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Introduction
Another year, and it’s hard to believe we’re back with our latest 
edition of the NIFHA Sector Global Accounts. 2025 - a year defined 
by the unknown, as we began the first year of the new Executive’s 
Housing Supply Strategy. This was to give the sector long term 
confidence, but corresponded with uncertainty, particularly around 
government funding and how delivery would be achieved. Further 
unknowns, such as whether schemes would get wastewater 
connections or planning permission has made delivery of new 
housing a series of multiple obstacles to overcome.

Our 2024-25 Sector Global Accounts for social housing in 
Northern Ireland provides a comprehensive financial and 
operational overview of a sector navigating significant 

challenges, including reduced capital funding, increasing high 
demand, and the need for substantial investment in existing stock 
quality and energy efficiency. Our Sector Global Accounts for 
2024-25 aims to provide transparency and inform stakeholders 
about the sector’s financial performance and future resilience.

These sector accounts offer a detailed analysis of the aggregated 
financial data from registered social housing providers operating 
in Northern Ireland for the financial year ending March 31, 2025. 
The primary aim is to assess the sector’s financial health, viability, 
and capacity to deliver on its core mission of providing safe, 
affordable, and sustainable homes amid an ever growing and 
persistent housing crisis affecting Northern Ireland.

Housing associations continued to demonstrate their reliability 
as partners to government and private lenders with the 
successful delivery of targets for 2024/25. Our starts for this 
period were 1,504 (target of 1,500) and completions were 1,410 
(target of 1,400). This has resulted in a total of 62,670 homes 
owned and managed by the 19 registered housing associations 
and a 3% increase in the provision of new homes for Northern 
Ireland. While delivering on targets is positive, it still falls short 
of the annual average of 2,200 homes required over the next 15 
years if we are to deliver on the Housing Supply Strategy target 
of at least 33,000 new social homes. It’s clear some things have 
to change, but change must come through genuine partnership 
with the sector, not by imposing greater risks on housing 
associations. The need for action is made all the more necessary 
with the number of applicants on the social housing waiting 

list reaching a 20-year high of 49,083 households as of March 
31, 2025.

Co-Ownership continues to deliver, with 886 new homes 
secured in 2024/25. At a time of growing housing need and 
increasing costs that price many out of home ownership, this 
fantastic resource enables hundreds of people annually to 
achieve their dream of owning a home while at the same time 
helping address the shortage of affordable housing.

As a sector we now employ 3,459 staff, up 99 on last year and 
subsequently contributing £99m in wages and salaries directly 
into the local economy with many more jobs sustained via third 
party service providers to the sector. As a consolidated sector, 
we’re right up there with the major private sector organisations 
in Northern Ireland in terms of workforce and economic activity.

This is our fourth year publishing our Sector Global Accounts in 
partnership with Sumer NI and our thanks to Brian Clerkin and 
his team for helping us prepare our report and its findings. I hope 
you find it a reliable and informative source of financial insight 
relating to a core sector that not only continues to build great 
homes under increasing pressure, but enhances and sustains the 
lives of thousands of people.

Finally I want to take this opportunity to thank all of our 
members for the continued services and work they have 
provided over the past 12 months that genuinely make a 
positive impact on people and communities all over Northern 
Ireland, we truly are a unique sector that continues to deliver 
meaningful change.

Seamus Leheny | Chief Executive
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2025 SECTOR  
GLOBAL  
ACCOUNTS

DELIVERY & NEW SUPPLY

FINANCIAL PERFORMANCE

1410

465m

8.19m

11%

New Social  
Homes Completed

Annual Underlying 
Turnover*

*excluding Co-Ownership first tranche sales

Increase in Overall 
Surplus

New Homes  
on Site

Increase in Underlying 
Operating Surplus*

The Year in Numbers
FINANCIAL YEAR 24/25   
A YEAR OF GROWTH AND RESILIENCE

1504
886

New Homes Provided  
Through Co-Ownership
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SIZE OF SECTOR

EMPLOYEES & COSTS

BORROWING & GEARING

3,459

62,670

1.763bn

£34,755

5.42bn

32.9%

9%
Total Staff

Homes Owned & Managed

Total Borrowing Invested

*excluding Co-Ownership first tranche sales

Average Staff Cost

Fixed Assets

Increase in Underlying 
Operating Costs*

Gearing

FINANCIAL YEAR 24/25   
A YEAR OF GROWTH AND RESILIENCE
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Update from 
the Regulator

Regulatory Judgements
Rating 1:

Rating 2:
Assessment  

not finalised:

The Department for Communities 
(the Regulator) is concluding the 
2023/2024 Regulatory Judgements, 
following assessment of registered 
housing associations (RHAs) against the 
Regulatory Framework. Judgements 
and key performance reports have 
been published for most RHAs, with 
the majority demonstrating strong 
compliance with Regulatory Standards.

70%

10%

20%

Abbeyfield & Wesley Housing, EROSH Accreditation
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RHAs continued to maintain essential 
services and manage risks effectively.

Ark Housing, Downshire Road Development

D espite ongoing challenges, including high interest rates, 
inflation, and skilled labour shortages, RHAs continued to 
maintain essential services and manage risks effectively. 

The ongoing issue of reduced contractor capacity hindered some 
RHAs in meeting maintenance targets. Nevertheless, the sector 
again showed its resilience in meeting tenant needs.

We are pleased to report that responses to our periodic surveys 
strongly indicate that RHAs remain aware of the importance of 
identifying, managing and monitoring damp and mould cases 
within their stock. In the main, RHAs continue to take a proactive 
approach by developing policies and procedures to address 
damp and mould and providing regular updates to their boards. 
RHAs continue to run events and initiatives to help tenants 
prevent damp and mould and report concerns to their landlords. 

Our revised Framework came into effect on 01 April 2024 and 
aligns broadly with those in England, Scotland, Wales, and the 
Republic of Ireland. Significant progress has been made in 

implementing recommendations from the recent review. Most 
recommendations have been fully or substantially implemented, 
although a few require longer-term consideration. 

The Stakeholder Reference Group, set up to act as a sounding 
board during the review, and comprising RHA Chief Executives 
and sectoral organisations, met twice during 2024/25. It 
continues to serve as a valuable platform for sharing best 
practice and exchanging views on emerging issues.

Looking ahead, we plan to commence work on a sector risk 
profile in early 2026. The purpose of this exercise is to provide 
a framework to help RHA boards form a better understanding 
of the strategic and other types of risks faced. It should also 
help shape the Regulator’s thinking about its engagement 
with the sector and the assurance it requires in relation to 
regulatory compliance.

The Housing Regulation Branch I Department 
for Communities
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The housing association sector in Northern Ireland grew 
this year, both in terms of turnover, operating surplus 
and assets under management.
As of 31 March 2025, housing associations own and 
manage 62,670 social and affordable homes in Northern 
Ireland representing an increase of 1,832 units (3%) 
on 2024. The sector has achieved a turnover level of 
over £500m and generated a surplus of £75m (which it 
reinvests in its housing stock). The sector also increased 
its headcount and directly employs 3,459 full-time 
equivalent (FTE) staff and also supports a significant 
number of other jobs in the Northern Ireland economy.

In the year to March 2025, the economy continued to 
be impacted by above trend interest rates and levels of 
inflation. The housing association sector has not been 
immune to these pressures and has faced higher material 
and labour costs as well as increased interest costs 
when refinancing or obtaining new loans. Despite these 
challenges, the rental income, which housing associations 
use to fund borrowing and maintenance, is subject to 
inflation-based increases. Furthermore, rents which can 
be funded by benefits have also been uprated in line with 
inflation. Overall, rent increases have mitigated the impact 
of rising operating costs enabling associations to generate 
surpluses to fund investment in new and existing housing 
stock. 

The sector has also benefitted over recent years from 
carrying forward a high level of fixed rate financing, 
some of which was either undrawn or drawn down and 
placed on deposit last year. However, it is clear that over 
the last 2 to 3 years gearing levels have increased and 
the sector is now relying on drawing down new debt at 
higher rates and often for shorter durations to fund new 
developments. 

Looking forward, the proposed reduction in HAG rates 
will increase reliance on private funding sources and will 
further increase gearing levels. Further commentary is 
provided in these accounts. 

Operating performance
In 2024/25, the sector navigated through continued 
inflationary and interest rate pressures to deliver a strong 
set of results. The consolidated results set out below include 
first-tranche sales by Co-Ownership Housing. 

Operating and Financial Review
Overview

Consolidated Income & 
Expenditure Account

2025
£’000

2024
£’000

Variance
24 - 25 %

Turnover 500,837 452,517 11%

Operating Costs (388,003) (353,047) 10%

Operating Surplus 112,834 99,470 13%

Profit on Sales of Assets 756 6,378 (88%)

Interest Receivable 7,290 6,903 6%

Interest Payable (50,180) (44,719) 12%

Other Costs 4,768 (755) 531%

Surplus for the Year 75,468 67,277 12%

St Matthew’s Housing, Bryson Parochial House
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If the first tranche sales by Co-Ownership are removed 
from the income and expenditure account, the underlying 
turnover increased by £40.9m (10%) with an underlying 
increase in operating costs of £30.1m (9%) compared 
to the prior year. This resulted in an increase in the 
underlying operating surplus of £10.9m (11%) from £94.5m 
to £105.4m. 

The table opposite shows both the headline and 
underlying operating surplus and the related % margins. 

Underlying turnover has increased by 11% over the last 
12 months. This increase is due to inflation related rent 
increases in year across the sector. These have ranged 
between 6% to 8% for individual housing associations. 
Turnover has also increased as a result of an increase 
in NI social housing stock in the year from 60,838 to 
62,670 units (3% increase). Adjusting for the increase 
in housing stock in year, the average per unit increase in 
rent has been approximately 7.8%, up from around £99.10 
per week to £106.87 per week. The majority of housing 
associations based their rent increases on a “trailing” CPI 
basis, i.e. the rental levels for 2024/25 were calculated on 
CPI levels in place in late 2023 and early 2024 when CPI 
was running as high as 6.6%. 

The rate of increase is also comparable to the increase 
for tenants of Northern Ireland Housing Executive (NIHE) 
properties. NIHE increased rents by 7.7% in 2024/25. 
These increases mirror the uprating of related benefits 
available to many tenants, for example, Universal Credit 
rates were uplifted by 6.7% for 2024/25. 

The level of voids in the year for the sector totalled £8.9m, 
an increase of 4.6% on the previous year. Income lost 
through void properties in the year represented 1.8% of 
total revenue, down from 1.9% in the prior year (as a result 
of the overall turnover from rents increasing in year). 
The level of voids varies significantly and is dependent on 
factors such as housing type (i.e. general needs versus 
sheltered accommodation) and property location. 

Operating Performance  
- Underlying Operating Surplus

2025
£’000

2024
£’000

Movement
24 - 25 %

Turnover 500,837 452,517 11%

Co-Ownership First 
Tranche Sales (35,664) (28,280) (26%)

Underlying Turnover 465,173 424,237 10%

Operating Costs (388,003) (353,047) 10%

First Tranche 28,182 23,300 (21%)

Underlying 
Operating Costs (359,821) (329,747) 9%

Operating 
Costs/ Turnover 77.47% 78.01% (1%)

Underlying 
Costs/ Turnover 77.35% 77.72% (0%)

Operating Surplus 112,834 99,470 13%

Operating Margin 22.53% 21.94% 3%

Underlying Surplus 105,352 94,490 11%

Underlying Margin 22.65% 22.23% 2%

£106.87
Average Weekly Rent  

(GN & Sheltered)

£5.7bn
Total  

Assets

10%
Increase in 

Underlying Turnover*

On an underlying basis, operating costs have increased 
by approximately 9%. This is due to the growth in new 
housing stock and the ongoing impact of inflation in staff 
costs and material costs throughout the year. 

*excluding Co-Ownership first tranche sales
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Image caption to be placed hereRural Housing, Brook Court

Maintenance costs increased to £65m in 2024/25, an 
increase of £7m (12%) on the year to 31 March 2024. These 
costs comprise £24m of planned and cyclical maintenance 
and £41m of reactive maintenance. This equates to a 
total spend per unit of £1,036. For planned and cyclical 
maintenance, the spend per unit was £386.26, an increase 
of £86.66 per unit from the prior year. For reactive 
maintenance, the spend per unit was £650.45, an increase 
of £186.46 per unit. These costs exclude capitalised 
improvements. These are reflective of the increased 
labour and material costs experienced during the year. 

The underlying operating surplus increased to £105m, 
representing an 11% increase on the prior year. The 
underlying margin of 22% is consistent with prior years. 

As noted in previous years, the sector and its public sector 
funders are still struggling to address the extent to which 
“general needs” housing activities are supporting and 
cross-subsidising the sector’s other “non-general needs” 
activities. 

The sector has managed its financial resources, and in 
particular its debt facilities and cash reserves, extremely 
efficiently since 2020. In the early part of this decade, 
it took advantage of historically low interest rates to 
refinance a significant proportion of its private sector 
funding requirements at fixed rates. It entered 2024/25 
with a high proportion of its debt at fixed rate, with a 
reasonable albeit reducing level of undrawn facilities 
and approximately £179m of funds on deposit. This had 
insulated the sector to a large extent from the higher bank 
rates in place over the past number of years. However, 

some of these older facilities have been refinanced 
during 2024/25 and some of the short-term Revolving 
Credit facilities used to fund the working capital costs of 
development schemes have also been converted into 
long term debt. The £5m increase in interest paid during 
the year compares with only a small increase in interest 
received of £0.4m, giving a net interest payable increase 
of £5m. 

The housing association sector is a major employer in 
the Northern Ireland economy. During 2024/25, the 
sector employed an average of 3,459 staff. Staff salaries 
contributed £98.6m to the local economy, an increase 
of £8.2m on the previous year. This increase was due to 
more staff being employed and salary increases. 

Staff costs, including employers’ national insurance 
contributions (NICs) and pension contributions are one of 
the main contributors to the sector’s cost base. During the 
year total staff costs have increased by £9.6m to £120.2m. 

Average staff numbers have increased by 99 over the 
past 12 months which highlights that housing associations 
have had some success in filling vacant posts which we 
highlighted in prior years. Housing associations will need 
to strike a balance between managing this increasing cost 
base and also ensuring they can retain staff to provide 
primary activities for their tenants. Further increases to 
staff costs are expected in 2025/26 with the increase in 
rates for employers national insurance and an increase 
in the National Living Wage, both of which were effective 
from April 2025. 
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Balance Sheet Position - Consolidated Balance Sheet

2025 / £’000 2024 / £’000 Variance 24 - 25 %

Tangible Fixed Assets

Housing Properties 5,302,157   4,968,882 7%

Investments 70,584 59,014 20%

Other Tangible Fixed Assets 46,464 40,228 16%

Total Fixed Assets 5,419,205   5,068,124 7%

Current Assets

Stock 18,316 13,812 33%

Debtors 169,368 141,801 19%

Short Term Investments 107,746 119,395 (9%)

Cash 70,215 59,627 18%

Total 365,645 334,635 9%

Creditors - < 1 year (446,172) (391,843) 14%

Net Current (Liabilities) / Assets (80,527) (57,208) 41%

Total Assets Less Current Liabilities 5,338,678 5,010,917 7%

Creditors - > 1 year (4,448,297) (4,190,566) 6%

Pension Asset/ (Liability) 4,507 4,740 (5%)

Total Net Assets 894,888 825,090 9%

Total Reserves 894,888 825,090 9%

£267m 
New Loan Finance

£99m
Wages & Salaries

£133m  
Operating Cash Flows



Demand for social housing continues to rise year on year, 
as a result more associations are developing housing 
schemes on a regular basis. The trend has continued for 
associations to undertake large sized housing schemes. 
The economies of scale from large scale developments 
can help protect associations from cost inflation. Larger 
schemes also provide more opportunities for mixed 
tenure and create a greater pipeline of schemes in 
development as they are multi-year projects. 

In 2025, net housing assets increased by £333m (7%) to 
over £5bn. 

Housing associations brought 1,832 units* into use during 
2024/25 compared to 1,467 units brought into use in the 
prior year. As noted above, housing associations have 
continued to develop schemes during the year. The value 
of properties under construction increased by £23m to 
£590m in 2025, representing 11% of the total value of 
housing properties. This reflects the continuing trend of 
larger housing schemes but also highlights delays faced 
by housing associations during development in relation to 
planning, supply issues and infrastructure delays relating 
to road, water and electricity connections. 

It is also likely that recently announced changes to 
Housing Association Grant (HAG) rates will impact on 
the levels of development by housing associations. The 
changes will mean that the average grant rate will reduce 
from 54% of the total cost of a new development to 
46%. These changes will mean that housing associations 
will need to reassess the financial viability of schemes 
currently in the pipeline. 

Debtors have increased by £28m (20%) to £169m, this 
increase is driven by an increase in HAG receivable due 
to the timing of receipts. In relation to rental debtors, 
the level of rental debtors before provisions for bad and 
doubtful debts increased by £4m to £28m. This was driven 
by an increase in technical debtors as non-technical 
debtors decreased marginally by £385k. Technical debtors 
are those rental payments covered by Universal Credit, 
Housing Benefit and Supporting People payments. The 
increase in rental debtors has resulted in a small increase 
in the provisions for bad and doubtful debts. 

Cash and cash equivalents (short term investments) have 
decreased marginally from £179m to £177m. Whilst there 
was a decrease in short term investments in 2025, there 
was a corresponding increase in cash. 

Total creditors (short term and long term) increased 
across the sector by £312m (7%) to £4.89bn. This reflects 
the overall growth in the asset base of the sector. 
Borrowing from lenders and HAG make up the largest 
credit balances in housing associations. 

Borrowing remains the main source of finance for the 
sector. At the end of the 2025 financial year, the level of 
debt increased 12% from the previous year to £1.76bn. 
The five largest housing associations have also reported 
facilities committed and undrawn at year end of £253m.

HAG balances increased by £116m to £2.85bn which 
reflects the increase in housing assets during the year. 

The proportion of housing associations’ housing 
properties (net book value) that are funded by HAG 
was 54% at the year end compared to 55% in the prior 
year. This continues a long-term trend in a reduction 
of the proportion of housing properties funded by HAG. 
By comparison, in 2018, 60% of the net book value of 
housing properties were funded by HAG. In light of recent 
announcements regarding grant rates, this declining trend 
may continue. 

The sector continued to report pensions in an asset 
position. This continued the recent trend of bond rates 
remaining high. However, the housing associations’ 
actuaries continued to adopt a similar approach to the 
prior year whereby the pension asset was either not 
recognised or recognition restricted in the financial 
statements. At the end of the 2025 financial year, 
associations reported unrecognised pension assets of 
£92m. 

Overall, the total capital and reserves of Northern Ireland 
housing associations have risen by 9% to £895m. 

Rental Debtors
2025 / £’000 2024 / £’000 Variance 24 - 25 %

Rental Debtors Gross - Technical 18,047 14,006 29%

Rental Debtors Gross – Non-Technical 10,439 10,824 (4%)

Provisions for Bad and Doubtful Debts (6,775) (6,580) 3%

21,711 18,250 19%

*this comprises of new starts plus Co-Ownership sales minus Co-Ownership buy outs12	 Sector Global Accounts 2025



Cashflow and Debt Management Analysis - Cashflow Analysis

2025 / £’000 2024 / £’000 Variance 24 - 25 %

Net Cash Inflow from Operations 132,535 134,043 (1%)

Returns on Investments

Investment Income Received 7,371 5,689 30%

Interest Paid (51,537) (46,295) 11%

Net Cash on Investments (44,166) (40,606) 9%

Investing Activities

Housing Capital Expenditure (466,357) (437,497) 7%

Capital Grants Received (net) 154,376 185,127 (17%)

Purchase of Other Fixed Assets (11,146) (7,905) 41%

Disposal of Housing 47,275 49,196 (4%)

Other Adjustments 99 440 (78%)

Net Cash from Investing Activities (275,753) (210,639) (31%)

Financing

Loan Repaid (80,283) (73,998) 8%

Loan Issued 266,606 174,197 53%

Net Cash on Financing 186,323 100,199 86%

Movement on Cash and Cash Equivalents (1,061) (17,003) (94%)

Operating cash flows declined marginally 
by 1% to £133m in 2025. This continues 
the long term trend of operating surpluses 
exceeding £100m per annum. 
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In cash terms, the sector continued to invest in housing capital 
expenditure and spent £466m on developing and improving 
its housing assets during 2024/25. The sector has spent over 
£1.26bn in cash over the past three years, in addition to increased 
maintenance spend in recent years. Investment in housing stock 
is funded from three main sources: operating surpluses from 
existing activities; government financing from capital grant 
(HAG); and private sector borrowings.

Operating cash flows declined marginally by 1% to £133m in 
2025. This continues the long term trend of operating surpluses 
exceeding £100m per annum. 

In 2025, new loan facilities drawn down increased by 53% to 
£267m. This reflects a combination of housing associations 
drawing down previously undrawn facilities from the prior year 
and putting in place new facilities in light of the reduction in 
interest rates during the 2025 financial year. As noted above, 
private sector borrowing is one of the main ways of financing 
new housing schemes. 

In real terms, the sector incurred net interest costs of £42.9m 
against net borrowing of £1.58bn with an effective interest rate 
of 2.85%. The increase in interest costs reflects the increase in 
net borrowing in the 2025 financial year. The effective interest 
rate is consistent with the prior year rate of 2.84%. This is in the 
context of a Bank of England base rate of 4.5% on 31 March 2025 
compared to 5.25% on 31 March 2024 and reflects the ongoing 
wisdom of fixing large proportions at historically low rates in the 
earlier part of this decade. 

£186m
Increase in  
Underlying  
Borrowings

Average  
Borrowing Per 
Social Housing Unit

£27,980

Grove Community Housing, Halloween Event
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Borrowing has increased during the 2025 
financial year by 12%. The sector now has 
borrowing totaling £1.76bn. The increase in 
borrowing due for repayment in less than 
one year is mainly attributable to one large 
housing association putting in place new 
revolving credit facilities which are repayable 
within one year. 

The increase in borrowing due within 1 to 
2 years is primarily due to two other large 
housing associations increasing the amounts 
drawn down in multi-year revolving credit 
facilities. Historically, housing associations 
have had little difficulty in “terming out” 
these Revolving Credit facilities through prior 
agreement with their lenders. 

With regards to the sector’s ability to service 
debt interest and in the context of the 
increased borrowing noted above, interest 
cover has increased to 236% from 225% in the 
prior year and has not fallen below 200% since 
2018. The proportion of turnover required to 
meet interest payments remained consistently 
between 9% and 10% over the last three years. 

Gearing (borrowing / total assets less current 
liabilities) has increased to 32.9% from 31.3% in 
the previous year. The profile of borrowing and 
key ratios are summarised opposite.

Co-Ownership, Minister Gordon Lyons MLA with Chair Derek Wilson and Chief Executive Mark Graham

Profile of Borrowing

2025 £’000 2024 £’000 Variance 24-25 %

Less than 1 year 125,651 94,468 33%

1 to 2 years 115,047 57,140 101%

2 to 5 years 182,484 169,706 8%

5 or more years 1,339,778 1,255,202 7%

Total 1,762,960 1,576,516 12%

2025 2024 2023

Gearing (gross debt / total  
assets less current liabilities) 32.94% 31.31% 30.45%

Gearing (gross debt/cost of 
housing properties) 28.13% 26.86% 26.73%

Gross Borrowing /  
Tangible Net Worth 47.06% 44.19% 42.96%

Borrowing per  
social housing unit £27,980 £26,203 £25,086
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Conclusion
The housing association sector has continued to grow 
strongly during the 2025 financial year through increasing 
its asset base and producing strong surpluses to service 
existing debt obligations and to drive future growth. 
Whilst debt levels have increased during the year, they 
remain relatively low compared to other sectors and regions 
within the UK. 

In 2024/25, rent levels continued to increase to mitigate 
the impact of inflation on operating costs. This has resulted 
in an increase in operating margin, continuing the upward 
trend of 2024 after two years of declining surpluses. 

Housing associations have invested in staff during 2025 
through increased staff numbers and wage growth. The 
increased focus on recruitment and retention should assist 

housing associations in continuing to meet increasing 
demand for social housing in Northern Ireland. 

It is anticipated that costs will continue to rise in the 
coming years. Housing associations will need to grapple 
not only with general economic forces such as increasing 
staff and building costs but also with recently announced 
reductions in HAG rates. These factors may result in housing 
associations revisiting the financial viability of planned 
housing developments both on an individual scheme basis 
and also as part of their long-term strategies for the types of 
accommodation they provide. 

Clanmil Housing, Herron Family Home Handover

It is anticipated that costs will continue to rise in 
the coming years. Housing associations will need to 
grapple not only with general economic forces such 
as increasing staff and building costs but also with 
recently announced reductions in HAG rates. 
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Financial Ratios
2025 2024 2023

Growth in Turnover 11% 7% (0.97%)

Growth in Operating Costs 10% 3% 0.45%

Growth in Operating Surplus 13% 20% 6.94%

Growth in Interest Paid 12.21% 19.02% (4.73%)

Growth in Housing Assets (NBV) 6.69% 6.67% 0.07%

Growth in Debt 5.2% 2.8% 6.5%

Growth in Capital and Reserves (Net assets) 8.44% 5.97% 10.55%

Operating Margin 22.52% 21.94% 19.55%

EBITDA Margin 41% 42% 38%

Gearing (Borrowing / total assets - current liabilities) 32.94% 31.31% 30.45%

Gearing (Debt/ Historic cost of HPs) 28.13% 26.86% 26.73%

Gearing (Debt/ Tangible Net Worth) 47.06% 44.19% 41.88%

Average Interest Rate in debt 2.85% 2.84% 2.59%

Interest cover 236% 225% 222%

Interest cover – EBITDA only 413% 423% 421%

Average staff cost (including NIC and Pension) 34,755 32,910 31,680

Average Borrowing Per Unit (£) 27,980 26,203 24,784

Turnover Per Unit (£) 7,992 7,438 7,161

Average Rent Per Week (£) 106.87 99.09 91.66

Voids as % of turnover 1.79% 1.95% 2.21%

Planned and Cyclical Maintenance per unit (£)   386.26 299.60 309.09

Reactive Maintenance per unit (£)    650.45 463.99 421.80

Total Maintenance per unit (£) 1,036.71 763.59 730.89

Consolidated Accounts 2024-2025

The above report was compiled by Brian Clerkin, Amanda McMaw, 
Helen Dodds and the Housing Association team at Sumer NI.

Apex Housing, Tanzania Trip with Children in Crossfire
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2025 saw our sector own and 
manage a total of 62,670 homes 
across Northern Ireland. 

Against the backdrop of a deepening housing crisis that’s 
not only impacting Northern Ireland, but Ireland and Great 
Britain too, our sector has continued to perform well, 

manage risk, invest in properties and develop new housing. Yet, 
at times it’s felt like we’ve had one hand tied behind our back 
due to constant uncertainty around public finances impacting 
Housing Association Grant (HAG) and NI Water. 

A deepening funding crisis at the NI Executive that’s impacting all 
services is now resulting in our sector being asked to carry more 
risk. My problem with this is that I know our sector isn’t fully 
understood by many who simply say housing associations should 
contribute more of their own lending towards the Social Housing 
Development Programme (SHDP). 

In the financial year up to 31st March 2025, housing associations 
completed 1,410 new homes and in total now manage 62,670 
homes, an increase of 3% on the previous year. 886 new 
affordable homes were also provided through Co-Ownership, 
enabling those not eligible or short of enough points for social 
housing to become homeowners.

House prices in Northern Ireland experienced strong 
growth throughout 2024 and 2025, reaching an average of 
approximately £185,037 in Q1 2025 (according to NISRA data) 
and around £215,713 by Q2 2025 (according to Ulster University). 
This upward trend was driven by strong demand, a resilient 
labour market, and a significant lack of housing supply. Prices 
varied across local government districts. In Q1 2025, Lisburn and 
Castlereagh had the highest average prices (around £249,101), 

while Armagh City, Banbridge & Craigavon had the lowest 
(around £190,194). The market outlook remains positive but 
finely balanced. Expectations of further interest rate cuts in  
late 2025 are likely to support demand and affordability. 
However, a persistent lack of new housing supply, partly due 
to issues with water infrastructure and construction sector 
capacity, is a key factor keeping upward pressure on prices. 
Because of the current circumstances, social and affordable 
housing delivery has become a central political and media issue, 
and it will only become more pressing as the waiting list grows 
and is poised to exceed 50,000 people.

In 2024/25, the average private rent in Northern Ireland was 
approximately £865 per month as of July 2025, representing 
a 7.1% increase year-on-year. The pressure on private rental 
tenants demonstrates just how critical social housing is in 
providing affordable secure housing as our average rent for 
2024/25 is nearly £107 per week, basically half of what the 
private rental rates are. Private rents have seen sustained 
upward pressure due to strong demand and limited supply. 
Changes to legislation here now mean private landlords must 
from April 1, 2025, only increase rent once in a 12-month period - 
putting them on parity with social landlords. 

A key consistent message our sector has been making in recent 
years is that housing associations provide affordable rents well 
below private tenancies, but that our properties have much 
more secure tenancies with full maintenance and support 
services. This message may need to be amplified in the year 
ahead due to funding changes for HAG and TCI rates.

A shift in funding models has seen the average government 
grant rate to housing associations for new builds reduced 
to encourage more private finance and innovative 
funding mechanisms.

Forward Outlook and Summary

Newington Housing, Youth Forum
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Looking forward with regards to rent, institutional investment 
in Build To Rent is expected to grow, with major projects like 
the Loftlines development at Titanic Quarter Belfast aiming to 
increase the supply of quality rental properties and professional 
management. The NI Executive’s Housing Supply Strategy seems 
focused on boosting supply and exploring intermediate rent 
schemes (discounted rents at 80% of market rates) to support 
lower-income households. 

Looking towards 2026 and beyond, the sector needs certainty 
around budgets to plan work in a sustainable manner - a key 
priority ask for NIFHA in recent years was the delivery of a 
multi-year budget from the NI Executive. While a multi-year 
budget appears to now be on the horizon for us, it’s yet to 
be determined if the budget itself will be sufficient for the 
ambitions of the Housing Supply Strategy. In recent weeks, our 
sector has been presented with a restructured funding model for 
HAG and TCIs. Not only did this major change occur with minimal 
engagement with the sector, but being implemented on 1st 
December 2025 left many associations desperately trying to get 
schemes approved before the new rates became viable.

The reduction in the average grant rate (from 54% to 46% of 
total cost, and as low as 42% in high housing demand areas) 
makes many projects, particularly in areas like Belfast, Lisburn, 
and Castlereagh, less financially viable and therefore likely to be 
delayed or cancelled. Housing associations will need to secure 
additional private finance to cover the difference and this need 
for increased private finance from housing associations may 
result in increased rents to cover the higher borrowing costs. 
The new build start target for 2025/26 on current budget is 
1,250 with potential to increase to 1,750 depending on December 
monitoring round. The greatest challenge will arise in the SHDP 
for 2026/27 if the HAG & TCI rates remain unchanged and if 
viability of schemes currently in the pipeline does not improve. 
Given that high-need areas like Belfast usually account for 
the largest new-build schemes, a failure to improve viability 
there would make it extremely difficult to achieve the next 
financial year’s minimum target of 2,000 new starts. At the 
time of writing, analysis on the new funding model is ongoing 
but what is clear at an early stage, is that the impact will be 
disproportionate across the eleven different council areas. NIFHA 
and our members will be working with the Department in the 
weeks and months ahead to review the subsidy system for 
Northern Ireland.

The staffing outlook for Northern Ireland in 2026/27 indicates 
a period of modest job growth, persistent skill shortages in key 
sectors, and ongoing pressure on the overall labour market. 
While businesses express cautious optimism, challenges 
remain regarding economic uncertainty and meeting employee 
demands for flexible work. The rapid pace of employment 
growth seen in 2025 is expected to slow down. Local economists 
forecast employee jobs growth to decrease to about 0.4% in 
2026, with a slight rise in the unemployment rate to an average 
of 2.6%. Housing associations continue to highlight difficulties in 
recruitment due to a competitive labour market but the sector 
managed to grow and retain its workforce by 3% while average 
staff cost increased by around 5.5%. 

It is still unclear how the 26 November budget announcement—
raising the minimum wage by 4.1% and increasing rates for 
18–20-year-olds by 8.5%—will affect wage levels in our sector. 
However, it’s worth noting that the vast majority of salaries in 
our industry already sit well above these thresholds due to the 
competitive local labour market. 

The extension of the freeze on National Insurance (NI) and 
income tax thresholds until 2031 will likely impact employers 
through increased payroll costs, greater wage pressure from 
employees, and potential shifts in remuneration strategies. The 
primary impact will be higher costs for employers. As wages rise 
due to inflation, more of an employee’s salary becomes subject 
to employer NICs, and more is taxed at higher rates, because the 
thresholds themselves are not increasing. As a result, our sector 
may face increased pressure to offer higher nominal wage 
increases to maintain staffing levels and real income. 

Housing associations don’t just build and manage houses, they 
provide vital support services to tenants, and programmes 
such as the Supporting People Programme (SP) have enabled 
many people to live independently within our homes provided. 
Unfortunately, the funding for SP hasn’t kept pace with 
inflation for many years and combined with National Insurance 
contribution increases this year, margins are so tight that some 
services are now financially in the red. Addressing this funding 
shortfall urgently, with coordinated action across departments 
including Health, is essential because the current situation 
is unsustainable. NIFHA and members most impacted will 
be working on raising awareness of these issues in the year 
ahead with the objective of acquiring adequate funding to 
safeguard this vital support service for vulnerable housing 
association tenants.

Our sector continues to be committed to tackling fuel poverty 
and to decarbonising housing stock. NIFHA, on behalf of member 
housing associations, is working on a bid to access Financial 
Transaction Capital to support a pilot scheme of fabric-first 
retrofit for housing association properties. Our objective is to 
use this scheme to clearly demonstrate to the NI Executive the 
positive outcomes of investing in social housing retrofit and the 
need for grant funding for deeper and more widespread retrofit 
measures. NIFHA will continue to advocate for parity in grant 
funding for housing association retrofit, aligning support with 
that available to counterparts in the rest of the UK and Ireland. 

Going forward, our sector also requires certainty on 
infrastructure connectivity. NIFHA has taken this issue on 
directly in 2025 via collaborative work with the NI Chamber 
of Commerce and the Construction Employers Federation 
with the publication of a report earlier this year including 
recommendations on how to sustainably fund NI Water. The 
viability of  our wastewater connectivity is in crisis, with the 
outdated and underfunded system at or over capacity in over 
100 areas. This has a severe negative impact on housing, actively 
stalling the construction of thousands of new homes across the 
region impacting many of our members’ new build projects. It’s 
important that as a collective we not only identify and call out 
the problems impacting our sector, but that we also sit at the 
table collaboratively and with solutions - this will continue to be 
our way of working going forward.

NIFHA continues to work with political and government 
stakeholders to highlight the positive impacts our sector 
is delivering across society while profiling the obstacles to 
delivering new homes and services. The next NI Assembly 
election is in May 2027 and ensuring all political parties are 
aware of the challenges faced by housing associations in 
Northern Ireland ahead of the election is a priority for us. This 
work will be achieved through coordinated lobbying, manifesto 
development, direct engagement by the team here at NIFHA and 
with the continued support and collaboration of our members. 
We will ensure your voice continues to be heard.

Seamus Leheny | Chief Executive

© NIFHA / nifha.org 	 19



Front Cover: Ark Housing, Roseville Lunch 
1:	 Choice Housing, St Clares  

Development, Newry
2:	 Abbeyfield & Wesley Housing,  

Positive Ageing Month
3:	 Radius Housing, Ross Street Student Visit
4:	 Alpha Housing, Maintenance Work
5:	 Apex Housing, Shared Housing Programme
6:	 Grove Community Housing, Summer Event
7:	 Apex Housing, Environment and 

Sustainability Officer
8:	 Newington Housing, Home Adaptation
9:	 Danske Bank, Corporate Partner

1 2

4

6 7

9

Northern Ireland Federation  
of Housing Associations

6c Citylink Business Park,  
Albert Street, Belfast, BT12 4HQ

T: 02890 230446 E: info@nifha.org

 ni-federation-of-housing-associations

 @NIFHA

www.nifha.org

Scan the QR code to 
view our list of Housing 
Associations Members

3

5

8

https://www.linkedin.com/company/ni-federation-of-housing-associations/?originalSubdomain=uk
https://twitter.com/NIFHA

