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18 November 2025 

Dear Cabinet Secretary, 

Earlier this year, our three organisations commissioned independent academics from the 
University of Sheffield, the University of Liverpool, and Sheffield Hallam University, to develop 
the research paper Affordable Housing Need in Scotland Post-2026. This is the third such 
iteration of this work, and it estimates the number of new affordable homes Scotland will 
require in the next parliament to begin reducing affordable housing need. 

The research is clear – if there is not enough investment to deliver at least 15,693 affordable 
homes every year of the next parliament, then housing need will continue to increase. This will 
mean more homelessness, more people stuck on social housing waiting lists, more people 
trapped in homes that do not meet their needs. We need that investment to start in 2026-27. 

The research provides three scenarios for tenure mix (70% social:30% other affordable; 75:25; 
100:0), and three inflation scenarios (3.66% - construction inflation for 2024; 5.5% - average 
construction inflation for 2019 to 2024; 8.65% - continuation of recent increases in average 
AHSP grant per home). 

The assessment is that the estimated annual cost for delivery on the scale needed would be 
£1.64bn annually – with different inflation scenarios putting the five-year programme at a cost 
of between £8bn and £9.2bn. For a 75% social rented programme at the central inflation 
scenario of 5.5% per year, we estimate a total cost of £8.2bn over the parliamentary term – a 
significant increase from the approximately £3.5bn committed over each of the last two 
parliamentary sessions, and the £4.9bn over four year committed to in the Cabinet Secretary’s 
Housing Emergency Action Plan.  

However, there is no likely scenario in which the cost of building will decline – this investment 
will never get cheaper, and the cost of not investing is vast. While we recognise the difficult 
choices involved in setting budgets, we must be clear that this is an investment that the 
government simply has to make – providing people with a safe, warm, secure place to call home 
will help the government to meet every one of its ambitions across child poverty, climate 
change, growing the economy, and on improving public services. 

Conversely, failing to make this investment simply means planning for increased homelessness, 
and all the associated costs to the public purse of that policy failure. Given your extensive 
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experience across government, in health, housing, social justice, and local government, you will 
know better than most the value of making investment in social housing. 

As you look to set the Scottish Government’s budget for 2026-27, we would greatly value the 
opportunity to discuss this key ask with you in the coming weeks, to further explain the context 
behind the research paper, and the importance of making the investment that the research 
demands. 

We very much look forward to your response. 

Best wishes, 

Alison Watson, Director, Shelter Scotland  

Callum Chomczuk, National Director, Chartered Institute of Housing Scotland 

Richard Meade, Chief Executive, Scottish Federation of Housing Associations 

 


