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About us

The Affordable Housing Commission (AHC) is an independent, non-partisan group 
established by the Smith Institute with the support of the Nationwide Foundation.  
It is chaired by Lord Best with 14 leading players from across the housing world. 
Its core objectives are to: examine the causes and effects of the affordability crisis 
and how it relates to tenure, place, demographics, incomes, wealth distribution, life 
chances, as well as the social and economic impacts; explore and propose workable 
solutions (big and small); raise awareness of the concerns and solutions (among 
practitioners, decision-makers and the public); engage stakeholders and build a 
consensus for change.

Further information on the Commission can be found at Affordable Housing 
Commission.org  The site includes information and research on affordability issues 
as well as AHC focus group work  and polling.

Please feel free to email any views and suggestions to info@
affordablehousingcommission.org  
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Introduction
The evidence and arguments surrounding the causes of housing unaffordability 
in England are complex and often contested.  Views are sometimes entrenched 
and “bedevilled by rival simplifications”. 1 However, there is an evolving evidence 
base around the reasons why housing has become unaffordable. That research is 
complemented by qualitative focus group studies and polling on affordability, some 
of which has been undertaken recently by the AHC. 

This literature review highlights the main arguments and evidence surrounding the 
supply and demand side issues relating to housing affordability, many of which are 
interrelated and shaped by market trends.  It refers to relevant historical data and 
touches on a range of evidence on affordable housing issues, as well referencing 
recent polling and focus group work.

The information and analysis only skims the surface of the available research.  It is 
not intended to be exhaustive or conclusive, more to indicate key research areas 
and help create a shared understanding of the principal issues in order to develop 
workable solutions.  For the most part, the review excludes any detailed evaluation 
or commentary on macro issues or political change that impacts on the housing 
market.  It also makes only passing regard to other important housing matters, 
such as housing quality, safety, standards, tenant engagement, estate renewal and 
the relationship between affordability and housing conditions.  Other drivers, such 
economic geography, sustainability and place-making and design are mentioned 
but in-depth analysis lies outside the remit of this review.

Reference is made at the end of the review to some of the more recent inquiries and 
commissions concerning affordability.  Brief updates of recent announcements and 
other reports and papers produced by the AHC are available on the AHC website 
www.affordablehousingcommission.org
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Supply-side issues
Debates about housing affordability continue to be dominated by concerns that as 
a country we are not building enough homes. Housing campaigners point out that 
even though the supply of affordable homes (on the government’s definitions) have 
recently increased, the provision of social rented homes and intermediate housing 
remain historically very low (especially relative to the provision of private homes for 
rent/sale). 

Commentators continue to highlight the undersupply across all tenures, which lags 
behind and/or constrains household growth. This section looks at the supply-side of 
affordable housing and some of the reasons put forward as to why supply has failed 
to meet need, before turning to the market sector. 

Public attitudes

There are important attitudinal and behavioural issues which shape the political 
and policy landscape for affordable housing. The AHC’s focus groups, for example, 
showed even people who grew up in social housing now tend to view it as a residual 
product for people who have ‘fallen off the bottom of society’, not as a tenure that is 
available for working families (something identified by Professor Hills at LSE over a 
decade ago).2

The feedback from the AHC focus groups was that long waiting lists and points-
based allocations policies effectively exclude traditional ‘working class’ households. 
Struggling renters who would benefit from lower rents, especially those with 
young children, believe that social housing is not available for them. They were also 
ambivalent (and sometimes hostile) about the prospect of living in social housing, 
about which there is a significant stigmatisation.3

NIMBYism has also been identified as a constraint on development, including local 
opposition to social housing.4 However, opinion poll findings on the actual levels 
of opposition are mixed and usually conditional on the proposition. According to 
Ipsos Mori, unpopular types of housing can sharply decrease support.5 In past British 
Social Attitudes surveys, the level of opposition to new development outweighed 
support with opposition highest amongst existing homeowners and in the South.6 
Research by the Smith Institute showed that lower income local residents were not 
opposed to development per se, but sceptical that it would benefit them and some 
also fear that new development might push up rents and increase the cost of living.7 

It is also noteworthy that increased housing stress in one area can lead to pressures 
on affordability in nearby housing markets, which can (as the AHC focus groups 
work shows) create local resentment towards new development.8



6 Defining and measuring housing affordability

Trends in supply: decline of social housing

A widely held view amongst housing campaigners is that governments since the 
1990s have consistently failed to help build enough social housing, and that in the 
more recent past policy interventions have actively sought to reduce the number 
of new and existing social rented properties.9 As data from MHCLG shows there has 
been an absolute decline in the number of properties owned by social landlords – 
down from 5.5m to 4m properties.10  Covering the period 2012-18, some 117, 828 local 
authority homes and 47,869 housing association homes were lost.11

Analysis by the CIH shows that the social housing sector stock contracted by 7% 
between 1991-2017, with the biggest declines in the North and Midlands. 

According to the Resolution Foundation, the shrinking stock of social housing has 
seen the share of young families who live in it fall by around a third over the past 20 
years, with 400,000 fewer living in council and housing association homes (poorer 
young families also lack the option of social housing).12

Social housing stock (1,000s)

Source: MHCLG Live Table 104 

According to the latest MHCLG data, the supply of social rented homes fell sharply 
over the 10 year period to 2017, from a peak of 39,559 in 2010/11 to 6,463 (excluding 
social rented homes from S106 agreements).  The supply of intermediate housing 
also fell by half over the past decade, with a major reduction in new shared 
ownership properties.  Meanwhile, the supply of Affordable Rent properties rose 
sharply to 40,829 in 2014/15, before falling back to a provisional 26,838 in 2017/18.13

As a share of all new affordable homes, social rent accounted for 65% in 2010/11 
and only 14% in 2017/18. In comparison, MHCLG data shows that Affordable Rent 
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accounted for nearly half (47%) of all new affordable homes in 2017/18.

New build by social landlords

Source: MHCLG Live Table 244

Housing requirements
Others have looked at the gap between supply and need. Both Alan Holman’s 
estimates for the TCPA14 and more recently Glen Bramley’s work for the National 
Housing Federation (Natfed) and Crisis15  have highlighted the gap in the supply 
of social rented housing.  Although the estimates are calculated differently, they 
both suggest a serious undersupply of social housing with the need for new social 
housing outpacing current delivery rates.

Annual new housebuilding requirements (England)

 Market Sector Social sector Shared 
ownership/

intermediate 
rent

Total

Holmans (2011-31) 165,000 78,000  243,000

Bramley (2016-31) 195,000 90,000 55,000 340,000

There is also a regional dimension to discussions about the supply of new affordable 
or social housing.  According to Bramley’s forecasts (below) the need for social 
rented and intermediate housing is greatest in London and the South East (as well 
as relatively high in the South West and East Midlands). Modelling by Holmans16  and 
Savills17 show the need is focused amongst those in London and the South East. 
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Housing supply requirements by region

English regions Total Social rent Shared 
ownership

Intermediate 
rent

North East 6,963 828 400 1,190

Yorkshire & 
Humberside

18,868 1,795 1,477 2,216

North West 22,574 4,324 3,297 3,288

East Midlands 17, 248 1,867 2,202 1,929

West Midlands 21,102 3,129 3,268 2,458

South West 42,171 8,340 3,980 2,540

East of England 46,104 10,999 3,851 3,143

South East 90,179 26,250 6,466 5,319

London 74,4643 2,983 2,308 10,523

Total 339,673 90,515 27,249 32,605

England headlines 
(rounded)

340,000 90,000 25,000 30,000

Source: Bramley, G “Housing supply requirements across Great Britain: for low-income households and 
homeless people” (Crisis/National Housing Federation, 2018)

The loss of housing stock – RTB and Affordable Rent
The undersupply of affordable housing has been exacerbated by the continued loss 
of social rented stock, owing in part to demolitions.  However, policy interventions 
such as the Right to Buy (RTB) are cited as a major cause.  Studies suggest the 
impact of RTB has benefited over 100,000 social tenants since 2010 but removed 
around 2m homes for the social sectors since 1980.18

The number of RTB sales has fallen from a peak of 167,000 in 1982/83 to 16,000 in 
2017/18.19 The government made a commitment to delivering on one to one RTB 
replacements. However, analysis by the National Audit Office and Parliament’s 
Public Accounts Committee suggest the number of replacements will have to 
increase substantially for the government to continue meeting its three-year 
target.20  

Research by the BBC Shared Data Unit in May 2019 suggested that RTB homes sold 
to private landlords since 2000 had allowed for £6.4bn in collective ‘sell-on’ profits.21 
Analysis in 2019 by Tom Copley, GLA assembly member, found that 42% of homes 
sold under the scheme in London are now rented out by private landlords, up from 
36% in 2014.22   
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Cumulative social housing sales

 

Source: MHCLG Live Table 678 

The loss of social housing is also attributed to a tenure shift through conversions to 
Affordable Rent - a policy introduced in 2010 allowing housing associations to offer 
tenancies at rents of up to 80% of market rent levels within the local area. Data from 
Homes England shows that between 2012-2018 some 112,000 homes have been 
converted from social rent to Affordable Rent, although the figure has fallen from its 
2014 peak.  

The number of tenancies let at Affordable Rent is estimated by the CIH to have 
reached 237,000 in 2017/18, with (Affordable Rent lettings making up about a quarter 
of total general lettings by housing associations; and 2% for councils).23

Affordable Rent stock gains and conversions from social units, 2012-2018

 

Source: HCA, Statistical Data Return
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Social housing lettings
The overall decline in social rented homes has led to a fall in social letting. According 
to MHCLG, there were a total of 313,000 new social housing lettings in 2017/18, a 6% 
decrease on the previous year. 1 in 94 people in England moved in social housing in 
2017/18. The department’s social letting report (2017/18) showed24 that:

 • Two-thirds of new social housing lettings in 2017/18 were to tenants not living in 
social housing immediately previously

 • Three-quarters of new social housing households in 2017/18were led by single 
adults, with 31% of lead tenants employed

 • Black households were over-represented in social housing, whilst Asian 
households were under-represented

 • Average rent for a new social letting in 2017/18 was £83 per week with 
households spending 34% of their income on rent

 • Two thirds of new social lettings in 2017/18 were lifetime

Social housing lettings 

 

Source: MHCLG, Social Housing Lettings: April 2017 to March 2018, England (2018)

Tenure shift to PRS
Some have suggested that the decline in social housing explains why more 
households (notably more low income households) now live in the PRS, where rents 
in general are higher. This has had a knock-on cost effect on the Housing Benefit bill 
as well as placing more pressure on welfare related housing spending.25 According 
to the recent Rugg report on the PRS, households in the bottom third of incomes 
across all tenures now make up 38% of the PRS.   A growing proportion of these  
households are families with children.27

However, it is important to recognise that there is a two-way relationship between 
owning and renting. According to Peter Williams, English Housing Survey (EHS) 
data shows 182,000 renter households moved into homeownership, while 143,000 
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moved the other way.  Williams notes that around 80,000 homeowners rented out 
their homes in 2017 after failing to secure a sale and that around 200,000 homes 
are inherited each year.  In addition, he highlights evidence that new landlord 
instructions to let properties has been falling for a while and that private rents have 
been flat (rising 1% in England in 2018).28

Estimated change in the social stock between 1980 and 2016/17

Source: Shelter, Building for our future: a vision for social housing’ 2019

As the graph below highlights, social housing has almost halved as a proportion of 
the stock from around 30% in the late 1970s to under to 17% in 2017. Over the same 
time period home ownership has risen then declined, while the PRS has been 
increasing since the early 2000s.  

Housing stock by tenure

Source: MHCLG Live Table 104 
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Amongst the bottom half of the income distribution evidence suggests that 
tenure movements have been most marked from social housing to the PRS.  
Meanwhile, recent rates of staircasing from social housing to outright or shared 
homeownership have continued to be very low (even with a more generous RTB 
scheme).29

Tenure shifts amongst the bottom half of the income distribution

 Social housing PRS Homeownership

2000 36% 12% 51%

2017 28% 22% 51%

Change -9% 10% -1%

Source: Based on research for the AHC’s Defining and Measuring Housing Affordability report

Homelessness
While the causes of homelessness are complex, the general view is that local and 
national government struggle to tackle homelessness because of the decline in social 
housing.30 Recent studies highlight how the decline in social housing has impacted 
on homelessness.31 Statutory homelessness and the number of households in 
temporary accommodation has increased since 2010 and remains higher in London 
and the South East (annual homelessness acceptance were 57K in 2017/18, compared 
with 40K in 2009/10).  Efforts to prevent homelessness impact on affordable housing, 
not least adding to the pressure on waiting lists (at 1.1m in 2018). This has been 
attributed to accumulated reduction in Local Housing Allowance rates and the 
benefit cap and longer term in the under investment in new social housing.32 

The proportion of social housing lettings going to statutorily homeless households 
increased from around 12% in 2015/16 to 18% in 2017/18.33 

Reasons for decline 

Funding and financing
According to Shelter, housing grant funding over the last five years is less than 
half the level of the early 1980s and a third lower than in the first five years of the 
1990s.34 This drop in funding, combined with higher development/land costs, has 
significantly impacted over time on the  provision of sub-market housing.

It is not just the levels of funding but also where funding is focused that has been 
cited as a reason for the decline in new build social housing. For example, over the 
short term, public housing investment in England has increased, although as the 
CIH’s 2019 Housing Review remarked: 

“the balance of government investment still heavily favours intervention in the 
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private market, with support for affordable housing forming just 21% of the total 
investment over the 2018/19-2022/23 period”.35

Shelter’s housing commission argue that the effect of the reduction in grant 
funding, alongside the transfer of grant from new social housing into shared 
ownership and other affordable products means that “the delivery of genuinely 
affordable homes has been compromised in favour of a thin spread of grant across 
more expensive homes”.

Publicly funded social housing gross capital investment in England (£bn, 2017/8 prices)

Source: Shelter, Building for our future: a vision for social housing, Chapter 3 ‘The rise and decline of social 
housing’ Fig 21, page 9736 

The rising costs of development and high land values are identified as major barriers 
to new supply in many areas.  According to the Centre for London, the funding 
gap required to build affordable homes can be five times higher in central London 
locations than in the suburbs. 37 

Concerns have not just focused on the level of government grant but also what the 
funding is available for. A common view from affordable housing providers is that a 
combination of policy changes, funding cuts and market conditions made it virtually 
impossible to fund ‘genuinely affordable’ homes on a scale comparable to the past. 
Evidence from the sector suggests that social landlords who wish to provide a range 
of affordable housing products have little option but to rely on private finance and 
cross-subsidy.38
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Trends in the supply of affordable housing completions by tenure, England, 1991-92 to 2017-18

Source: MHCLG

Section 106 agreements
Another concern has been the decline in contributions from planning gain. 
Research for JRF suggested the overall level of S106 contributions from developers 
for affordable housing fell sharply between 2006 to 2014, but have since picked 
up.39 According to the CIH 2019 UK Housing Review there has in fact been a steady 
increase in new affordable homes under S106 agreements, from a low point of 13K 
in 2015/16 to 23K in 2017/18, similar to the mid-2000s.  As a result, S106 agreements 
accounted for nearly half (48%) of all new affordable homes in 2017/18, compared 
with 22% in 2014-15. 

Historical data shows that S106 contributions are cyclical and that most of the 
provision is in higher value areas. However, recent MHCLG data shows an increase 
in S106 contributions towards affordable housing falling sharply in London and 
increasing in rural areas and suburban areas.   

Rents and incomes in the social housing sector
The shift in public funding towards more market-based sub-market products, 
such as Affordable Rent, have pushed up rent levels.  According to research by JRF, 
an Affordable Rent for a two bed flat works out 30% more expensive than a social 
rent, or £1,300 more per year.40  A crude comparison shows average social rents in 
England around £87 p/w in 2017/18, compared with £134 p/w in the PRS.41  These 
figures disguise wide regional/local variations, with London rents (especially for flats) 
being much higher in the PRS.

CIH reports that Affordable Rents as a proportion of market rents remain particularly 



15Defining and measuring housing affordability

low in London, but close to market rents in most other regions: “there is no evidence 
that AR lettings are going to tenants who can afford to pay higher rents without 
needing Housing Benefit, because while more are in-work their incomes qualify 
them for some benefit support” (see sub-section on Housing Benefit and welfare 
reforms).  It should be noted that although the number of new Affordable Rent 
homes has outstripped the number of new homes at social rent levels since 2013/14, 
most lettings are still at social rents.

Housing experts have noted the increase in social rents over time, despite the 
compulsory rent reductions from 2015/16 to 2019/20.42 Evidence from the Resolution 
Foundation (see table below) shows the growth in social rents to household income 
since the 1990s. 

Average housing cost to income ratio among working-age households by tenure 
type: UK

 

Source: Clarke, S, Collett, A, Judge, L, The housing headwind (Resolution Foundation, 
2016

Housing supply and market prices 
The rising cost of housing is also attributed to the lack of private housing supply, 
which impacts on house prices and land values (and pushes up market rents). As 
the Government’s White Paper ‘Fixing our broken housing market’ (2017) noted:

“The laws of supply and demand mean the result is simple. Since 1998, the ratio of 
average house prices to average earnings has more than doubled. And that means 
the most basic of human needs – a safe, secure home to call your own – isn’t just a 
distant dream for millions of people. It’s a dream that’s moving further and further 
away.”
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This was a similar conclusion to the Lyons Housing Review (2014), which stated that: 
“The lack of new housing supply has contributed to the rampant increase in house 
prices over the last twenty years.”

Nevertheless, the evidence of the strength of the link between housing supply 
and current affordability issues in England remains contested (see the section the 
following section on demand-side factors).  Previous studies have suggested that 
the lack of housing explains increased house prices. The 2004 Barker Review,43 
for example, concluded that: ‘Inadequate housing means: constraining economic 
growth; greater risk of macroeconomic instability; and worsening affordability’. She 
went on to conclude that:

“the costs of constraining supply include higher house prices and a lack of market 
affordability. Inadequate housing means… Long-term trends in house prices mean 
that for many people housing is becoming less affordable  over  time,  while  the  
periods  of  sharply  rising  prices  push  owner-occupied housing out of reach for 
many more. Individuals’ choices about where to live become unduly constrained, 
which can have a negative impact on their quality of life, for example, leading 
to overcrowding, longer commuting times and affecting family structures and 
friendship networks”.

In a report for DCLG in 2010 Hilber and Vermeulen looking at data from 353 
local planning  authorities in England (1974 to 2008) argue supply constraints (in 
particular supply of land) explain high house prices, especially in high demand 
areas.44 They concluded that without reform: “future housing (affordability) crises will 
be increasingly severe”. Others cite evidence that there is a strong income elasticity 
of demand,45 which as a result of supply being constrained make land and housing a 
scarce and appreciating asset.

A recent study from the IFS also concluded that: 

“Increasing the supply of homes and the responsiveness (or elasticity) of supply to 
prices is crucial. Planning restrictions make it hard for individuals and developers 
to build houses in response to demand. Easing these restrictions would reduce (or 
at least moderate) both property prices and rents, boosting homeownership and 
benefiting renters who may never own. Without greater elasticity of supply, policies to 
advantage young adults in the housing market will in part push up house prices and 
will not help (and could even harm) those young adults who will never own a home.”46

Those that argue that housing affordability issues are largely demand-side driven 
often point to the fact that rent to incomes in the PRS have remained fairly static 
in previous years. However, the recent Rugg PRS report using Family Resources 
Survey data suggests that while in the North there has been a slight reduction in 
rents to incomes there have been increases in the midlands rising from 0.24 to 0.27, 
an increase in southern regions from 0.30 to 0.32, with Greater London having the 
greatest ratio and rising from 0.34 to 0.39. 
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Barker and Hudson (see the next section) point to increases in the rents to earnings 
ratio.  AHC research on those in the bottom half of the income distribution also 
suggests rises in rents to incomes in the PRS. 

Land and planning
Those that argue that there has been a lack of supply often focus on land 
and planning issues. As mentioned, high land prices are seen as a barrier to 
development of new housing and affordable housing in particular.  According to 
the ONS data there was a rapid increase in the value of land (see below).  Although 
this has slowed in London, there has been a gradual increase in land prices in other 
areas. 

UK 1995 - 2017 (%)

Asset 1995 to 
2007

2007 to 
2008

2008 to 
2009

2009 to 
2017

1995 to 
2017

2016 to 
2017

UK land 12.6 -23.6 4.8 6.8 8.1 9.1

UK land excluding 
land held by 
households

7.8 -30.5 -4.9 9.9 5.8 12.7

Land held by 
households

14.8 -21.5 7.4 5.9 9.2 7.9

Net worth 
excluding UK land

5.2 13.9 -9.5 3.6 4.3 0.9

Net worth 8.4 -6.1 -3.3 5.2 5.9 5.1

 Source: Office of National Statistics

The planning system is often singled out as a reason why supply has not met 
demand. The NAO’s recent review of planning concluded that: “from the flawed 
method for assessing the number of homes required, to the failure to ensure 
developers contribute fairly for infrastructure, it is clear the planning system is 
not working well”.47 The DCLG review by Hilber and Vermeulen also points to ‘the 
restrictiveness of the British planning system’, which they claim has a casual effect 
on house prices. 

Other planning reviews have highlighted the fact that up to a third of local planning 
authorities do not have a plan that meets the projected growth in households 
in their area and that housebuilders have limited choices about which sites to 
develop.48 The Housing White Paper (2017) also focused on local authorities “not 
planning for the homes they need” as a cause of the broken housing market. The 
RTPI documents a persistent failure of the planning system to diagnose the need for 
affordable homes and determine the right supply mix.49
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The government’s response has been to de-regulate the planning system and 
reform the process of assessing housing need and determining housing targets.  
Under the new National Planning Policy Framework (NPPF), for example, it 
introduced permitted development rights (which enable the conversion of office 
accommodation to residential use without requiring planning permission from 
the local authority, and without S106 obligations). According to London Councils: 
“permitted development rights prevent boroughs insisting on an affordable housing 
contribution, meaning that much-needed low-cost homes for rent or ownership 
agreed through the planning process will not be delivered”.50

Research by the TCPA and APSE claims that permitted development has (in part 
because of the S106 exemption) led to a reduction in the number of affordable 
homes.51 MHCLG counterclaim that permitted development flexibilities bring 
forward new homes,52 although a study by RICs showed that only a third of 
conversions met national space standards.53 This debate highlights the tension 
between additional supply and the supply of affordable housing. 

Although there have been successful legal challenges to using viability testing 
and ministers have signalled that over bidding for land is not a reason for reducing 
affordable housing provision, the data suggests that development continues to 
strongly favour the private developer.  

The recent Raynsford Planning Review highlighted the way in which developers 
were using viability tests under the new NPPF was used to water down the potential 
for affordable housing.54 Others point to the way in which the planning system is 
constrained from capturing sufficient ‘hope’ value to deliver affordable housing.  
According to the recent CLG Select Committee inquiry on land value capture, 
“further reforms to the planning system (in terms of planning gain) will be necessary 
to provide the affordable housing the country needs”.55

The Centre for Progressive Capitalism56 has suggested that the UK has a poor record 
on infrastructure funding and housebuilding compared with other countries and 
this is due in part to the state’s failings around land value capture. They estimate 
only a quarter of the total of land values is captured by the state/community (see 
earlier sub-section on S106 agreements). 

The argument follows that in other European and Asian countries public authorities 
are able to buy land at close to existing use value and the uplift from the change of 
use is then able to fund infrastructure and/or affordable housing. The LGA and the 
recent Letwin Review are recommending that councils be given stronger statutory 
powers to purchase land compulsorily at close to existing use value.57

There has also been a focus on the need for the public sector to bring forward more 
land for development, something advocated by a number of housing ministers.58 
Whilst more public land is being utilised for housing, the New Economics Foundation 
claim that less than 10% of new homes built on public land are for social rent.59
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Those advocating a free market approach to solving the housing crisis have often 
focused on the impact that the greenbelt has had on land prices, stating that 
policies aimed at urban containment restrict the supply of land and therefore new 
housing.60 The latest report from the Policy Exchange think tank, for example, calls 
for a redesignation of the greenbelt to allow for large new settlements on the edge 
of London.61

The TCPA (and others, such as the Lyons Review) have long advocated garden cities 
and new towns. Both the Labour and Conservative parties have made election 
pledges to support new garden cities and new towns.  Building on the example 
of Ebbsfleet Garden City in Kent, the Housing White Paper (2017) also made a 
commitment to supporting 14 new garden cities across England.  The level of 
affordable housing in such developments is unclear. 

Others have argued that there is no shortage of planning consents.62 They point to 
slow build out rates once planning consent has been granted.63 The Lyons Review 
suggested land banking practices of housebuilders constrained supply to maximise 
profits.  However, other reviews have suggested that housebuilders have not land 
banked unnecessarily.64

There have been concerns about consistent funding cuts to planning departments.65 
Others, such as Burgess et al highlight a range of practical issues including poorly 
specified planning policies and the general complexity and bureaucracy of the 
system.66

Speed of development 
Undersupply has not just been blamed on limited land supply and rising land values 
but issues around productivity, speed and scale of development. Housing completions 
by the private sector rose in England to 131,000 in 2017/18 after a low of 83,000 in 
2012/13.  Completions by housing associations also rose to 27,000 in 2017/18, from a low 
point of 13,000 in 2003/04.67 This equates to around five private sector completions for 
every housing association home, and a ratio of 67 to 1 for council housing.  

The Letwin Independent Review of build out rates in 2018 rates concluded that the 
issues for large sites is the slow absorption rate (i.e. the rate at which new homes 
can be sold without materially disturbing the market price).  The review noted that 
the absorption rate of affordable homes is regarded universally as additional to the 
number of homes that can be locally sold to the open market in a given time.68

The Farmer review highlights the capacity problems facing the construction 
industry, which is contracting and has an ageing workforce.69 Others have raised 
concern over the industries reliance on EU workers and the implications of Brexit.70

There is also some concern that the housebuilding industry has become over reliant 
on a few big housebuilders. The Lyons review highlighted the decline in the number 
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of small and medium sized housebuilders as hindering production. This issue was also 
identified by the Government’s 2017 Housing White Paper, which stated that England 
had “a construction industry that is too reliant on a small number of big players”. 

However, there are different views as to the extent to which more new entrants 
would boost overall supply, and new supply of affordable homes in particular.  
Alternative providers, such as community land trusts, argue that with extra support 
they could play a much bigger role in tackling the country’s affordable housing 
crisis. According to the CLT Network, community led housing groups are set to build 
and renovate 5,000 homes over the next five years.71 

Decline of SME Builders

The government has also been concerned about productivity rates within the 
construction industry. The Farmer Review,72 for example, highlighted weak 
productivity growth in the sector, lagging well behind other sectors. It identified 
serious skills gaps and pointed towards the need for modern methods of 
construction (off-site) to increase output. 

Productivity Index Output per hour worked (1994=100) 

Source: The Farmer Review, 2016
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Alongside concerns about the decline of small housebuilders, some have argued 
that the lack of supply is due to the decline of public sector housebuilding.73 Whilst 
such homes in the past would not be for private sales, the contribution to the supply 
of new homes meant the private supply did not have to do all the work of providing 
new homes.  However, the graph below shows that despite cyclical fluctuations, 
private supply has remained fairly constant since the 1980s – at around 140-150,000 
per year.  

Housing completions by tenure

Source: MHCLG Live Table 244 

Household growth
The latest household projections for England imply an increase by 4.0 million (17%) 
over the next 25 years, from 22.9m in 2016 to 26.9m in 2041. This equates to 159,000 
additional households each year, with households headed by someone aged 65 
years and over accounting for 88% of the total growth and the highest growth 
projected to take place in London.74

The ONS has scaled back its projections claiming that the number of households 
in England is not growing as quickly as it was previously; average household size is 
remaining the same or slightly increasing.75 MHCLG have stated that using the new 
household projections would result in 146 councils seeing “changes in their local 
housing need of more than 20%” compared to what had previously been proposed 
in September last year”.76 However, ministers proclaim that the government still 
retains an ambition of building 300,000 new homes a year by the middle of the next 
decade.77

ONS projections suggest that:

 • Households headed by someone aged 65 years and over account for 88% of the 
total growth in households between 2016 and 2041.

 • The highest growth of households is projected to take place in London; while 
the North East is projected to have the slowest rate of household growth of all 
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regions.

 • Five of the ten local authorities with the highest rate of household growth are in 
London

The evidence that there has been an under supply of housing often focuses on the 
mismatch between new supply and household projections. The chart below using 
department data highlights the gap before the financial crisis.

Past supply compared to future demand, by regions78 

Some argue that actual household growth has not increased as projected.79 
However, there is a consensus that as housing affordability rises so does household 
formation (the opposite is also true – if fewer homes are built then fewer households 
are able to form).80 Developing this point around supply, evidence from Civitas 
suggests that household size has settled and not continued to fall in recent years 
compared with other European countries and household formation has declined 
amongst the under 35s.81

Furthermore, the use of ‘households’ as a unit of measurement has been 
challenged. Reacting to ONS revising down the estimate of household formation 
per year from 210,000 to 159,000, Lindsay Judge from the Resolution Foundation has 
argued82 that using households formation as a unit of measurement is flawed for 
the simple reason that a household represents a group of people living in a property, 
and so a household can only form if there is a dwelling in which they can do so; 
accordingly plotting households against dwellings is a ‘…tautological exercise which 
tells us very little about the real pressure for housing’.

In order to really understand the relationship between supply and demand, Judge 
recommends we substitute households for families (i.e. a single adult or couple 
along with any dependent children – or a ‘benefit unit’); and that when we do 
so a very different picture is revealed, in which the ratio between dwellings and 
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families has been falling since 1998, and in 2016 was at an all time low within the 
measurement period (since 1991). This means that there are more families sharing 
with others than at any point since 1991. She says that the reasons for this lie in 
demographic changes – longer life expectancies, inward migration, and critically 
fewer people sharing a home with their partner. As a result, housing supply has not 
kept pace with demographic trends and a million homes would be required in 2016 
to return to the 1998 family to dwellings ratio.
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Demand-side issues
This section looks at the demand-side drivers that are seen to be causing 
affordability problems. As with the supply side debate, there are mixed views on 
some of the key issues, not least over the way in which housing is treated as a 
commodity and a means of accumulating wealth. This so-called financialisaton 
of housing (and the way in which fiscal policy supports property ownership) is of 
course also connected to changes in financial market and global investment, which 
are only touched on in this review. 

It is worth noting that the housing market has historically been cyclical. Increases 
in the supply of sub market housing have often followed a fall in demand, with 
government increasing the housing grant to social landlords as part of a wider 
counter cyclical, pump priming exercise (as was the case post the recent financial 
crisis).   

Housing demand and housing costs

The past twenty years has seen a sharp rise in house prices. According to the CIH 
2019 UK Housing Review, average house prices in England have nearly tripled over 
the period 2001-17 (from £164K to £536k). The highest growth has been in Greater 
London, and the lowest in the North East and South West. 

Economic modelling has suggested that even if a lot more homes were to be built 
and quickly, house prices overall may not fall that much in the short to medium 
term.83 However, prices (and rents) could fall sharply in a very short space of time 
in a market downturn.  House prices in London, for example, dropped by a third 
between 1989-1992. This may not of course make housing more affordable, especially 
for those whose incomes also drop rapidly or whose mortgage repayments increase 
due to changes in interest rates. 

The arguments by those who see affordability as mostly demand side driven often 
hinges on evidence about two indicators: rent to income levels and household 
growth to housing stock levels. Proponents suggest that both have remained stable 
over recent years indicating that undersupply is not the main issue. 

One of the most vocal proponents of demand side explanations, Ian Mulheirn, 
Oxford Economics, argues that new housing supply has comfortably outstripped 
household formation. As a result, while there were 660,000 more houses than 
households in 1996, the surplus had almost doubled to 1.25 million by March last 
year. He argues therefore that there is no shortage of housing, at least at the macro 
level.84

Mulheirn also contends that rents to incomes have remained fairly static (see the 
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table below comparing housing costs with median household incomes from the 
DWP HBAI and ONS HDII income series). This is also the conclusions of academics 
such as Professor Geoffrey Meen85 who has argued that ‘real rents’ have shown 
little increase. Professor Simon Wren-Lewis has similarly argued that rents have not 
increased in relation to earnings outside London, stating that in fact rents increase 
in line with average earnings, rather than with house prices.86

Average household disposable income and housing cosys, 2005=100

Source: Mulheirn, I Two housing crises – Resolution Foundation, 2018

For Mulheirn: “Rather than one housing crisis caused by ‘decades of undersupply’… 
we in fact face two distinct housing crises: deteriorating affordability for some due to 
adverse trends in their incomes, and high prices caused by financial conditions’.87

The first argument relates to how incomes have shifted for some groups and the 
distributional impact that this has had on housing. Mulheirn cites evidence that 
housing costs for young people are growing faster than their incomes:88 that young 
people are more likely to live with their parents;89 and increased homelessness. He 
suggests they all point to some groups being disadvantaged given that overall rent 
to income levels have remained stable. 

His second argument relates to the impact of financial conditions, with low interest 
rates coupled with mortgage regulation impacting the ability of people to buy. This 
view has not gone unchallenged. As noted in the section on supply, the assertion 
that housing has outstripped new households has been contested. So too has the 
assertion that there haven’t been rent rises. 

In response to Mulheirn, Kate Barker and Neal Hudson, assert that neither the 
argument that affordability issues is nothing to do with supply or everything to 
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do with it is convincing. Regarding the former they cite evidence of an increase 
in rental prices versus average earnings.90 They also note the difficulty in knowing 
effective supply as net additions takes no account of the homes that are available to 
buy or rent because they do not factor in short term lets or second homes. Indeed, 
from limited information available, it has been suggested that the probability that a 
household on relatively high incomes will own a second home has risen.91

Barker and Hudson also note that: “When incomes rise, houses will need to be 
supplied at above the rate of (desired) household formation if house prices are to be 
kept rising at a rate below income growth.  We have done the opposite in England, 
resulting in average household size ceasing to fall, as fewer than expected elderly 
single occupiers are outweighed by more than expected households containing 
young adults living at home and multiple families.” 

Barker and Hudson go on to assert that whilst there has been an under supply of 
housing, there has also been demand side issues which have affected affordability. 
Some of these issues are touched on below.

Weekly earnings and rental prices

  

Availability of credit
One of the impacts of the recent financial crisis was a retrenchment in mortgage 
lending and increased regulation of the sector. As a report by Savills from 2015 
concluded: “Actual housing demand is determined by the number of people willing 
and financially able to buy a home, second home or investment... [based on]: their 
ability to sell their existing home, their access to housing equity/deposit, their access 
to credit at an affordable price, their current income and expectations of future 
earnings/employment, the financial and tax (dis)incentives of property ownership, 
expectations of future returns, and sentiment in the general market and at an 
individual level. Of these factors, it is perhaps the cost and availability of credit that 
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has had the greatest direct effect on housing market demand over the last two 
decades.”92

Income multiples have increased over the past 30 years, from 1.7 for FTBs and home 
movers in 1980 to around 3.4 in 2019.93 The increase in the number of mortgages 
granted on higher income multiples (at 4.0 and over) has caused the Bank of 
England to raise questions about the affordability of these loans should interest 
rates rise.  However, there has also been concern over the reduction in the mortgage 
lending, with the number of loans to FTBs well below its peak in the early 2000s.  
According to UK Finance, there has been a continued steady rise in the number of 
FTB mortgages (helped by ‘Help to Buy’) and a recent drop in new buy to let home 
purchase mortgages owing to tax and regulatory changes.

The reduction in the level of credit is highlighted in the graph below. Professor Meen 
argues that a response to possible shortages in mortgages is to increase the deposit 
required. Deposits therefore do not act as a constraint on existing owners who can 
use the equity in their home to reinvest to go up the housing ladder or to buy a 
second home. 

Net Mortgage Advances Divided by the House Price Index, 1970-2017, £m

Sources: Bank of England and ONS. (Net advances are derived as the difference between the mortgage 
stock in any quarter and the stock in the same quarter of the previous year). from Meen, G Policy 
approaches for improving affordability, Cache 2018  

Generational income changes and deposits
Professor Meen also argues that intergenerational housing problems arise not only 
from the housing market itself, but also from differences in relative income growth 
rates. He contends that over long periods of time, the incomes of young households 
have grown at slower rates than those of older households and that since the 
responsiveness of house prices to changes in income is shown to be strong - this 
puts young households at a relative disadvantage.94
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Median Gross Weekly Earnings of Full-Time Employees Aged 22-29 Relative to All 
Employees, 1997-2017. 

Source: Annual Survey of Hours and Earnings, from Meen, G Policy approaches for improving affordability, 
CaCHE 2018  

One of the impacts of high house prices is that the amount required to save for a 
deposit increases. The IFS report into the decline of homeownership argued that 
the proportion of young adults who would need to spend more than six months’ 
income on a 10% deposit for the median property in their area has increased from 
33% to 78% in the last 20 years, and that most of this increase occurred between 
1996 and 2006 (although over the last decade, stable or falling house prices outside 
London, the South East and the East of England have meant that raising a deposit 
has become slightly easier elsewhere).95

They go on to argue that as some young adults will be able to access funds from 
their parents, there is an additional inequality between those who have access to 
family wealth and those who do not. By providing their children with a deposit for 
a home, wealthier parents may be able to help their children get around borrowing 
constraints in a way that people from less affluent backgrounds cannot. However, 
evidence suggests – at least so far – that these effects are not large. The IFS analysis 
shows that after taking into account young adults’ own earnings, occupation and 
family situation, those from high socio-economic backgrounds are only a little (3 
percentage points) more likely to own a home than those from low socio-economic 
backgrounds. Differences in parental wealth may still affect homeownership in 
other ways, such as those from wealthier backgrounds living in larger properties or 
more desirable areas. 

Differential costs of credit 
The IFS96 quote data from the Bank of England on how the average interest rate on 
a variable (or ‘tracker’) mortgage has fallen over the last 20 years, showing a gradual 
decline in mortgage interest rates since the mid-1990s (falling from around 8% in 
1995 to reach 5% in the mid-2000s).  However, they argue that Bank of England 
statistics show that mortgage interest rates have not fallen as much on higher loan-
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to-value mortgages, such as those that first-time buyers frequently have - meaning 
many younger mortgagors will not have benefited as much from falling interest 
rates.  So far, for younger would be homeowners, low interest rates have inhibited 
their ability to save and have differentially advantaged existing homeowners, with 
the resulting increased demand pushing up prices.

BTL landlords, short-term lets and foreign investors
Others have been concerned with the impact of Buy to Let mortgages. A study 
from the National Housing and Planning Advice Unit looked at the establishment of 
BTL mortgages in 1996 and concluded that gross amount of BTL lending may have 
increased the average UK house price by up to 7% by 2007.97 A driver for the interest 
in the BTL may have been differences in yields versus other asset classes. However, 
recent tax changes appear to be reducing the numbers of the of BTL mortgages 
(see below).

UK Housing market buyer types

Source: Neal Hudson, Residential Analysts (based on HMRC data)

The impact of foreign investors is also cited as a reason for increased demand. 
This is often seen as a London prime issue. A study by Scanlon et al from LSE has 
highlighted the extent of foreign transactions.98 Some have seen this as a reason 
for driving house prices up in London, although for others foreign investment has 
delivered additional supply.99

There has also been research on the rise of short term lets, such as the rapid increase 
in Airbnb (the most recent data suggests over 77K listing in Greater London).100 
Although the data shows that the issue is geographically concentrated, there is little 
hard evidence of the overall impact on affordable housing. 

Housing and tax
The taxation of housing is seen by some as highly inefficient and a driver of 
inequity in the housing system. Wilcox and Williams, for example, highlight the tax 
implications of housing including around capital gains tax, imputed rents but also 
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the regressive nature of council tax. They state that: “‘owners are net beneficiaries 
of government support compared with tenants, and social housing tenants 
benefit more than private tenants’ and that ‘A very crude estimate suggests that 
homeownership is the most ‘subsidised’ tenure, followed by social housing and 
then the private rented sector.”101 This could be a reflection of public preferences 
(and political priorities) for homeownership, which is played back through policy 
decisions as it is for housing supply.102 This is a conclusion drawn by the Mirlees 
Review, which stated that: 

“The tax system in the UK, like that of most modern economies, is full of non-
neutralities which are hard to justify, wasteful, and ripe for reform. It distorts choices 
between debt and equity finance, between capital gains and other forms of capital 
income, between owner-occupied housing and other assets…”

Other studies have also pointed to the distortionary impact of the tax treatment of 
housing, leading to a lack of downsizing to free up family sized housing and also 
the possible impacts on labour mobility as well as possible downsides of a ‘fairer’ 
treatment such the impact on quality.104 Concerns about the treatment of the 
taxation housing has lead to research and calls for a land value taxation (LVT) and 
with it the abolition of Council Tax, Business Rates and Stamp Duty Land Tax.105 The 
Scottish Land Commission, for example, recently examined the options of a LVT and 
concluded that although the international literature points to a strong theoretical 
case for an introduction of LVT, “it has not been possible to find conclusive evidence 
regarding the potential of a LVT to deliver in Scotland”. Others are concerned 
more broadly that the tax treatment of housing is driving up prices and creating 
affordability issues for growing numbers (see below). 

Financialisaton of housing
Josh Ryan-Collins of UCL, for example, has argued that the financialisaton of 
housing has led to growing affordability issues. He argues that there is a housing-
finance feedback cycle, stating that banks: “have become primarily real estate 
lenders, creating credit and money that flows into an existing and fixed supply 
of land. This pushes up house prices, creating ever more demand for mortgage 
credit and higher profits for banks. Through these profits, the banking system – 
and other financial institutions which buy mortgage backed securities used by 
banks – capitalises the land rents from rising prices that their own lending helps to 
generate.”106 In particular, he points to both the deregulation of financial markets in 
the 1980s and the expectation of citizens to own alongside the financial advantages 
(such as the abolition in the 1960s of Schedule A income tax on imputed rental 
income).

Poor distribution of stock
Danny Dorling107 takes a different perspective, stating that there is not a housing 
supply crisis in England but that the problem is one of distribution. Dorling argues 
that the 2011 census shows that there are more bedrooms than people and 
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assuming married couples share a bedroom that if everyone else had one room 
each (including cohabiting couples) a third of bedrooms would be free on any one 
given night. He argues that the reason for the crisis is that the distribution of these 
rooms has become progressively more unequal since 1981. To back up his argument 
Dorling cites work by Rebecca Tunstall highlighting the that distribution of rooms 
corresponded closely with the fall and rise of income inequalities.108

Housing benefit and welfare reforms
The impact of government austerity and welfare reforms has been blamed for 
increasing affordability issues for low income renters. Take up rates for Housing 
Benefit by renters, for example, have been shown to have increased (up from 48% in 
1981 to over 85% in the social sector and 70% in the PRS).109

According to the Natfed, the shift in housing support and subsidy from capital to 
revenue (largely in the form of Housing Benefit) has been particularly pronounced in 
the UK, where 85% of all public money on housing is spent on Housing Benefit. The 
UK now has the highest per capita spend on housing allowances across the EU.110

Professor Anne Power and colleagues from the LSE argue that social housing 
tenants have been disproportionately impacted by benefit changes,111 including 
the Housing Benefit size criteria (‘under-occupancy charge’, ‘spare room subsidy’ 
or ‘bedroom tax’), as well to changes to Council Tax charges and benefit cuts more 
generally. They argue that the benefits system is becoming tougher and tighter, 
with more “sanctions, reclassifications, exclusions and suspensions of payments”.  
Through research based on interviews with social housing tenants they show that 
tenants are struggling financially and are worse off now than they were in the past. 

Evidence from Ipsos Mori112 for the National Housing Federation and work by 
Cambridge Centre for Housing and Planning Research113 have both suggested that 
those affected by the size criteria face higher than expected levels of arrears. In the 
Ipsos Mori survey of housing associations it was estimated that 72,000 housing 
association tenants in England are in arrears because of the size criteria.

Analysis of rent account data by the Smith Institute showed that arrears are 
significantly larger for Universal Credit claimants than those under the legacy 114 
Housing Benefit system.  The data alongside qualitative research points to specific 
issues with arrears as people first move onto Universal Credit. Sue Ramsden of the 
National Housing Federation also highlights the level of deductions that can be 
made to pay back debt before families receive their Universal Credit payment as a 
particular concern. This could be government debt, Council Tax or rent arrears or 
debt with utility companies. Currently, up to 40% of someone’s personal benefit 
allowance can be taken to pay off such debt, including 20% for rent arrears.

Work by Professor Hickman et al have suggested that the impact of reforms 
may not just be affecting tenants themselves but also social landlords. They find 
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some evidence that housing associations were scaling back development and 
regeneration plans in part due to welfare reforms.115 

Recent reforms to Local Housing Allowance for the PRS are cited as a cause of the 
rise in unaffordable housing costs. Research by the CIH found that in nine in ten 
LHA rates across Great Britain now fail to cover the cheapest rents. The report notes: 
“LHA rates are now so seriously out of line with local rents that private renting has 
become unaffordable for most low income tenants and this substantially increases 
their risk of homelessness.”116 The CIH notes that there is now a serious imbalance 
between funding new investment and providing services to tenants and ensuring 
affordability to households on low incomes. 

Immigration
Increased immigration is cited by Ministers as causing increasing housing costs 
across all tenures. In April 2018, then Minister for Housing Dominic Raab MP told The 
Sunday Times: “Based on the ONS data, the advice put to me from the department 
is that in the last 25 years we have seen immigration put house prices up by 
something like 20%.”117

However, there has been some scepticism about this figure. The MHCLG, for 
example, state that: “Given the complexity of the housing market, this analysis is 
not intended to be exhaustive in its explanatory power and throughout this release 
references are made to limitations.”118 The Migration Observatory at Oxford University 
have stated that the evidence is inconclusive, citing a review of the evidence.119 The 
Migration Observatory Committee has published two studies one showing that 
immigration has increased costs marginally, the other that it has actually caused a 
decrease.120

Economic geography
It is often stated that there is a geographic component to affordability issues.  
Several major studies, dating back to the work of the Urban Task Force (1999), 
illustrate the spatial mismatch between areas of strong economic activity and 
areas of high housing availability. The polarisation at national and regional levels 
links housing with regeneration, with previous housing-led renewal programmes 
targeted at low demand areas. 

Hilber and Vermeulen’s report for DCLG highlighted the impact that under supply 
was having on house prices in London and the South.  Neal Hudson suggests that 
there is weak demand in some areas, especially in the north of England. In this 
context additional supply of market housing is unlikely to be needed. He notes: “New 
supply is not a panacea for these markets. Indeed, it may even accelerate decline if 
the more affluent residents leave existing urban areas for new build estates.” As such 
England’s uneven economic geography may be a cause and therefore solution of 
housing affordability issues.
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The Centre for Economic Policy take a different perspective looking at the 
implications of improvements in transport travel times and the impacts on the 
evolution of prices. Miles and Sefton from the CEP claim that if improvements to 
transport infrastructure keep pace then there is a ‘balanced growth path’ with 
no real rise in prices. But if developments in transport ‘fall back’ and are not ‘on 
a balanced path’ between geographical areas, then real house prices and rents 
will rise. They argue though, that travel improvements are unlikely to play such a 
powerful role in the future in the context of other technological developments.121 
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Recent housing inquiries 
and commissions
There have been numerous official and independent housing inquiries and 
commissions over the past few years. The most recent England wide inquiries and 
commission are:

‘Government response to the housing white paper consultation: fixing our broken 
housing market’ (MHCLG 2018) https://www.gov.uk/government/consultations/
fixing-our-broken-housing-market-consultation 

‘Planning for affordability’ (TCPA, 2018) https://www.tcpa.org.uk/planning-for-
affordable-housing-report 

‘Housing for the Many. A Labour Party Green Paper’ (2018)  https://labour.org.uk/
issues/housing-for-the-many/ 

‘A social justice housing strategy: increasing the supply of truly affordable homes’ 
(Centre for Social Justice, 2018) https://www.centreforsocialjustice.org.uk/core/wp-
content/uploads/2018/10/CSJJ6574-Housing-Commission-2-Housing-Supply-181025-
WEB.pdf 

‘Rethinking social housing’ (CIH, 2018) http://www.cih.org/rethinkingsocialhousing 

‘Everybody in: how to end homelessness in Great Britain’ (Crisis, 2018) https://www.
crisis.org.uk/ending-homelessness/homelessness-knowledge-hub/international-
plans-to-end-homelessness/everybody-in-how-to-end-homelessness-in-great-
britain-2018/ 

 ‘Building home, building trust’ (Future shape of the sector commission, 2018) 
https://www.networkhomes.org.uk/media/4239/2018621_fsscsummaryreport_final.
pdf 

‘Independent review of build out: final report’ (Letwin, 2018) https://www.gov.uk/
government/publications/independent-review-of-build-out-final-report 

‘Land value capture’ and ‘Private Rented Sector’ (House of Commons, CLG Ctee, 
2018) https://www.parliament.uk/business/committees/committees-a-z/commons-
select/housing-communities-and-local-government-committee/publications/ 

‘English Housing Survey’ (2019) https://www.gov.uk/government/collections/english-
housing-survey 
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‘Planning for new homes’ (NAO, 2019) https://www.nao.org.uk/wp-content/
uploads/2019/02/Planning-for-new-homes.pdf 

‘Increasing investment in social housing’ (Capital Economics, 2019) https://england.
shelter.org.uk/__data/assets/pdf_file/0007/1641175/Capital_Economics_Confidential_-_
Final_report_-_25_October_2018.pdf 

‘Building for our future: a vision for social housing’ (Shelter, 2019) https://england.
shelter.org.uk/support_us/campaigns/a_vision_for_social_housing 

Commission on Housing, Church and Community (Church of England, 2019) https://
www.churchofengland.org/more/media-centre/news/archbishop-canterbury-
launches-commission-housing-church-and-community 
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