unaffordable rents and house prices, by low wages and high living costs. The 

welfare system merely props up the consequences of dependency.  

 

The ‘Affordable Rents’ programme will add to this dependency because few households in the 

southern half of England, where housing needs are the greatest, will be able to afford the high 

rent levels without recourse to benefits.  The greatest increase in welfare benefits has been 

among those who are in work, due to falling wages and rising rents. Investing in bricks and 

mortar and reducing rent levels makes economic, fiscal and social sense. 

 

Moreover, people like Mick Philpott are no more representative of social housing tenants than 

Harold Shipman was representative of doctors. The affordable housing sector has clearly failed 

to get across the message that, in the overwhelming majority of cases, social housing provides 

decent accommodation for decent people, the ‘hardworking families’ that the Prime Minister 

constantly refers to.  

 

This is supported by an independent analysis of the economic status of heads of social housing 

households21 which shows that social tenants are far from the economically inactive group 

portrayed in the media. Setting aside the one third of social tenants who are fully retired and 

in receipt of pensions, the analysis reveals that 55 per cent of tenants are economically active 

with 36 per cent working full-time, 15 per cent working part-time, 3 per cent self-employed and 

1 per cent in full-time education or training. Some 15 per cent are unemployed and 18 per cent 

are not working for domestic reasons, usually related to child rearing and supporting 

                                      
21 Human City Institute (2014) from HCA/TSA national survey data (2008/09) based upon 19,000 face-to-face interviews with 

social tenants across England. Income figures have been adjusted with CPI. 
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‘hardworking families’. A further 15 per cent are permanently sick or disabled and supported 

by the social rented sector. 

 

The same analysis uncovers how the majority of social tenants survive on low incomes. Over 

50 per cent have net household incomes22 below £10,400 per annum. Just 6 per cent have 

incomes above the £26,000 benefits cap. Two thirds have no savings and, of the other third 

that do, 49 per cent have savings below £1,000 and 73 per cent below £3,000. 

 

The sector has failed to tell this compelling story and how social landlords house tenants on 

low pay and experience disadvantage related to their domestic circumstances, disabilities or 

illness. You have only to read the moving tale told by former Home Secretary Alan Johnson in 

his recent memoir (‘This Boy’) to understand that social housing has literally saved lives. 

 

Social housing tenants make a huge contribution to building sustainable communities alongside 

their social landlords. Tenants talk to government through their representative organisations: 

TAROE, the NFTMO, CCH and TPAS. In 2009 23,000 tenants took the time to tell the Regulator 

what the national standards for social housing landlords should be. Social housing tenants serve 

on Boards, run scrutiny panels helping to drive up standards in housing management, select 

contractors and as tenant management organisations manage around 250 estates regularly 

out-performing their host landlord across a range of measures,23 as well as running numerous 

community groups providing mutual aid and support to their communities. 

 

We have to challenge this demonisation of social housing and the stigma that goes with it. We 

have to tell stories, stories of struggle, and hardship and decency. 

 

This is the challenge. 

 

 

 

 

 

 

 

 

                                      
22 Incomes of all household members including all benefits (except housing benefit) and after deductions for tax, national 

insurance and pension contributions. In other words, the income a social tenant household survives on. 
23 Tenants in Control: An Evaluation of Tenant-led Housing Management Organisations. Price Waterhouse London: HMSO, 

1995, and 

Commission on Cooperative and Mutual Housing (2010) Bringing Democracy Home, and 

Human City Institute (2013) More than Markets: Cooperative and Mutual Housing in the UK. 
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8. Our Core Beliefs 
 

● Nothing is more important than secure, affordable housing as a bedrock for stable families 

and neighbourhoods.  For those who can work, it offers the chance to have a meaningful 

and remunerative life. For those who cannot work, or can no longer work, it offers the 

chance for dignity, peace and to contribute to their communities. 

● Social rented housing is a tenure of choice for many people. With an ageing population, in 

particular, a high proportion of elderly people welcome the security, affordability and 

independence of social housing, which frees them from worries over repairs and the upkeep 

of their property. 

● Social rented housing represents an immensely valuable and surplus-creating asset that 

should be held in trust for the nation for the benefit of current and future generations. Its 

assets should be used to achieve a social purpose and save the taxpayer money.  

● Social rented housing should be the principal form of tenure built and managed by 

registered housing providers, since their purpose is to provide homes for the poorest and 

most vulnerable households. Other forms of intermediate housing may be suitable for 

higher income groups. The ‘Affordable Rent’ model is not an appropriate form of tenure for 

people on low incomes. 

● Social rented housing cannot be provided without adequate levels of initial investment by 

national or local government.  

● There must be at least one for one replacement of social rented housing sold off under the 

Right to Buy or through voluntary sales. 

● A greater supply of social rented housing allows local authorities and housing associations 

to meet wider objectives in terms of housing needs and mixed communities. 

● If no one stands up to support social housing it could disappear altogether over the long 

term, and the country, in our view, will become a poorer and less civilised place. 
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9.  Conclusions 
 

A genuinely affordable, flourishing and fair social rented sector is not the sole answer to the 

country’s housing problems, but it has an important part to play in a mixed and balanced 

housing market.  

 

Our vision is of a country that is at ease with its housing self, where each of the three main 

tenures stands on an equal footing and no tenure is seen as inferior or superior to others. Our 

vision is where the three main tenures are the tenure of choice for those who live in them.  

 

● A social housing tenure – where tenants value decent homes at affordable rents that allow 

them to work without recourse to benefits, where low rents allow people to contribute to 

their local economy and save for the future, that frees people from the pressures and 

responsibilities of ownership.  

● A smaller private rented sector – where tenants value the independence and flexibility of 

the tenure, freeing them from the pressures and risks of ownership.  

● An owner-occupied sector – where owners accept the risks and responsibilities of 

ownership and welcome the opportunities for long-term asset growth.  

 

Within such a housing market there should be freedom of movement, wherever possible, 

between the three tenures. A vibrant social housing sector can add to the stock of new homes 

and relieve pressure upon the other two tenures, helping to restore balance and stability to the 

housing market as a whole. The construction of new social housing creates jobs, stimulates the 

economy and helps to reduce the housing benefit bill. By charging affordable rents, social 

housing allows people to live more comfortably, to avoid dependence upon benefits and to 

contribute to their local community and local economy. 

 

The public mood is shifting in favour of housing. Recent polls show that the lack of decent and 

affordable housing is one of the key concerns for voters. In London, 80 per cent of voters say 

that the capital is in the grip of a housing crisis. The case for a massive boost in house-building, 

with social rented housing at its heart, is unassailable.  

 

It’s time to make the case for a major expansion of social rented housing and to protect existing 

social housing. 

 

It’s time to say enough is enough. We need a genuinely affordable, flourishing and fair social 

housing sector.  



The Campaign for Social Housing
www.facebook.com/pages/SHOUT-The-Campaign-for-Social-Housing/584137758345466


