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Foreword
Homes for the South West (H4SW) is the playing its part and believe the sector is ready to
leading voice for affordable housing in the deliver at scale, to create visible, lasting benefits
South West. We are a coalition of the largest ~ aCross South West communities.
housing associations in the region who are Investment in new social hOUSing in the South
committed to tackling the growing shortage West delivers clear returns for people and places,
of affordable housing that exists in the with every £1 invested generating up to £2.84
South West. Collectively, we own more than in wider economic value through local jobs,
250,000 homes, house half a million people apprenticeships, and supply chains. Good quality,
and contribute £1bn annually to the local affordable homes improve health and wellbeing
economy. outcomes and reduce demand on NHS and social

services in the region.

We welcomed the Government’'s ambition to
deliver 1.5 million homes this Parliament, along ~ Homes for the South West members have a

with its renewed commitment to tackling the proven track record of housing delivery and
housing crisis demonstrated by the landmark want to go further. Over the past five years,

£39 billion investment in affordable and social HASW members have delivered 21,678 homes.
housing over the next decade, announced at Under current constraints, we plan to deliver
Comprehensive Spending Review. As highlighted 18,546 more. But with the right support, we could
by the Office for Budget Responsibility (OBR), increase this figure to 30,712 and help deliver
housebuilding is pivotal to driving national lasting benefits across the region.

economic growth. We want to see the South West

OO Egtvzger:ourse\{tvﬁan 0 We own more than 25,000
8 b oAne homes in the
+ half a million /I_I\G 250,000 % pipeline over the

residents homes next five years
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The Challenge

Homes for South West members stand ready to deliver the new homes that the South
West needs. However, questions remain about the sector’s ability to meet the regions
expected contribution of 135,000 homes to the Government’s overall target without

the right support.

The challenge is three-fold:

90 A lack of financial capacity within

3¢

the social housing sector. The
housing rental model is close to
breaking point, with high borrowing
costs and revenues expected to
fund both new housing supply

and existing stock improvements.
Funding pressures, caused by
capped or reduced rent revenue,
coupled with lack of clarity

around the role of social rent are
unsustainable. Fundamentally,

rent cannot support new housing
development and stock regeneration
on top of home maintenance.

Significant uncertainty around
the future value of grant funding,
fuelled by short term cycles, rising
land and construction costs and
limited recognition of the rural
housing need.

Limited opportunities around
land availability and affordability
in our region compounded by a
public land disposal policy that

until recently prioritised short term
receipts over long term housing
delivery.

To address these challenges,
we believe solutions lie in the
following priority areas:

1. Grant establishing certainty
2. Rent creating capacity
3. Public land unlocking opportunity

We believe the Government could accelerate
delivery by backing trusted regional housing
associations with the scale, partnerships and track
record to lead. The affordable housing sector

has the experience to build and insure homes
more quickly than many private developers,
positioning us to deliver visible, lasting benefits
across communities. As key delivery partners to
Government, we are eager to find solutions that
align with national and departmental priorities.
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1. RENT CREATES CAPACITY

The announcement of a 10-year social rent settlement
at CPI+1% is a welcome step forward and provides

a degree of stability. We also welcome the provision
of low-interest loans for social housing providers

to boost capacity to invest in new development.
However, this alone will not address the long-term
rent crisis facing housing associations.

The current rent model is close to breaking point;
housing associations face significant pressure to

The role of social rent

+ Social rents were originally intended to cover
the costs of maintaining and managing homes.
Over time, their scope has expanded to include
regeneration of ageing stock, decarbonisation
upgrades, new home construction, and wider
resident services.

+ Insufficient investment in regeneration of existing
homes has led to a decline in housing quality and
previous reductions in capital grant funding have
further constrained the sectors capacity.

* Recent government announcements on increased
grant funding for affordable housing are a
welcome step forward, however, this must be
integrated within a policy framework where rental
income and grant funding work in tandem to
achieve national housing goals.

invest in existing stock in order to meet requirements
for net zero retrofit, building safety regulations and
maintenance, in addition to new development costs
amid high inflationary pressures.

We need a sustainable rent framework that
creates capacity. To achieve this, we ask the
Government to undertake a fundamental review
of social rent that recognises the sector’s capacity
constraints and clarifies how social rent is used.

+ To do this and reset structural imbalances, we
support a rent model in which social rent is
used exclusively to cover the costs of adequately
maintaining and managing a tenant’'s home, whilst
capital investment supported by government
grants and partnerships covers new affordable
housing development and regeneration of
existing stock.

As the increase in our regulatory requirements
drive additional costs, without a fundamental
review of rents that reflects these constraints
and provides a sustainable rent framework, the
current approach will quickly collapse.
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2. GRANT ESTABLISHES CERTAINTY

We strongly welcome the Government's commitment
to the biggest investment in social and affordable
housing in a generation with £39 billion over 10 years
through the successor to the Affordable Homes
Programme, and £2.5 billion in low-interest loans.
This provides a powerful opportunity for long-term
planning and housing delivery.

To maximise delivery, certainty must be built into

the system, moving beyond short term injections of
capital and instead ensuring grant levels accurately
reflect rural and regional pressures. To meet the
governments ambition we must now agree how grant
is used in the system to have the highest impact.

Grant for regeneration as a lever

Regeneration presents a major opportunity to meet
the government's target of delivering 1.5 million new
homes while tackling the quality crisis in existing
stock. In the past, regeneration has been constrained
by unrealistic expectations placed on social rent to
fund it. In addition, there are funding challenges
associated with rural regeneration schemes, which
are often more expensive per unit and the evidence
of disparity is clear:

«  14% of social rented homes in the South West
were non-decent, the second highest proportion
of England's regions.?

+ Of the top 20 local authorities with the largest
proportion of non-decent social homes, 13 are in
the South West.

Grant structures should empower housing
associations with greater control over delivery
timelines and offer the foresight needed for long-
term planning. The reality is that grant levels have not
kept pace with rising land and construction costs and
short-term cycles that govern current funding streams
create instability and uncertainty in undervalued
regions of the UK. Current grant levels have long
encouraged a focus on the creation of smaller,

urban units that do not cater to the needs of rural.
The rural housing need must be recognised and the
Government's commitment to rural proofing must be
applied to grant funding to ensure adequate, per-unit
considerations are made rather than total quantum
strategies that we have seen fail.!

By clarifying the role of rent and directing grant
funding specifically toward regeneration, we

can unlock underused and poor-quality housing,
increase supply, and significantly improve overall
housing quality. Regeneration is a critical lever

in achieving national housing goals and requires
applying regional and rural considerations to
grant funding instead of a one-size-fits all funding
framework.

Increased certainty through grant structures will
offer our members and the sector the foresight
they need to support the Government’s ambitions
and provide the new homes that the South West
needs.

1 https://www.gov.uk/government/publications/rural-proofing-the-governments-approach-and-priorities/the-governments-approach-to-rural-proofing-2025#how-policy-

makers-can-apply-rural-proofing-to-their-work

2 https://fabians.org.uk/wp-content/uploads/2025/01/Home-Comfort-Report-for-template.pdf?
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3. PUBLIC LAND UNLOCKS OPPORTUNITY

Recognising the constrained fiscal environment,
Homes for the South West has been working to

find possible solutions to unlock housing delivery.
Specifically, we have identified that unlocking surplus
public land remains one of the clearest opportunities
to increase land availability and affordability in the
South West.

We welcome the Government's initiatives to reform
and accelerate surplus public land disposal, through
the Cabinet Office's Surplus Government Property
guidance. This recognises affordable housing as a

public good with social value and crucially, addresses
the outdated focus on maximising short-term receipts
that, for too long, has acted as a barrier to housing
associations seeking to deliver affordable homes.

Recognising the opportunity public land can offer,
we are ready to work with the Government to
ensure their latest reforms support the region’s
potential. We will continue to call for the South West
to become a pilot region for public land disposal,
working with all relevant Government departments to
identify surplus public land.
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