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CONSULTATION RESPONSE: SOCIAL HOUSING RENT POLICY FROM 2020 
4 November 2018 
 
Abstract 

This document contains TAROE Trust’s formal response to the Government’s consultation 
on proposals for ‘Rents for social housing from 2020-21’.  
 
 
Introduction 

TAROE Trust welcomes the opportunity to comment on the proposed direction requiring 
the Regulator of Social Housing to set a new regulatory standard on rent to apply from April 
2020 onwards.  
 
As a basic principle, it should not be assumed that Tenants will always want rents to be 
lower. Whilst many Tenants experience challenges in terms of rent affordability, Tenants 
also recognise that payment of reasonable levels of rent are necessary to ensure 
appropriate levels of housing services and investment in properties.  
 
 
Direct response to rent setting direction 

In setting their rents, Registered Providers should be required to:  
 

1. Ensure that they clearly explain to Tenants their rationale for setting rents, and 
particularly the reasons for any changes in rents that are being proposed. This 
includes the regulatory framework for setting rents, and that the formula for setting 
rents is a maximum level and that landlords have flexibility to charge lower rents.  
 

2. Ensure that their rent policy is established following a meaningful consultation with 
Tenants; this will involve details of planned increases, and the level of investment in 
both new and existing properties.  
 
Any such consultation will need to be mindful of the need for landlords to enter into 
longer term financial commitments, both to establish competitive procurement 
terms and to reflect the longer-term nature of development based activities. 
However, these are not barriers to meaningful Tenant engagement. 
  

3. Ensure that they are accountable to Tenants more generally in terms of the rents 
they charge, the services they provide, and the manner in which rental income is 
spent.  

 
Broader concerns on rent setting 

Rent should not be set at inflated levels to subsidise the Government’s house building 
programmes. This is forcing Tenants paying ‘social rents’ (set by Government rent formula) 
to fund the development of new housing supply, of different tenure types. The shortage of 
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housing, and especially affordable housing, is due to years of under-investment in the 
supply of quality rented accommodation. This revenue approach to funding new housing 
supply also means that some of the poorest people in the country, who are already living in 
the regulated housing sector, are shouldering the burden of paying for new housing 
developments. This system cannot be fair. The severe shortage of affordable housing supply 
is a problem for everyone in the country, and a more progressive approach to funding is 
required that spreads the costs of housing subsidies more fairly. This policy also artificially 
increases the ‘Benefits Bill’ as many of those living in rented accommodation rely on some 
form of benefit to survive. 
 
Only minimal levels of new housing completions are let at the Government rent formula 
‘social rent’ levels. Most new properties let within the regulated housing sector have rents 
linked to a dysfunctional private sector rented market. Research in 2015 from the Joseph 
Rowntree Foundation (JRF) has highlighted how this approach will place an additional 1.3 
million people into poverty by 2040. 
 
TAROE Trust calls for the link between rent setting and market levels or property values to 
be broken. One option would be for the concept of “Living Rents”1 to be adopted into 
housing policy for the regulated sector, in which rents are linked to local earning levels. This 
will reduce reliance on benefits and make renting more affordable for everyone. This 
approach to rent setting would involve calculating rents according to applying a fixed 
percentage (28%) of net local earning levels, using the lower-quartile average earnings as 
the reference point (nationally, these are equivalent to an average week on the minimum 
wage). It is an approach that, if accompanied by a £3 billion investment from Government 
would unlock an additional £7 billion for investment, as well as generating benefit savings 
up to £5.6 billion per annum by 2040.  
 
The sign of a progressive housing finance system would be for taxpayers to collectively fund 
public housebuilding, rather than existing social housing Tenants having to 
disproportionately meet the cost of new housing supply.  
 
The wider economic benefits of increased public funding for new capital developments 
should be recognised. It stimulates employment and economic growth; greater levels of 
subsidy assist surplus generation and therefore the ability of landlords to secure improved 
borrowing terms; and it assists in the establishment of an enhanced long term asset class for 
local authorities.  
 
There is a need to move away from the existing UK approach to fiscal measures, which 
focuses on “public sector” debt, and to adopt a European / international approach which is 
based on “government” debt. Under the UK approach, the debts of public corporations 
(including council housing) form part of the calculation of national debt. This unnecessarily 
restricts the public sector’s abilities to engage in council housing investment and 
development. In other European countries for example, whilst Government subsidies form 
part of the general government gross debt, the borrowing against revenues of trading 
bodies is excluded.  

                                                      
1 http://pdf.savills.com/documents/Living%20Rents%20Final%20Report%20June%202015%20- 
%20with%20links%20-%2019%2006%202015.pdf  
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An exposition of this was highlighted in the UK Housing Review 2011/12. We would like to 
see the adoption of international accounting fiscal measures based on ‘Government debt’ 
which would promote increased council housing investment and development, whilst also 
providing wider economic stimulus.  
 
 
 
 
CONTACT INFORMATION  
 
Any further queries relating to this response should be addressed to:  
 

Darren Hartley  
Chief Executive 
 
TAROE Trust 
Room A204, The Heath Business and Technical Park, Runcorn, Cheshire, WA7 4QX 

 
E: darren@taroetrust.org.uk  
M: 07764188340  

 
 
 
FURTHER DETAILS ON TAROE TRUST 
 
TAROE Trust is a charity formed in 2013 out of the former national Tenant representative 
organisation, Tenants and Resident Organisations of England (TAROE). It has been 
established to further charitable objects which can be summarised as follows:  
 

• The relief of financial hardship by providing free advice and assistance on housing 
issues to persons who would otherwise be unable to obtain it. 
 

• To promote social inclusion for the public benefit among people who are excluded 
from society or part of society by: 

o Providing advice and assistance and building capacity on housing matters  
o Working to promote the needs of people who are socially excluded and to 

raise awareness of those needs among housing providers, service agencies 
and the general public  

o Researching links between housing and social exclusion and publishing the 
useful results thereof 

 
• To develop capacity and skills among members of socially and economically 

disadvantaged communities which evidence deprivation in such ways that they are 
better able to identify, and help meet, their needs in housing related matters in 
particular and to participate more fully in society. 
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