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Key points 

◆ Over 1.1million households in England are on local 
authority waiting lists for affordable housing.1 

◆ Furthermore, it is widely expected that waiting lists will 
lengthen as more households will be forced to seek cheaper 
accommodation due to the impact of COVID-19. 

◆ Ireland continues to feel the effects of the property crash 
following the GFC. Tighter credit reductions and fewer 
active developers caused housing completions to fall 
dramatically after the GFC. 

◆ The undersupply of social housing meant that, in 2019, 
there were 68,693 households in Ireland on waiting lists. 

◆ The ESRI published a special article on the effects of 
COVID-19 on the Irish property market. The most 
efficient policy response is for an increase in state 
provision of S&AH.2 

◆ This brings about both short- and long-term financing 
opportunities. The short-term opportunity is to finance 
development and construction of new S&AH and the 
long-term opportunity is to lease the newly constructed 
S&AH to housing providers. 

INTRODUCTION 

This white paper summarises the social and affordable 
housing (“S&AH”) sector in the United Kingdom and 
Ireland. There are similarities in the provision of S&AH 
in each country and in each there is a substantial 
shortage of supply. 
 
In this paper, we are chiefly concerned with general 
rental needs, in particular: 
 

◆ short-term financing for development and 

construction, and 

◆ long-term (25–50 years) leasing of housing to 

regulated housing providers. 

SOCIAL AND AFFORDABLE HOUSING IN THE UK 

Background and Terminology  

While there are different types of S&AH and no 
universal definition, in the social rented space the 
50/80% definition is widely used. For example, on its 
website, the National Housing Federation (the trade 
body for housing associations) states that:3 

 
“Social rented homes are usually rented 
at about 50% of the average local market 
rent and affordable rented homes are 
rented at around 80% of the local market 
rent.” 

 
1 https://www.gov.uk/government/statistical-data-sets/live-
tables-on-rents-lettings-and-tenancies 
2 ESRI Special Article, Assessing the Impacts of COVID-19 
on the Irish Property Market: An Overview of the Issues. 
3 https://www.housing.org.uk/about-housing-
associations/what-housing-associations-do/ 
4 Regulator of Social Housing, Becoming a registered 
provider, May 2019 

 

Regulatory Framework 

 
In England, the provision of S&AH is regulated by the 
Regulator of Social Housing (“RSH”). Historically, only 
non-profit-making organisations could be registered as 
providers of social housing. Since April 2010, profit-
making organisations have been allowed to become 
registered providers (“RPs”). For the most part in 
England, RPs comprise local authorities and housing 
associations.4 

 

Local Authorities and Housing Associations 

In the 35 years following the end of the Second World 
War, 4.4 million social homes were built in England.5 As 
can be seen in the chart below, for many years local 
authorities were the main drivers behind new social 
homes.6 

 
 

 
“Housing associations provide homes 
and support for almost six million 
people around England. They offer 
social homes, shared ownership homes, 
some market homes to rent and buy, 
and essential support and specialist 
housing.” 

5 
https://england.shelter.org.uk/support_us/campaigns/story_of
_social_housing 
6 Making Housing Affordable Again: Rebalancing the 
Nation’s Housing System, Affordable Housing Commission, 
March 2020 
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Housing associations build thousands 
of new homes for communities around 
the country. In 2018/19, they built more 
than 45,000 homes, nearly a third of all 
new homes in England. 

This includes more than 5,000 homes 
for social rental, more than 19,000 
homes for affordable rental, and more 
than 14,000 homes for shared 
ownership. 

Demand for Social and Affordable Housing 

As of 2019 there were over 1.1 million households on 
the local authority waiting list for affordable housing in 
England.7 
 
The demand for affordable housing has been 
underpinned by house price inflation outpacing wage 
inflation. In the two decades from 2000 to 2020, average 
house prices across the UK went up from GBP 84,000 
to GBP 238,000 – an increase of just over 180%.8 
 
 

 
 
 
During this same period, average weekly earnings 
increased from GBP 307 to GBP 539, an increase of 
only 75%. 9  With mortgages capped at 4.5x annual 
salary, this has priced many individuals out of 
purchasing a home. 10  The affordability of house 
purchases is measured by the ratio of median house 
price to median salary: this ratio reached 8x in 2018.11  

 

 

 

The Impact of COVID-19 

The full social and economic impact of COVID-19 has 
yet to be revealed. Even so, it is widely expected that 

 
7 https://www.gov.uk/government/statistical-data-sets/live-
tables-on-rents-lettings-and-tenancies 
8 
https://landregistry.data.gov.uk/app/ukhpi/browse?from=1990
-01-
01&location=http%3A%2F%2Flandregistry.data.gov.uk%2Fi
d%2Fregion%2Funited-kingdom&to=2020-08-01 
9 
https://www.ons.gov.uk/employmentandlabourmarket/peoplei
nwork/earningsandworkinghours/timeseries/kab9/emp 

waiting lists will grow as more households will be forced 
to seek cheaper accommodation. A recently published 
study suggests that waiting lists are likely to surpass the 
previous peak.12  
 

 
 

SOCIAL AND AFFORDABLE HOUSING IN IRELAND 

Background and Terminology  

 
Local authority new builds fell significantly in the late 
1980s. The volume of local authority new builds 
recovered over the following 20 years before falling 
dramatically as a result of the GFC. 13  There has, 
however, been increased supply from the voluntary and 
co-operative sectors, in particular housing associations. 
Historically local authority-built houses were referred to 
as “council” or “social” houses. More recently, the 
expressions “social housing” and “affordable housing” 
are often used interchangeably. 
 

Regulatory Framework 

In Ireland S&AH may be provided by local authorities or 
by Approved Housing Bodies (“AHBs”). “AHBs are not-
for profit organisations that have a social purpose to 
provide for people’s housing needs by working in close 
co-operation with the Government, local authorities and 
relevant agencies”.14 In 2012, the Housing Agency was 
established as a government agency with a focus on 
supporting local authorities, the Department of Housing, 
Local Government and Heritage, and AHBs for the 

10 https://www.bankofengland.co.uk/prudential-
regulation/publication/2016/amendments-to-the-pras-rules-
on-loan-to-income-ratios-in-mortgage-lending-november-
2016 
11 https://commonslibrary.parliament.uk/research-
briefings/cbp-7747/ 
12 Building post-pandemic prosperity, pragmatix advisory, 
October 2020 
13 Norris and Fahey 
14 housingalliance.ie/about-us/ 
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purpose of delivering sustainable and affordable 
housing. 15 
 

 

 

Local Authorities and Housing Associations 

Local authorities continue to hold the majority of social 
housing stock but AHBs have grown in importance in 
recent years. As of 2019 they were responsible for over 
30,000 social homes. Six of the largest AHBs together 
are responsible for over 20,000 homes.16 
 

The Irish Housing Market 

Ireland continues to feel the effects of the property crash 
at the time of the GFC. Tighter credit reductions and 
fewer active developers caused housing completions to 
fall dramatically after the GFC, particularly in the main 
cities and urban areas where they are most needed, 
largely as a result of tighter credit markets.17  
 

Housing Completions by Sector: 2004–2014 
 

 
 
House prices fell significantly until 2012 and have since 
rebounded, but remain below pre-GFC levels.18 
 

Dublin House Price Evolution: 2006–2019 
 

 
 

To avoid a return to the pre-GFC property bubble, the 
Central Bank of Ireland introduced mortgage controls, 
limiting mortgages to 3.5x gross income throughout 
Ireland, requiring first-time buyers to put down a deposit 

 
15 Housingagency.ie 
16 housingalliance.ie/about-us/ 
17 Rebuilding Ireland Action Plan 
18 Daft.ie 
19 ESRI Special Article, Assessing the Impacts of COVID-19 
on the Irish Property Market: An Overview of the Issues. 
20 Delivering Social Housing, An Overview of the Housing 
Crisis in Dublin, Critical Housing Analysis, 2018 

of 10% and second-time buyers a deposit of 20%. The 
mortgage measures have dampened house prices and, 
together with the reduced supply of houses, have forced 
many to turn to rental accommodation.  
 

 
 
 

Dublin Rental Evolution: 2006–2019 
 

 
 
 
With fewer houses built and mortgage limits in place, 
more people have turned to renting, driving up rent 
levels and creating a rent trap. Tenants paying high 
rents cannot save for a mortgage down payment. The 
Economic and Social Research Institute (“ESRI”) 
reports, “there were only 21,000 housing completions in 
2019. This is well short of the amount of housing needed 
to keep up with the level of structural demand, estimated 
to be in the region of 30,000–35,000”.19 
 

Demand for Social and Affordable Housing 

In 2005, just 6% of new housing was social housing; in 
2015 the state built just 75 units.20 
 
Notwithstanding the backdrop of economic growth, the 
undersupply of social housing meant that in 2019 there 
were 68,693 households in Ireland on waiting lists.21 To 
put this in context, just over 21,000 houses were 
completed in Ireland in 2019, and due to COVID-19 no 
more than 15,000 are likely to be developed in 2020.22 
 

Impact of COVID-19 

At end September 2020, the ESRI published a special 
article on the impact of COVID-19 on the Irish property 
market. The most efficient policy response is for, “an 
increase in the State provision of S&AH.”23 
 
The Irish government set a goal of providing housing 
support to 27,500 households in 2020. COVID-19 
restrictions have caused substantial delays: only 9% of 
new builds were supplied, the number of properties 
being leased is only 15% of target, and the number of 

21 Summary of Social Housing Assessments 2019, 
Rebuilding Ireland and The Housing Agency 
22 Is Investment in Social Housing the Next Big Trend for 
Ireland? CBRE, July 2020  
23 ESRI Special Article, Assessing the Impacts of Cov-19 on 
the Irish Property Market: An Overview of the Issues. 
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homes purchases by local authorities is half the target.24 
There is a need for considerable additional investment 
before social housing needs in Ireland will be met. 
 

 

FINANCING OPPORTUNITIES 

Short-Term Financing  

The short-term opportunity is to finance development 
and construction of new S&AH. New social and 
affordable housing is built following discussions with 
local authorities, RPs and AHBs to understand the local 
need for housing, including, for example, location, 
houses vs. flats, bedroom mix and specifications.  
 
Typically, there is an offer to acquire or take delivery of 
the housing prior to construction and the sale or delivery 
is fully contracted during construction.  
 
In general, there are two models, both of which are 
underpinned by deep institutional demand: 

 
◆ financing new housing stock that on 

completion is sold to housing providers, and 

◆ financing new housing stock that on 

completion is leased to housing providers. 

Long-Term Financing  

The long-term opportunity is to lease the newly 

constructed S&AH to housing providers (local 

authorities and RPs in the UK/local authorities and 

AHBs in Ireland) in return for the long-term lease 

income. These leases are highly sought after by 

institutional investors as they offer attractive long-term 

lease income that is inflation-indexed. 

In England, leases are negotiated on a bilateral basis 

with the local authority or RP.  

In Ireland, to encourage the delivery of new S&AH, the 

government has set up a number of lease schemes.  

 
 
Colin Greene 
Managing Director 
Head of Private Debt, Private Markets Group 
 

Union Bancaire Privée, UBP SA 
Seymour Mews House, 26-37 Seymour Mews, London W1H 6BN 
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Disclaimer 

 
This document is a marketing communication containing GENERAL INFORMATION on financial services reflecting the sole opinion of Union Bancaire 
Privée, UBP SA and/or any entity of the UBP Group (hereinafter “UBP”) as of the date of issue. It is not and does not purport to be considered an 
offer or a solicitation to enter into any transaction with UBP, buy, subscribe to, or sell any currency, product, or financial instrument, make any 
investment, or participate in any particular trading strategy in any jurisdiction where such an offer or solicitation would not be authorised, or to any 
person to whom it would be unlawful to make such an offer or solicitation. This document is meant only to provide a broad overview for discussion 
purposes, in order to determine clients’ interest. It does not replace a prospectus, KID, KIID or any other legal document relating to any specific 
financial instrument, which may be obtained upon request free of charge from UBP or from the registered office of the issuer of the instrument 
concerned, where applicable. The opinions herein do not take into account individual clients’ circumstances, objectives, or needs. UBP performs 
analysis on the financial instruments on offer in the market and may maintain and/or seek to develop business affiliations with third parties for that 
purpose; furthermore, UBP may create its own  
financial instruments. This generic information is therefore not independent from the proprietary interests of UBP or connected parties, which may 
conflict with the client’s interests. UBP has policies governing conflicts of interest and takes appropriate organisational measures to prevent such 
cases. 
The information contained in this document is the result neither of financial analysis within the meaning of the Swiss Banking Association’s “Directives 
on the Independence of Financial Research” nor of independent investment research as per the EU’s regulation on MiFID provisions. EU regulation 
does not govern relationships entered into with UBP entities located outside the EU. Reasonable efforts have been made to ensure that the content 
of this document is based on objective information and data obtained from reliable sources. However, UBP cannot guarantee that the information 
contained herein and gathered by the Bank in good faith is accurate and complete, nor does it accept any liability for any loss or damage resulting 
from its use. Circumstances may change and affect the data collected and the opinions expressed at the time of publication. Therefore, information 
contained herein is subject to change at any time without prior notice. UBP makes no representations, provides no warranty and gives no undertaking, 
express or implied, regarding any of the information, projections or opinions contained herein nor does it accept any liability whatsoever for any errors, 
omissions or misstatements in the document. UBP does not undertake to update this document or to correct any inaccuracies which may have 
become apparent after its publication. 
This document may refer to past performance which is not a guide to current or future results. All statements in this document, other than statements 

of past performance and historical fact, are “forward-looking statements”. Forward-looking statements do not guarantee future performances. 
The tax treatment of any investment depends on the client’s individual circumstances and may be subject to change in the future. This document 

 
24 https://www.rte.ie/news/business/2020/1007/1170071-
social-housing-supply-severely-impacted-by-covid-19/ 

http://www.ubp.com/
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https://twitter.com/UBP_Group
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https://www.youtube.com/user/UnionBancairePrivee
https://weixin.qq.com/r/eS2rs77E7eOSrfrQ93hr
https://www.unpri.org/
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does not contain any tax advice issued by UBP and does not reflect the client’s individual circumstances. 
This document is confidential and is intended to be used only by the person to whom it was delivered. This document may not be reproduced, either 
in whole or in part. UBP specifically prohibits the redistribution of this document, in whole or in part, without its written permission and accepts no 
liability whatsoever for the actions of third parties in this respect. This document is not intended for distribution in the US and/or to US Persons or in 
jurisdictions where its distribution by UBP would be restricted. 
Switzerland: UBP is authorised and regulated in Switzerland by the Swiss Financial Market Supervisory Authority (FINMA). 
UK: UBP is authorised in the United Kingdom by the Prudential Regulation Authority (PRA) and is subject to regulation by the Financial Conduct 
Authority (FCA) and limited regulation by the PRA. 
Dubai: This marketing material has been communicated by Union Bancaire Privée (Middle East) Limited, a company regulated by the Dubai Financial 
Services Authority (“DFSA”). It is intended for professional  
clients and/or market counterparties only and no other person should act upon it. The financial products or services to which this material relates will 

only be made available to a client who meets the professional client and/or market counterparty requirements. This information is provided for 

information purposes only. It is not to be construed as an offer to buy or sell, or a solicitation for an offer to buy or sell any financial instruments, or to 

participate in any particular trading strategy in any jurisdiction. 
Hong Kong: UBP is a licensed bank regulated by the Hong Kong Monetary Authority (HKMA) and a registered institution regulated by the Securities 

and Futures Commission (SFC) for Type 1, 4 & 9 activities only in Hong Kong. The securities may only be offered or sold in Hong Kong by means of 

documents that (i) are addressed to "professional investors" within the meaning of the Securities and Futures Ordinance (Chapter 571 of the Laws of 

Hong Kong) and any rules made thereunder (the "SFO"); or (ii) are defined as "prospectuses" within the meaning of the Companies Ordinance 

(Chapter 32 of the Laws of Hong Kong) (the "CO") or constitute offers to the public within the meaning of the CO. Unless permitted to do so under the 

laws of Hong Kong, no person may issue or have in his/her possession for the purpose of issuing, whether in Hong Kong or elsewhere, any 

advertisement, invitation or document relating to the securities, directed at, or likely to be accessed or read by, the public in Hong Kong, except where 

the securities are  
intended to be disposed of only to persons outside Hong Kong, or only to "professional investors" within the meaning of the SFO. 
Singapore: UBP is a bank regulated by the Monetary Authority of Singapore (MAS), is an exempt financial adviser under the Financial Advisers Act 
(Cap. 110 of Singapore) to provide certain financial advisory  
services and is exempt under section 99(1) of the Securities and Futures Act (Cap. 289 of Singapore) to conduct certain regulated activities. This 

document has not been registered as a prospectus with the MAS. Accordingly, this document and any other document or material in connection with 

generic recommendations may not be circulated or distributed, whether directly or indirectly, to persons in Singapore other than (i) to institutional 

investors under Section 274 of the Securities and Futures Act (Cap. 289) of Singapore ("SFA"), (ii) to relevant persons pursuant to Section 275(1), or 

any person pursuant to Section 275(1A) of the SFA, and in accordance with the conditions specified in Section 275 of the SFA, or (iii) otherwise 

pursuant to, and in accordance with the conditions of, any other applicable provision of the SFA. This advertisement has not been reviewed by the 

Monetary Authority of Singapore. 
Luxembourg: UBP is registered by the Luxembourg supervisory authority the Commission de Surveillance du Secteur Financier (CSSF). 
Italy: Union Bancaire Privée (Europe) S.A., Succursale di Milano, operates in Italy in accordance with the European passport – held by its parent 

company, Union Bancaire Privée (Europe) S.A. – which is valid across the entire European Union. The branch is therefore authorised to provide 

services and conduct business for which its parent company, Union Bancaire Privée (Europe) S.A., has been authorised in  
Luxembourg, where it is regulated by the Luxembourg financial supervisory authority, the Commission de Surveillance du Secteur Financier (CSSF). 
Monaco: This document is not intended to constitute a public offering or a comparable solicitation under the Principality of Monaco’s laws, but might 

be made available for information purposes to clients of Union Bancaire Privée, UBP SA, Monaco Branch, a regulated bank under the supervision of 

the Autorité de Contrôle Prudentiel et de Résolution (ACPR) for banking activities and under the supervision of the  
Commission de Contrôle des Activités Financières for financial activities. 
© UBP SA 2020. All rights reserved. 
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