SUMMARY & KEY TAKEAWAYS

This report examines some of the key issues around the
topic of housing in Wales. At the Centre for Welsh Studies,
we believe that it is crucial for policymakers to address the
housing needs and shortage across the nation through a
more holistic and inclusive perspective. While building more
quality and sustainable homes is absolutely mandatory, we
also argue that greater political imagination and dynamism,
along with a better relationship with other key stakeholders
in the sector, are necessary for the delivery of opportune
housing solutions. Taking the ongoing pandemic into
account, as well as the economic situation and needs of
younger generations, are pivotal for building a brighter and
promising future for Wales. In brief, our report recommends
the following:
• To consider housing policy as intrinsically connected to
other major public policy areas, like labour and city
planning. As recent polls remind us, housing matters
cannot be considered without addressing issues around
work and unemployment, intergenerational social mobility,
city and town planning, rural affairs, geographical diversity
and decentralisation. Re-thinking and repurposing urban
centres and high streets as liveable again should be part of

the conversation, and an invitation for different
stakeholders (Welsh Government, local authorities, land
and property owners, architects, businesses, developers,
landlords, etc.) to come together in the search of sound
proposals for the future of Welsh town centres.
• Policymakers should focus on securing better housing
opportunities and access to younger adults. This is not only
a matter of historical justice towards that generation, but
also incredibly important for Wales’ necessity to retain and
attract younger people to settle and build a wholesome
and rewarding life here. Addressing the overwhelming rise
in house prices, as well as the low salaries, job insecurity
and high unemployment among under-35s across Wales
should be part of that conversation too.
• In fact, over the last two decades, Wales has witnessed a
decline of over 20% in 25 to 44-year-olds who are owneroccupiers. Equally, the median house price to earnings
ratio in Wales stands at 5.74 (ONS), while Nationwide found
that the same ratio for Welsh rst time buyers stood at 4.2
in the fourth quarter of 2020, having increased from a
quarterly average of 2.5 during the 1990s. All of this, in the
context of the ongoing pandemic, with younger adults and
people in low skilled jobs suffering the biggest impact,
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stresses the need to think of, and implement, a meaningful

housing policy that supports social mobility, aspiration,
liveability and intergenerational justice.
• Alongside the above, at the Centre for Welsh Studies, we
insist on abolishing the Land Transaction Tax (LTT)
altogether, but especially for rst-time buyers. It is the
most meaningful and unambiguous way of helping people
to buy a home of their own if they have that ambition.
• Wales’ Help-to-Buy scheme raises a few problems for rsttime buyers, mostly in relation to individual choice and
aspiration. It is notable that the £250,000 cap for the
scheme is below England’s £600,000, thus sending a very
clear anti-middle class, anti-aspiration message to the
public. Besides, limiting the scheme to new properties
from registered builders only has a great impact on the
competitiveness and array of options for buyers.
• Changing negative attitudes held against developers and
landlords is important for moving towards better and more
democratic housing policy-making in Wales. Welsh
policymakers must strive to build healthier relationships
with other stakeholders in the sector; they all contribute
meaningfully to solving issues around the housing supply
base in Wales. This is why supporting the NRLA’s campaign
for a Welsh Housing Survey, as well as their demand for
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greater accountability in the Rent Smart Wales scheme, is

pivotal. Unquestionably, dispersion of power and decisionmaking is important for democracy and progress.
• Our report recognises that the private renting sector (PRS)
provides exibility, mobility and additional choice for many.
Equally, renting offers homes to those who are still unable
to buy or nd a property, thus complementing the high
demand for housing in Wales and the UK as a whole. This
is why the PRS should be championed as an integral part
of a healthy and dynamic housing sector in Wales in
tandem with supporting people’s ambitions for
homeownership.
• Finally, reducing the complexity and costs of building is
essential in order to make Wales a more attractive place for
developers to do business. A society that is open to
working with others is one that is willing to take risks,
reinvent itself, embrace new ideas and nd innovative and
appropriate solutions. A post-pandemic Wales demands
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such approach.

