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Innovation key to sustainable future
As the UK’s largest manufacturer 
of aircrete – a lightweight 
masonry material popular in the 
housebuilding sector – H+H 
understands the importance 
innovation plays in improving the 
performance of buildings as well 
as the methods of building. While 
the fundamental properties of 
aircrete have not changed in more 
than 60 years, we have made it 
part of our corporate strategy 
to find innovative ways to utilise 
the performance benefits of our 
products and systems.

A prime example of this is our Thin-
Joint System which was introduced 
more than a decade ago as a way 
to speed up the build process and 
to improve the airtightness and 
energy efficiency of buildings. 

More recently we began working 
collaboratively with SIG to 
develop the SIG I-House System 
incorporating Celcon Elements, 
our storey-height aircrete panels. 
This innovative build system 
provides a way to build the entire 
weatherproof structure of a new 
home on site within one week, 
removing brickwork from the 
critical path of the process and 
knocking significant time off the 
build programme.

Integral to the system, Celcon 
Elements are craned into place on 
to traditional foundations to make 
the inner leaf of the external wall 
and internal separating walls. These 
panels are bonded together with 
a fast-setting thin-joint adhesive 
mortar, specifically designed for 
use in this system. Prefabricated 
floor and roof cassettes are also 
craned on to the structure meaning 
the SIG I-House can be built on site 
by a single contractor and handed 
over ready for internal trades to 
start work simultaneously with the 
bricklayers working the façade.

At H+H we see a bright future 
for the housebuilding sector as 
stakeholders throughout the 
industry look for new opportunities 
to reach current and future 
demand. With a trusted pedigree, 
proven durability and forward-
thinking approach to delivering 
innovative solutions, H+H is well-
positioned to meet these needs for 
decades to come.

H+H UK Limited

Celcon House, Ightham,  
Sevenoaks, Kent, TN15 9HZ

Enquiries please contact:  
Jenny Smith-Andrews,  
Marketing Manager

+44 (0)1732 880519

Jenny.Smith-Andrews@hhcelcon.co.uk

www.hhcelcon.co.uk



www.sustainablehomes.co.uk/shift
3

Foreword
Social landlords are experiencing 
a period of significant turmoil: 
we continue to see rents under 
pressure, more fragmentation 
in the sector and continued 
demand on supply for new-build 
homes. This, coupled with the 
Government’s focus on Brexit and 
other priorities, paints a gloomy 
picture for the environmental 
standards of homes – both new 
and existing.

It is now more important than ever 
that landlords show leadership in 
delivering environmental targets 
across their homes, offices and 
operations, and work together to 
achieve, at least, the 80% emissions 
reduction target by 2050 as set 
out in the Climate Change Act. 
More needs to be done to educate 
and engage both landlords and 
residents in the business case for 
sustainability and SHIFT can play a 
part in facilitating that.

Landlords accredited with SHIFT 
are already moving in the right 
direction; they continue to be more 
energy efficient than other social 
landlords and other types of tenure. 
SHIFT landlords have an average 
SAP of 69.9, in comparison with the 
housing association average of 67.1 
and private rented average of 59.7 
(Source: EHS, 2014).

In my experience the type of 
benchmarking that SHIFT enables 
is powerful in driving action and the 
uptake of best practice measures 
from those which participate. The 
scheme introduces an element 
of healthy competition within 
the industry and provides a way 
in which social landlords can 
demonstrate their commitment to 
sustainability.

The next steps for SHIFT are to 
build on the work that has been 
done to improve efficiency, 

to enable the front runners 
(the scheme now has 10 gold 
accredited landlords) to move 
to the next level by focussing on 
Scope 3 emissions as well as on 
resilience and climate adaptation.

Only by working together and 
sharing knowledge about the most 
viable sustainable solutions will we 
affect the change needed to deliver 
on our carbon reduction targets. 
This will create more sustainable 
businesses while ensuring that low 
income households have access 
to energy efficient and affordable 
homes.

Julie Hirigoyen
Chief Executive,  
UK Green Building Council

About UKGBC

UK-GBC is an industry-led network 
with a mission to radically improve the 
sustainability of the built environment.

A charity with over 400 member 
organisations spanning the entire value 
chain, we represent the voice of the 
industry’s current and future leaders 
who are striving for transformational 
change. 

We inspire, challenge and empower 
our members, helping them to identify 
and adopt the most sustainable, viable 
solutions. 

We also engage our members in 
advocating a progressive message to 
government, informing and influencing 
policy.
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Executive summary
Safe as Houses, The Review of 
sustainability in the social housing 
sector 2016/2017 highlights 
the main sustainability issues in 
housing and provides a snapshot 
of the leaders in the sector – SHIFT 
accredited landlords – which can 
be held up as outperforming their 
peers in terms of sustainability and 
climate action. 

This report assesses the sustainability 
of the social housing sector based 
on an analysis of social landlords 
accredited by Sustainable Homes’ 
SHIFT assessments during 2016. 
SHIFT landlords remain the leaders 
not only in the social housing sector, 
but across all tenures. 

The sector has become more 
varied and complex in the last two 
years. Well known and established 

landlords have merged; others have 
strengthened their core objectives, 
rooted in their social purpose; and 
others have developed into hybrid 
developer-landord providing new 
housing for the open market. The 
sector is changing and adapting to 
different economic and financial 
realities, with a large number 
adopting a multi-tenure landlord 
approach.

Scopes
The sector continues to reduce 
its emissions from energy and 

fleets. Business travel, commuting, 
outsourced services and emissions 

from homes continue to rise

Decoupling emissions
The sector is not decoupling 

growth from emissions.  
Increased turnover does not lead 

to increased efficiency

Energy efficiency
The energy efficiency of  

homes is only at

78% 

of what’s needed  
to ensure carbon emissions 

are at safe levels

Flooding

of homes are 
relatively safe  
from flooding

Overheating

Only 20% of homes are 
demonstrably sustainable 
in the face of future 
overheating

Water stress 

Waste management
is only 46% 
sustainable which 
falls well short of 
circular economy 
aspirations and 
threatens the 
supply of future 
materials

Sustainable transport

Homes facilitate only 11% of 
sustainable transport options. 

Local air quality is suffering  
as a result

Ecology
of homes have any 
sort of ecological 
enhancement.
People rely on 
nature for air quality, 
recreation and 
wellbeing

1 
in 

10

80%

Only
17%

Nearly
homes is 
in water 
stress

49% is the overall sustainability 
of the sector according to 
Sustainable Homes’ analysis
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These radar graphs demonstrate that there has been steady progress since 2012, particularly in areas 
such as staff training. The graphs also demonstrate more needs to be done in terms of sustainability 
standards in new build and overheating.

SHIFT 2012 vs 2016 performance

Water usage from offices 
(m3/employee)

(33, 3)

% of office waste 
diverted from landfill

(0, 100)

% of offices positively 
identified at low risk 

of flooding
(0, 100)

% of offices positively identified 
at low risk of overheating  

(0, 100)

% of staff trained to 
advise residents on 
energy efficiency
(0, 100)

% of staff actively 
informed about 
sustainable 
behaviours at work
(0, 100)

CO2 emissions from offices 
(kgCO2/m2/year)
(125, 25)

Max

2012

2014

2016

Offices and operations – SHIFT 2012 to 2016

Until environmental impacts are reduced to sustainable levels UK homes will continue to hold back progress in meeting the 
2050 carbon targets, impacting on the economic performance of the housing sector and ultimately impacting residents.

Water usage from offices (m3/employee)
(33, 3)

% of waste generated by 
refurbishing existing stock 

recycled or reused 
(0, 100)

% of stock positively 
identified at low risk 

of flooding
(0, 100)

% of stock positively identified at 
low risk of overheating

(0, 100)

% of stock have had ecological 
enhancements
(0, 100)

% of new builds developed to 
high sustainability standards
(0, 100)

% of residents actively 
engaged on energy 
efficiency
(0, 100)

Average water usage of 
existing stock (Ipd)
(160, 130)

Max

2012

2014

2016

Existing homes and new build– SHIFT 2012 to 2016
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What is SHIFT?
SHIFT is the sustainability  
standard for the housing sector

The SHIFT assessment measures an organisation’s 
performance against a range of environmental 
indicators. Organisations that are assessed receive 
SHIFT Bronze, Silver, Gold or Platinum accreditation, 
depending on their performance, and a bespoke report 
with a route map and tailored recommendations on 
how to improve their performance. 

SHIFT helps organisations to understand where to 
focus future investment to achieve savings and enables 
comparison of performance with peers. Through 
improving performance, SHIFT improves the quality of 
life of both residents and staff through higher quality 
homes and offices and supports commitment to 
sustainability across an organisation.

“We are committed to making our assets and 
operations more sustainable and our new 
Environmental Sustainability Strategy sets out 
challenging targets to improve our performance.

A key focus is to improve the energy efficiency of 
our customers’ homes and support people in fuel 
poverty. Joining the SHIFT will help us to improve 
our environmental footprint and identify where we 
can make savings for the benefit of our customers.” 

Peter Catterick, Head of Estate Services and 
Sustainability, Incommunities

As an independent assessment and accreditation 
standard, SHIFT looks at a range of environmental and 
sustainability metrics. 

6

SHIFT accreditation enables organisations to become part of an exclusive network that gets a range of  
additional benefits from Sustainable Homes, including special events, input to lobbying and campaigns,  
offers from SHIFT partners, reduced rates for training courses and tailored support and advice.

Leadership and 
strategy 

Organisations in 
today’s world must 
operate sustainably and 
demonstrate leadership 
on climate change at the 
highest level

Business 
sustainability

From offices to 
operations and from 
mitigation to adaptation 
SHIFT looks at how 
organisations are tackling 
climate change and 
increasing their resilience 
to future climate impacts

Existing  
homes

For many organisations 
existing stock is the 
biggest asset. By 
managing it sustainably 
SHIFT landlords can 
achieve lower levels 
of fuel poverty, better 
performing stock and 
happier customers

New build  
standards

The new build of today 
is in danger of becoming 
the retrofit of tomorrow 
– more needs to be 
done around energy 
efficiency, supply and 
resilience to ensure 
sustainable homes for 
the rest of the century
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Trends in sustainability and housing
The way housing is being delivered by multi-tenure landlords is changing and 
with it sustainability priorities. Organisations will have to do more than simply 
record electricity and gas usage as more commercial practices are adopted.

The Paris Agreement 
The Paris climate agreement was 
an historic moment in the battle 
against climate change. It put an 
onus not only on governments, 
but on businesses to take material 
climate action. The biggest 
companies in the world have 
committed to make a difference 
and this will increasingly impact on 
the larger players in the sector.

An increasing role for 
responsible investment 
The ‘build and manage’ model 
implies a different sustainability 
profile for landlords. Scrutiny from 
a much wider range of investors 
will begin to drill down on the 
carbon management and climate 
exposure of those building and 
managing homes. Divesting 
activities and pensions from fossil 
fuels and reporting on that will 
gain momentum in 2018. In 2016 
BlackRock1, the world’s largest 
asset manager, issued a warning 
to investors to begin adapting their 
portfolios to a changing climate.

Private landlords can’t hide 
from fuel poverty
It is now clear however that the 
private rented sector (PRS) has 
a problem – 20% of those living 
in the PRS are in fuel poverty. As 
the minimum energy efficiency 
standards come into force the PRS 
will come under increasing scrutiny 
to get its house in order. 

Project managers need 
to upskill for MMC
The 2017 Housing White Paper 
stated a commitment to modern 
methods of construction (MMC). 
These methods will be encouraged 
to increase quality and quantity. 
Project managers delivering new 
homes will need to improve their 
skills in traditional, modular and 
other methods.

Wellbeing
This will become an area 
increasingly integrated into general 
approaches to sustainability, in 
procurement decisions and the 
design of developments. The 
‘healthy’ home will become much 
more of a focus in coming years as 
issues such as indoor and outdoor 
air quality, access to green space, 
quality of external environment 
and thermal comfort rise up 
the agenda.

Further fragmentation in 
housing standards the UK
Sustainable Homes’ analysis 
shows that housing providers of 
any tenure could realistically build 
a new property to one of seven 
standards. This includes: equivalent 
to previous Code for Sustainable 
Homes, Home Quality Mark, 
WELL, LEED, AECB, Passivhaus and 
building regulations. A 2017 Shelter2 
survey revealed that 51% of new 
build purchasers had experienced 
defects with their property showing 
the impact of fragmentation. 

1 BlackRock (2016). ‘Adapting portfolios to climate change’. Available at: https://www.blackrock.com/investing/literature/whitepaper/bii-climate-
change-2016-us.pdf 

2 Shelter (2017). ‘New Civic Housebuilding’. Available at: https://england.shelter.org.uk/__data/assets/pdf_file/0005/1348223/2017_03_02_New_
Civic_Housebuilding_Policy_Report.pdf

Manufacturing and precision 
will become central to 
delivery
Building Information Modelling 
(BIM) will be increasingly used to 
speed up the construction process 
and improve asset management 
with a much more manufactured 
approach taken through the 
construction process. This applies 
to all construction types, where 
the increasing complexity of 
properties requires a much more 
manufactured approach. BIM is 
increasingly used to ensure that 
both quality and sustainability is 
delivered.

Heating technology will 
become more diverse
The gas boiler is still the dominant 
form of supplying heating within 
a home. However, by 2050 this 
will be a very different picture. The 
Committee on Climate Change 
has highlighted that there will be 
a refocus on insulation, a gradual 
increase in load on the electricity 
grid to provide heating, the 
expansion of heat network and 
the installation of more heat pump 
technology.

Sustainable supply chain 
management will be a 
vital tool
London has some of the highest 
build costs in the world at over 
£2300 per/sqm. As Brexit bites 
with potential restrictions on 
immigration, the pool of labour 
from overseas is likely to fall. Those 
developing homes will have to 
work harder on analysing their 
supply chains.

https://www.blackrock.com/investing/literature/whitepaper/bii-climate-change-2016-us.pdf
https://www.blackrock.com/investing/literature/whitepaper/bii-climate-change-2016-us.pdf
https://england.shelter.org.uk/__data/assets/pdf_file/0005/1348223/2017_03_02_New_Civic_Housebuilding_Policy_Report.pdf
https://england.shelter.org.uk/__data/assets/pdf_file/0005/1348223/2017_03_02_New_Civic_Housebuilding_Policy_Report.pdf


 
Distribution of 
SHIFT landlords
SHIFT landlords are situated 
around the UK. In 2016 there were 
60 SHIFT accredited landlords 
managing 1 million homes in 
England, Scotland and Wales. 
SHIFT represents landlords of all 
types, some with as few as 2,000 
properties to those with over 
100,000 homes.
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An extra 

222,619 
homes are 

at low risk of 
flooding

Carbon emissions  
from housing

Saved 

80,300 
tonnes of CO2 

by making homes energy 
efficient and encouraging 
residents to save energy….

The equivalent of taking 

14,338 
cars off the road

The most sustainable 
landlords in the sector

Get accredited. Sign up now: www.sustainablehomes.co.uk/shift

Powered by Sustainable Homes

Since 2012* SHIFT landlords have achieved the following:

They have also confirmed

Water savings  
from housing

Saved over 

1.3 million 
cubic meters of water

That’s roughly 

9.1 million 
baths

Which also saves 

1,410 
tonnes of carbon, 

the same as 
improving  
loft insulation to 
300mm in  
1,778 homes

Office and  
household waste

Saved over 

13,500 
tonnes household waste 

going to landfill 

= 30,393  
large  

wheelie bins 

In their offices they have 
diverted an extra 

269 
tonnes of waste from landfill 

= 598 large bins

…. And an extra 

68,067 
homes are at low 

risk of overheating

Climate adaptation SHIFT impact

*Information accurate as of February 2017

62% 

of these are attributable to 
SHIFT accreditation
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The social housing sector has 
undergone considerable change 
since Sustainable Homes’ The 
Review: UK social landlords - 
environmental performance 
2014-15. This has been marked by 
Brexit, the rent cut for multi-tenure 
landlords and local authorities, the 
gradual winding down of the Code 
for Sustainable Homes, a new 
Government and an increasing 
merger trend. The buzzword for 
the last year has been ‘uncertainty’ 
– but what is certain is that the 
UK housing industry is on a path 
of irreversible change that is likely 

to have an impact for the next 
50 years. 

Can we still talk about ‘social 
landlords’? Does the term still 
apply in today’s changing world? 
Housing, particularly social housing, 
is now the focus of a great deal of 
attention from external investors. 
Bricks and mortar are increasingly 
seen as a safe bet for pension 
funds, but how can this be the case 
if they are not adapted for future 
climate, are resource inefficient and 
cannot be seen as sustainable? This 
report provides key insights into 

Safe as Houses? Social housing in context
the sustainability of the sector and 
poses important questions as the 
UK housing sector goes through 
momentous change. 

The changes to the traditional 
social housing sector are such 
that we now refer to multi-tenure 
landlords – recognising that some 
will be delivering a mix of social, 
private rent, shared ownership and 
outright sale housing alongside 
traditional social landlords which 
are still delivering quality homes.

3 Department for Business, Energy and Industrial Strategy (BEIS) (2017). ‘Updated energy and emissions projections 2016’. Available at: https://
www.gov.uk/government/uploads/system/uploads/attachment_data/file/599539/Updated_energy_and_emissions_projections_2016.pdf

4 Department for Communities and Local Government (2017). ‘Fixing our broken housing market. Available at: https://www.gov.uk/government/
uploads/system/uploads/attachment_data/file/590464/Fixing_our_broken_housing_market_-_print_ready_version.pdf

Sustainability has fallen down the 
agenda in the UK and particularly 
in housing, where entrenched 
arguments remain about 
‘sustainability costing more’. In 
some cases it may do, but there 
are long term management and 

investment benefits as well as 
opportunities to improve conditions 
for residents and provide more 
affordable rents. More broadly, the 
sector is falling behind the curve 
in decoupling its environmental 
impact from growth.3 Combine 

this with the signing of the Paris 
Agreement by 195 states and it is 
clear that action on sustainability 
and climate change remains both 
critical and urgent.

Social rent: Housing owned 
by registered providers 
(typically housing associations 
or local authorities) and let at 
low rents on a secure basis. 

Affordable rent: Housing 
let by registered providers, 
where rent is no more than 
80% of the local market rent. 

Shared ownership: 
Dwellings that are part-owned 
by housing associations and 
part-owned by the resident. 

Market rent/private rent: 
Non-owner-occupied property 
that is privately owned (not 
rented by local authorities or 
housing associations). 

Market sale: Homes owned 
outright and mortgaged. 

The recent Housing White Paper Fixing our broken housing market4 outlined a startling fact 
about the UK Construction sector – whilst the UK economy had increased productivity over the 
past 25 years by 41%, in construction this figure was only 11 per cent. This lack of innovation and 
conservatism is leading the sector down a dangerous path – shorter than expected lifetimes for 
homes; increasing gaps between design and performance; exposure to the risk of fuel poverty; 
a focus on quantity over quality; homes which are not adapted for future climate and assets 
that become stranded – losing their asset value as something as simple as their energy system 
becomes outdated and unsustainable.

https://www.gov.uk/government/uploads/system/uploads/attachment_data/file/599539/Updated_energy_and_emissions_projections_2016.pdf
https://www.gov.uk/government/uploads/system/uploads/attachment_data/file/599539/Updated_energy_and_emissions_projections_2016.pdf
https://www.gov.uk/government/uploads/system/uploads/attachment_data/file/590464/Fixing_our_broken_housing_market_-_print_ready_version.pdf
https://www.gov.uk/government/uploads/system/uploads/attachment_data/file/590464/Fixing_our_broken_housing_market_-_print_ready_version.pdf
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Housing and environmental 
resources both provide for many 
basic human needs, such as shelter, 
recreation and a place to welcome 
family and friends. However, if 
housing causes environmental 
degradation, the impacts threaten 
the way we live now and in the 
future. Increased carbon emissions 
from human activity are leading 
to climate change which presents 
a material risk to housing stock, 
neighbourhoods, infrastructure, 
businesses and the economy. Is the 
sector doing enough? 

Our analysis compares actual 
environmental impacts against 
long term environmental targets 
to derive a simple way to measure 
progress, expressed as a percentage 
of environmental sustainability. 
Overall this report concludes that 
the sector is only 49% sustainable.

In order to achieve UK climate 
goals the housing sector need 
to achieve 100% sustainability by 
2050. Achieving this vision will 
mean that all homes will be cost 
effective to heat, contribute to 

reduced flood risk and provide 
a sound environment to ensure 
the wellbeing of residents. The 
additional benefits to landlords are 
reduced management costs, more 
resilient stock, contented residents 
and a sustainable business.

Housing delivery is changing

Sustainable Homes has a track record of delivering sustainability within the social housing sector. 
Previously social housing has been the sector where most of the improvements have been made. 
This is mainly down to the number of properties that the sector manages, and also the scope of 
its control and its ability to deliver improvements at scale. This means that strategic management 
and economies of scale are easier to exploit than in other sectors. The owner-occupier and private 
rented sector have not had these advantages. However, the traditional social housing sector 
accounts for around 17% of housing stock in the UK. As the sector changes to a multi-tenure 
management model and the lines blur between delivery of tenures this analysis must change with 
it. Where possible, figures for other tenures have been provided.

This figure describes how close the sector is to sustainable levels 
and science based targets. 100% indicates a sustainable level. 
Performance data is from our SHIFT analyses, Defra, BEIS and 
Environment Agency. Targets are based on Climate Change Act, 
Environment Agency reports, Living Planet Report and other 
Government targets.

49% 
is the overall sustainability of the 
sector according to Sustainable 

Homes’ analysis

In 2016 SHIFT assessed landlords representing over 

600,000 UK properties
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In numbers: the state of 
sustainability in housing

Multi-tenure landlords, whilst doing 
what they can to reduce their 
energy and fleet emissions, still have 
a very long way to go in tackling 
the emissions that really make 
a difference. Scope 3 emissions 
represent potentially huge savings 

for organisations, not just in terms 
of carbon, but also financially. The 
chart also demonstrates that average 
SAP has plateaued meaning that the 
sector’s drive for energy efficiency 
has stalled. This is likely due to the 
removal of the Code for Sustainable 

Homes and the reversion to building 
regulations as well as the absence 
of refurbishment standards. A lack of 
comprehensive take up of ECO and 
Green Deal in addition to uncertainty 
around their future has probably 
contributed to this plateau.

5 This includes: office gas, office electric, housing carbon emissions, fleet mileage and business mileage

Scope 1 – These are emissions that arise directly from operations of a business directly 
controlled by that organisation. This is directly purchased gas and fuel for fleet for example.

Scope 2 – These are emissions that arise from electricity purchased directly for that 
organisations operations.

Scope 3 – These emissions are a consequence of the activities of an organisation. In this 
context it includes housing stock, business mileage, commuting, procurement and third 
party services such as outsourced maintenance.

Emissions

99% 
the amount of emissions from Scope 3

Traditional focus 
has been on 

energy efficiency 
and fleet

SHIFT landlords 
emitted a total of 
2,442,741 tonnes5  

in 2016

Landlords can find 
efficiencies through 

better resource 
management

SAFE AS HOUSES 
Sustainability of the social housing sector
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6 International Energy Agency (2017). ‘IEA finds CO2 emissions flat for third straight year even as global economy grew in 2016’. Available at: 
https://www.iea.org/newsroom/news/2017/march/iea-finds-co2-emissions-flat-for-third-straight-year-even-as-global-economy-grew.html

Research by the International Energy Agency (IEA) shows that for the last 
three years, global carbon dioxide emissions have remained level even while the global 
economy has grown. This separation between economic growth and emissions is termed 
‘decoupling’. The key drivers of this trend are declining coal usage, rising demand for gas 
and renewables, and increasing energy efficiency6.

Whilst the UK economy has 
decoupled growth from carbon 
emissions and delivered increases 
in productivity of 41% in the last 
25 years, the housing sector has 
not.  For the first time, Sustainable 
Homes has attempted to identify 
the carbon intensity of the sector. 

In this case carbon emissions have 
been measured against turnover. 
Emissions have plateaued probably 
due to action around energy 
efficiency, grid improvements and 
a number of other inputs. However 
the sector is still a long way from 
decoupling emissions from growth. 

Whilst the chart demonstrates an 
increasing gap between the two 
areas, this is because of increased 
turnover, rather than improvements 
to resource management within 
organisations.

Carbon intensity is a measure of the amount of emissions per a unit of economic 
output. In this case we have scaled up the findings of SHIFT 2016 to establish the carbon 
intensity of the sector. SHIFT measures intensity against a number of measures such as 
homes, business mileage and offices.

Social housing – Carbon emissions and financial performance, 2012 - 2016

Turnover
Carbon 
emissions
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https://www.iea.org/newsroom/news/2017/march/iea-finds-co2-emissions-flat-for-third-straight-year-even-as-global-economy-grew.html
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Energy efficiency

7 Department of Energy and Climate Change (2016) ‘Annual fuel poverty statistics report 2016’. Available at: https://www.gov.uk/government/
uploads/system/uploads/attachment_data/file/557400/Annual_Fuel_Poverty_Statistics_Report_2016_-_revised_30.09.2016.pdf

Improving domestic energy 
efficiency is crucial to meeting 
many of the UK’s political, 
environmental and social priorities 
– tackling fuel poverty, meeting 
our carbon and climate targets, 
providing quality homes that 
improve health and wellbeing and 

which reduce the strain on the UK 
energy grid. In England alone there 
are 2.3 million households in fuel 
poverty leading to huge physical 
and mental health problems7. Multi-
tenure landlords have done more 
than most to reduce this through 

high standards for new builds and 
upgrading existing stock, but as 
the Minimum Energy Efficiency 
Standard indicates, more must be 
done by the private rented sector 
where 20 per cent of tenants are in 
fuel poverty. 

EPC and SAP
In the UK the energy efficiency of homes is assessed by an 
Energy Performance Certificate (EPC), which is a home rating 
required by law whenever a home is sold or let. It takes into 
account the age and construction of a home and includes 
factors that affect its energy use, including level of insulation, 
type of glazing and heating systems. A rating from G to A 
is given based on a Standard Assessment Procedure (SAP) 
scores on a scale of 1 to 100, where  100 represents a zero 
carbon home, and a SAP rating of 35, for instance,  would 
represent a home so energy inefficient that it would be 
considered a serious hazard to health. 

Average SAP rating by tenure

57

60

Owner occupied

57

60

Private rented

64
66

Local authority

70 70 70

SHIFT landlords

67

65

Housing 
association

2012 2014 2016

sustainable in terms of 
energy efficiency

The sector is78%

https://www.gov.uk/government/uploads/system/uploads/attachment_data/file/557400/Annual_Fuel_Poverty_Statistics_Report_2016_-_revised_30.09.2016.pdf
https://www.gov.uk/government/uploads/system/uploads/attachment_data/file/557400/Annual_Fuel_Poverty_Statistics_Report_2016_-_revised_30.09.2016.pdf
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SHIFT landlords have set a high bar 
since 2012 but whilst the average 
SAP has plateaued other sectors 
have begun to catch up. This can 
be because:

Social Housing Sector 
Average SAP

National Average SAP Science-based target  
for all Housing

8 Department for Communities and Local Government (2016). ‘English Housing Survey’. Available: https://www.gov.uk/government/uploads/
system/uploads/attachment_data/file/501065/EHS_Headline_report_2014-15.pdf

9 Data collected as part of the English Housing Survey 2014/15, last updated in July 2016.

Sustainable Retrofit

Broadland Housing Group has achieved one of the 
best scores during the 2016 SHIFT Assessments. 
This is borne out in their approach to sustainability 
across the organisation. 

In 2015 Broadland undertook an ambitious, 
sustainable retrofit of Campion and Sorrel House, 
a neighbourhood built in the 1970’s with 95 
homes. From the start the retrofit was holistic. 
It tackled energy generation, energy efficiency, the 
improvement of outdoor communal space and 
improved cycle storage. To make this as effective 
as possible the retrofit undertook in depth resident 
engagement around energy use, and also an 
innovative ‘swishing’ (clothing exchange) event 

between staff and residents, of particular benefit to 
those trying to return to work.

Energy generation has been met by the installation 
of a biomass boiler which has not only reduced 
emissions by 10%, but also saved £10k per annum 
in terms of costs. Wildflower meadows have 
been planted, reducing the amount of grounds 
maintenance required and enabling estate services 
to be freed up to work on other projects, but most 
importantly for residents they have seen their 
service charges reduced by 15% demonstrating 
that it really pays to take a holistic approach to 
sustainable retrofit.

 z There is some evidence to 
show that the recording of data 
on new builds has been not 
been comprehensive leading 
to an underreporting of a 
landlord’s average SAP

 z Continued policy uncertainty 
around Feed in Tariffs, ECO 
and Green Deal has led to a 
reduction in faith in energy 
efficiency initiatives 

However, Sustainable Homes’ 
analysis of thousands of homes 
shows that a SAP rating of 86 
represents a secure level of 
housing in terms of energy 
efficiency. Whilst this can easily 
be achieved in the new build, 
retrofit of existing homes, the 

majority of which will still be in 
existence by 2050, fall well below 
this figure. Whilst 28% of dwellings 
had energy efficiency ratings A-C 
in 2015, up from 5% in 2005, this 
does not mean that efforts in 
improving SAP should stop8.
For the social housing sector 

From April 2018, private landlords must ensure that properties they rent reach at least an 
Energy Performance Certificate (EPC) rating of E under the Minimum Energy Efficiency 
Standard (MEES).

the average SAP in 2014 was 67. 
Comparing this to the long 
term target of SAP 86 gives 
environmental security of 78%. 
To meet the commitments in the 
Climate Change Act UK housing 
must be at SAP 86. The current 
national average is 619.

61 67 86

https://www.gov.uk/government/uploads/system/uploads/attachment_data/file/501065/EHS_Headline_report_2014-15.pdf
https://www.gov.uk/government/uploads/system/uploads/attachment_data/file/501065/EHS_Headline_report_2014-15.pdf


www.sustainablehomes.co.uk/shift
16

THE REVIEW [       ] SAFE AS HOUSES 
Sustainability of the social housing sector2016/17

Flooding

Due to climate change, the 
frequency and intensity of flooding 
is projected to increase. Most 
flood risk will be due to increased 
rainfall intensity and shorter ‘return 
periods’ – meaning that rainwater 
does not have the chance to drain 
away before the next intense rainfall 
event. 

Events in recent years highlight the 
impact flooding has on people’s 
homes. There will be an increase 
in surface water flood events 
and an increasing frequency of 
unpredictable events where there 
has previously been little indication 
of previous flood risk.

SHIFT landlords are asked to 
positively identify those homes at 
low risk of flooding. On average 
64% of SHIFT homes were positively 
identified as being at low flood risk. 
This is most likely an underestimate 
because in the SHIFT assessment, 
landlords that had not carried out a 
flood risk assessment were assumed 
to have zero homes at low risk.  

There is no national, tenure specific 
data about non-SHIFT homes.  
However, to give the SHIFT figure 
some context, the Environment 
Agency’s (EA) national assessment 
of flood risk reports that one in six 
properties is at risk of flooding.  

Whilst the SHIFT and EA 
methodologies of data collection 
are not strictly comparable, for 
the purposes of this report the 
overall security from flooding 
(80%) is a weighted average of 
the SHIFT landlords (64% secure) 
and non-SHIFT social landlords 
(83% security). 

The large differences in the figures 
highlights the discrepancies in flood 
risk data. In some cases insurance 
data is more accurate than that 
from the Environment Agency.

10 Environment Agency (2009) ‘Flooding in England: A national assessment of flood risk’. Available at: https://www.gov.uk/government/uploads/
system/uploads/attachment_data/file/292928/geho0609bqds-e-e.pdf

The Environment Agency’s national assessment of flood risk  reports that one in six properties 
is at risk of flooding. There is a greater degree of confidence in the SHIFT data as result of 
the verification and audit process involved in the SHIFT assessments. SHIFT landlords are 
increasingly undertaking whole stock flood risk assessments using GIS to evaluate their 
portfolio’s exposure to flooding incidents. On the other hand, there is no tenure specific 
data for public or private housing which means the national average had to be applied to all 
tenures regardless of their stock concentration.

Top SHIFT landlords are leading the way for tenure specific flood risk assessments for existing homes by:

80% 
The overall figure of homes secure from flooding in the UK

using GIS to evaluate 
their portfolio’s exposure 

to flooding incidents

engaging with the 
insurance sector in a 

proactive way

using Environment 
Agency data to carry 

out assessments

https://www.gov.uk/government/uploads/system/uploads/attachment_data/file/292928/geho0609bqds-e-e.pdf
https://www.gov.uk/government/uploads/system/uploads/attachment_data/file/292928/geho0609bqds-e-e.pdf
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Overheating

Homes at risk of overheating

Homes at risk of overheating Homes secure from overheating

SHIFT landlords Other tenures
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One of the projected impacts 
of climate change is increased 
average summer temperatures. 
Recent data shows that overheating 
is already a major risk with 2016 
being the hottest year on record, 
when previously this was 2015. 
2017 is set to break records again. 
.

Increased overheating in homes 
poses severe risks in terms of 
human health, maintenance 
and value of assets over their 
lifetime. Extreme day time and 
night time temperatures lead 
to the exacerbating of existing 
respiratory, cardiovascular and 
in some cases mental health 
conditions. This is made worse in 

single aspect homes without cross 
ventilation and bad demographic 
management of existing and 
potential occupiers. For example, 
the over 55’s and children under 
the age at 5 are at particular risk 
and landlords should look to situate 
them in properties not exposed to 
overheating and that lack decent 
mechanical and natural ventilation. 

SHIFT Landlords have a higher 
percentage chance of identifying 
those homes being at risk of 
overheating, but as temperatures 
increase each year this risk 

becomes harder to manage. For 
other tenures data is obtained 
from the Sustainable Homes/Zero 
Carbon Hub sector survey on 
  

tackling overheating, completed 
by 75 housing organisations 
representing 208,047 homes 
across all tenures.

11 Zero Carbon Hub (2015). ‘Overheating in homes – The big picture’. Available at: http://www.zerocarbonhub.org/sites/default/files/resources/
reports/ZCH-OverheatingInHomes-TheBigPicture-01.1.pdf

sustainable for 
overheating risk

Social housing 
is only20%

http://www.zerocarbonhub.org/sites/default/files/resources/reports/ZCH-OverheatingInHomes-TheBigPicture-01.1.pdf
http://www.zerocarbonhub.org/sites/default/files/resources/reports/ZCH-OverheatingInHomes-TheBigPicture-01.1.pdf
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12 Consumer Council for Water (2016), ‘Delving into water: Performance of the water companies in England and Wales 2011-12 to 2015-16’ 
Available: https://www.ccwater.org.uk/wp-content/uploads/2016/11/Delving-into-water-2016.pdf

Water security

It is difficult to discuss flood risk 
and water scarcity in the same 
analysis. However, climate change 
will lead to changing rainfall 
patterns in the UK – away from a 
steady supply of rainfall towards 

more intense shorter events 
interspersed with long dry spells. 
Domestic water efficiency is 
measured using the unit “litres of of 
water per person per day” (lpd). The 

long term water efficiency required 
to prevent water stress is 130 lpd. 
The chart below shows water 
efficiencies for the different sectors.

Although we are unable to report 
the exact causes for this mismatch, 
a number of contributing factors 
have been identified:

 z SHIFT estimates water use from 
homes rather than collecting 
actual meter data. As landlords 
do not collect data on their 
residents’ water consumption, 
SHIFT uses a bespoke tool to 
estimate usage based on readily 

available stock information. We 
will be looking to revise the 
estimator tool to better align 
with the national methodology. 

 z SHIFT landlords are steadily 
finding ways to reduce their 
average water consumption, 
while the rest of the sector 
fluctuates over the years. 
This highlights the increased 
focus on water efficiency 

and data management in 
the recent years. 

 z Owner occupiers have more 
power over the choice of 
fixtures and fittings. This is not 
always the case in the social 
and private rented sector where 
replacement is cyclical, with a 
time lag when replacing older 
water fitting with newer types.

The comparison against the national data shows a considerable discrepancy between SHIFT 
and sector water use. For other tenures data is taken from the Consumer Council for Water’s 
Annual Performance Report for the 15/16 financial year12. For multi-tenure landlords comparing 
the actual 141 lpd against the necessary 130 lpd gives a simple 91% water security figure.

Average water use
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the level of water security 
in the sector91%

https://www.ccwater.org.uk/wp-content/uploads/2016/11/Delving-into-water-2016.pdf
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Waste

Sustainable transport

Diverting waste from landfill is 
essential if circular economy 
aspirations are to be met. Landlords 
can help ensure sustainable 
resource use by encouraging 
residents to contribute to local 
recycling schemes. The long term 
aim must be 100% diversion of 
waste from landfill. This can be 
achieved either through recycling 
or simply reducing the amount of 
waste we generate. In absence 
of tenure specific recycling data, 
we have assumed national rates 
reported in DEFRA’s Digest of Waste 
and Resource Statistics13 to generate 
the figure for other tenures. 

13 Department for Environment, Food and Rural Affairs (2016) ‘Digest of waste and resource statistics – 2016 edition’  
Available at: https://www.gov.uk/government/uploads/system/uploads/attachment_data/file/567502/Digest_waste_resource_2016_rev4.pdf

Sustainable transport does not only 
bring significant environmental 
benefits, but also helps achieve 
improvements in local air quality, 
public health, accessibility and 
mobility. Landlords can help 
communities shift to low-carbon 
modes by providing secure cycle 
storage facilities, facilitating car 
sharing, setting up car clubs and 
providing localised information on 
public transport and sustainable 
travel options. In absence of any 
national standards, SHIFT measures 
the efficacy of sustainable transport 
measures as kgCO2 saved per 
home per year.

Waste generation and diversion
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Carbon savings from sustainable transport initiatives

SHIFT landlords Other tenures
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the sustainability of waste 
management within 
multi-tenure landlords46%

sustainable 
in terms of 
transport

Multi-tenure 
landlords are 

only 11%

https://www.gov.uk/government/uploads/system/uploads/attachment_data/file/567502/Digest_waste_resource_2016_rev4.pdf
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14 ‘Natural capital’ is the world’s stock of natural assets, including water, air, soil, geology and all living organisms. From this natural capital, humans 
derive a wide range of services (often termed ‘ecosystem services’), from food and drink to fuel and medicines. We rely on natural capital for 
our wellbeing.

Biodiversity
Housing stock with ecological enhancements

Stock with no ecological enhancements Stock with ecological enhancements
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Leadership in sustainability
Catalyst is one of the longest serving SHIFT landlords, 
having originally undertaken accreditation in 
2009. Over time, it has become one of the leading 
sustainable housing associations in the UK. It has 
achieved excellent environmental performance 
through commitment from its Board and Executive 
Team to become a sustainable housing provider, 
whilst also committing resources to a team. Catalyst 
is committed to building new sustainable homes and 
improving the energy performance of its existing 
properties. They are also providing real innovation 

through its fuel poverty fund as well as tackling some 
difficult projects such as those around communal 
heating efficiency. 

Stephen Edwards, Catalyst’s Sustainability Manager, 
says: ‘This commitment to having sustainability run 
through the organisation and delivery for residents 
has all been aided by SHIFT, giving us opportunities 
to network with other landlords and compare 
ourselves to our peers to spur on innovation and 
improvement.’

As well as providing space for 
recreation, mental wellbeing and  
green spaces, biodiversity provides 
a number of services for residents. 
These include flood attenuation, 
cooling during heat waves, air 
quality improvement, carbon 
sequestration and food production. 

The chart represents the 
percentage of housing stock that 
benefits from a range of ecological 
enhancements including wildlife 
planting, bird feeders, nesting 
boxes, organic grow your own 
schemes and green roofs. We 
estimate that only 17% of landlord 
managed properties have an 
ecological enhancement.

SHIFT will assess biodiversity using the newly developed “natural capital”14 
methodology which captures the multiple human benefits of green spaces

the percentage of landlord-managed 
properties with ecological enhancement17%
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15 Department for Environment, Food & Rural Affairs (2012). Available at: https://www.gov.uk/government/statistics/local-authority-collected-
waste-management-annual-results

Carrots and sticks
This report has presented the 
overall ratings for the sustainability 
of the sector based on SHIFT 
methodology. Where possible 
the data has been compared to 
data from other sectors. Each 
section from energy efficiency 
to biodiversity has been given a 
percentage score of its overall 
sustainability. But how can this be 
translated into action?

Progress has been made by multi-
tenure landlords on reducing their 
emissions from gas, electricity and 
fleet. However, the sector has a 
Scope 3 problem. 

1. All housing organisations 
and their supply chains 
should begin to record 
and report their Scope 3 
emissions in commuting, 
business travel and homes. 
In addition we recommend 
that institutional investors 
demand carbon and 
sustainability reporting from 
borrowers.

The multi-tenure landlord model 
is growing. This has serious 
implications for the UK’s carbon 
targets and commitments. The 
sector is still heavily fossil fuel 
dependent.

2. The Government needs 
to show leadership on 
housing standards with a 
policy objective to decouple 
the sector’s growth from 
emissions.

3. All bodies that receive public 
money for housebuilding 
should be mandated to 
report and reduce their 
emissions from construction.

Robust retrofit 
For a number of years, multi-tenure 
landlords and local authorities have 
led the way in terms of energy 
efficiency, but retrofit continues 
to be new build’s poor relation. 
Implementing recommendations 
from The Bonfield Review, Each 
Home Counts, should go some 
way to rectifying this, but more 
needs to be done – especially in 
the private rented sector where fuel 
poverty is now a growing issue. 

4. Suppliers and industry bodies 
must begin comprehensive 
re-skilling of work forces to 
deal with the demands of 
complex retrofit.

Tackle overheating
Alongside the usual considerations 
of aspect, orientation and shading, 
demographic management should 

What’s next for multi-tenure 
landlords?

49% Average

Sustainable (%) 78% 80% 20% 91% 46% 11% 17%

Issue
Energy  

efficiency
Flooding Overheating Water Waste Transport Biodiversity

be understood from the outset – for 
example, older or more vulnerable 
residents should not be living in 
single aspect properties.

5. Those developing new 
homes should allocate extra 
resources at the design 
stage to understand the 
overheating risk .

Provide infrastructure 
to residents
The generation of household waste 
is a stubborn problem that is not 
being addressed. England in 2015 
had a recycling rate of 43.9%15 – 
the first time rates had dropped. 
Wales has a recycling rate of 61%. 
The Welsh Assembly has adopted 
statutory targets for recycling with 
local authorities given targets of 
70% by 2025 - in England this target 
is 50% by 2020. 

6. Local authorities, landlords 
and housebuilders must 
make recycling as easy as 
possible for occupants.

Air quality has risen up the agenda in 
recent years – a recent World Health 
Organisation report stated that 
people in the UK are 62 times more 
likely to die from air pollution than 
people in Sweden. Local authorities 
and housebuilders must be more 
proactive in promoting sustainable 
transport. Continued over

https://www.gov.uk/government/statistics/local-authority-collected-waste-management-annual-results
https://www.gov.uk/government/statistics/local-authority-collected-waste-management-annual-results
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7. Housebuilders, alongside 
local authority planners 
should be building new 
homes that encourage 
changes to sustainable 
transport. Contributions 
to local public transport, 
cycling stores and lanes,  
car sharing and car clubs 
should be priorities.

Take a green infrastructure 
approach 
Biodiversity will always prove 
difficult to measure. However, 
as natural capital becomes an 
increasingly valid way of measuring 
biodiversity, organisations should 
take a Green Infrastructure 
approach, treating it as an additional 
asset within their portfolios. Green 
infrastructure can reduce air 
pollutants such as nitrogen dioxide 
by 15 per cent, particulate matter by 

23 per cent and reduce the urban 
heat island effect16. 

8. All landlords and 
housebuilders should 
develop organisational 
level biodiversity and green 
space targets for both 
new build and estate wide 
refurbishment schemes 
and recognise their green 
infrastructure as assets.

16 Cross River Partnership, Green Capital: Green Infrastructure for a future city (2016). Available at: https://www.london.gov.uk/sites/default/files/
green_capital.pdf

England, Scotland, 
Wales and Northern 
Ireland – The Policy 
Gap

The Review has focused on data from SHIFT landlords. In 2016 this 
represented landlords in both Wales and England with SHIFT having 
gained its first Scottish landlord in 2017. We hope more will follow. 

Both Scotland and Wales represent progressive sustainability 
programmes that are not only producing a better environment 
now, but which will future proof housing for future generations.. 

The table below provides an at-a-glance view of the policy 
differences in each country:

SAFE AS HOUSES 
Sustainability of the social housing sector

England Scotland Wales
Northern  
Ireland

Energy  
efficiency

MEES as of April 2018 EESSH  
(for social housing)

Resource Efficient 
Wales (no policies)

Sustainable Energy 
Programme

Climate  
change

The Climate Change 
Act 2008 (applies to 
entire UK) 

Scottish Climate 
Change Adaptation 
Programme (2014)

Wellbeing for Future 
Generations Act

Climate Change 
Adaptation 
Programme (2014) 

Waste Waste Framework 
Directive: 50% of 
household waste to 
be recycled by 2020

Zero Waste Plan 
(2010): 70% recycling 
by 2025  

Towards Zero Waste 
(TZW): Zero waste by 
2050

Waste Management 
Strategy, and  60% 
LACMW recycling 
target by 2020

Renewable 
Energy

The Renewable 
Energy Directive 
(2009): 15% of  
UK energy from 
renewables by 2020

Routemap for 
Renewable Energy in 
Scotland: 

 ‘A Low Carbon 
Revolution’ (2010)

Renewables 
Obligation
(Renewable Heat 
Incentive on hold)

Housing 
standards

Building regulations Scottish Housing 
Quality Standard (only 
for social landlords 
and local authorities); 
Tolerable Standard

Welsh Housing 
Quality Standard (only 
for social landlords)

Decent Homes 
Standard

Available at: https://www.london.gov.uk/sites/default/files/green_capital.pdf
Available at: https://www.london.gov.uk/sites/default/files/green_capital.pdf
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Our mission is for 
every home to 
encourage more 
sustainable lives.

We work with housing 
providers across all tenures, 
local authorities, central 
government and the supply 
chain to reduce fuel poverty 
and improve sustainability in 
the housing sector.

Find out more. Take Action. Be part of the change
020 8973 0429 / info@sustainablehomes.co.uk 
www.sustainablehomes.co.uk
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