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INTRODUCTION

The Coronavirus pandemic should have been an opportunity
for Welsh policymakers to do things differently. All over the
country, people have died, the NHS has faced
unprecedented pressure, and many companies and SMEs
have closed for good. Equally, the political rhetoric has
become increasingly divisive, and whether directly affected
or not, Covid-19 has almost certainly caused us all an
extraordinary amount of fear and uncertainty.
As such, the past year has also represented a unique
moment for re ection and reassessment. Hardship has led
to average individuals attempting to reinvent and reimagine
their working patterns, their lifestyles and aspirations,
accordingly. This is why it is unfathomable that the current
Welsh Government has not been able to realise that politics,
and indeed, public policy work, cannot carry on as usual.
Political imagination and a boost of hope and aspiration are
what Wales desperately needs; sadly, none of that seems to
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be a priority.

This report is concerned with housing policy in Wales, which
is a fully devolved matter. The UK as a whole, however, has
suffered from a chronic housing crisis since at least the early
1990s. Through a combination of slow building, prohibitive
land prices and a rising population, house prices have soared
way above the UK median wage (Halligan, 2019), thus
making homeownership unaffordable to the majority—
particularly younger adults. The proportion of young
homeowners across Great Britain has fallen substantially
since the mid-1990s (Cribb et al., 2018; see Figure 1). Equally,
over the last two decades, every region and nation has also
witnessed a signi cant decline in 25 to 34-year-olds who are
owner-occupiers, with Wales seeing a drop of over 20
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percentage points in this regard (see Figure 2).

In January 2021, the average UK house price was £249,000,
£17,000 higher than in January 2020, with Wales
experiencing the largest price increase (9.6%) to £179,000
over the last year—a record high for Wales (ONS, 2021b). It is
also worth mentioning that the median house price to
earnings ratio in Wales stands at 5.74 (ONS, 2021a), while
Nationwide (2021) 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 information is worrying, especially during the
current economic crisis. The Welsh rate of unemployment
now stands at 4.5%, and lest we forget, in December 2020,
Wales also reported the highest rise of unemployment in
the UK, with younger adults and people in low skilled jobs
suffering the biggest impact (Welsh Government, 2021a;
Dickins, 2021b). The point here is that the issue of housing—
and as a result, housing policy— does not exist in isolation. It
must be considered in relation to other fundamental
variables pertaining to the human condition, like education,
leisure, mental health, healthcare, and employment, among
others.
The promise of decent housing and of a strong future
economy for Wales has been a constant concern during the
past year, both for the UK and Welsh Governments. How can
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we guarantee a resilient economy post-Covid-19? How can

we offer labour opportunities in the midst of vast
unemployment? And, most of all, how can we encourage
aspiration and hopeful prospects in Wales? Devolution
should be an opportunity for policymakers to start with a
clean slate, to start new conversations on matters that
actually concern the Welsh people, and as a result, a chance
to build a meaningful housing policy that supports social
mobility and liveability. Hence, upholding the idea of making
Wales an attractive place to live, work and play.
The idea of ‘home’ is also at the centrepiece of this research;
the aspiration to own a house is closely linked to how the
concept of home is construed, experienced and/or imagined
by different individuals and communities across Wales. In
fact, understanding what we mean by “home” is key to the
discussion and delivery of effective housing policy. In this
sense, Tucker (1994: 181) indicates that ‘[h]ome is usually a
multi-level structure that combines several single-level
homes, such as an emotional home, a geographical home, a
cultural home etc.’ Such distinctions and variations over
what home may be—or how it might ‘feel’ to be at home—
are important, as they add insight into an apparently
unambiguous term. While ‘house’ and ‘household’ are
components of home, on their own they do not capture the
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complex socio-spatial relations and emotions that de ne

home…’ In other words, ‘a house is not necessarily nor
automatically a home’ (Blunt and Dowling, 2006: 3).
The physicality of home, and indeed, the necessity to own a
physical home, is central to narratives of cultural and social
aspiration in Wales and the UK. Literature on
homeownership teaches us that this practice is strongly
associated with personal and national identity, but also with
social and cultural aspirations around family life, the ideal
home and domesticity (Chapman and Hockey, 1999; Clarke,
2001; Gurney, 1999; Madigan et al., 1990). The alarming
decline of homeownership, especially among young adults
in Wales, the majority of whom nd themselves locked out
of the property market at a time of life when they are
looking to build a family, should concern policymakers who
care about the prospects of a strong Welsh economy after
the pandemic.
Since the 1990s, the UK and Welsh Governments have
continuously acknowledged and committed to xing the
UK’s chronic housing crisis. We welcome the current Welsh
Government’s commitment to support Social House
programmes with an investment of £250m for the Social
Housing grant and £50m for the Optimised Retro t
Programme. Likewise, the additional funds provided for the
Land for Housing Scheme (£10m), building safety regulatory

fi

fi

fi

changes (£3m), adaptions programmes for disabled people

(£12m) and the Local Government Hardship Fund (£206m)
are also necessary and opportune. However, none of this
money will be effective if crucial matters surrounding—and
associated with—housing policy in Wales are not addressed
too.
Of course, house building is important, but building in the
right places and offering quality and digni ed housing is key
too. Despite a rising population, the UK’s housing stock
supply has failed to keep up. As a result, property prices have
soared, and an entire generation of under 35s have become
part of what has become known as ‘generation rent’, instead
of becoming homeowners like most in their parents’ and
grandparents’ generations. We hasten to add that this
report by no means discredits the importance of the private
renting sector (PRS); in fact, it defends it and recognises that
the 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
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homeownership.

Before carefully examining the housing situation for
younger generations and the demonisation of the PRS and
second homeowners, the following chapter offers a needed
brief discussion on housing policy in the midst of the
Coronavirus pandemic. By addressing public opinions,
geographical disparities across Wales and the radical
changes of town centres and high streets as a result of the
current crisis, we aim to offer a few initial re ections and
recommendations in regard to housing. This includes 1) a
greater commitment to localism, 2) strengthening job
opportunities and skill training programmes for the future,
3) reimagining town centres as vibrant places to live and
play, and 4) a willingness to collaborate with private
businesses and developers in search of housing solutions for
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Wales.

REIMAGINING WALES: TOWARDS
AN IMAGINATIVE AND PROBUSINESS HOUSING POLICY POSTPANDEMIC
In response to the COVID-19 pandemic, the Welsh
Government, local authorities and businesses must come
together and rethink new options for housing and urban
development in Wales. A recent investigation by PwC (2021)
surrounding the UK Government’s levelling up agenda
found that ‘housing, jobs and vibrant town centres’ are a top
priority for members of the public. After a year spent at
home in lockdowns, people are unsurprisingly demanding
more commitment from the UK and devolved governments
in matters and needs closer to home and their own local
communities—namely, affordable and quality housing, job
security, healthcare, safety, green spaces and vibrant town
centres.
Pertinent to this report, the same research (PwC, 2021) found
that housing ‘is also notably a bigger levelling up priority for
18 to 24-year-olds (76%) than over-55s (68%), highlighting a
generational divide with young people struggling to get on
to the housing ladder, as well as a geographic one’. As
indicated in the introduction, the ability of younger adults in

Wales to enter the housing market has fallen substantially
and consistently over the past few decades. But equally,
PwC’s research highlighted the geographical inequalities
and widespread dissatisfaction with regard to job
opportunities and quality housing.
Despite the Welsh Government’s relentless rhetoric on
deepening the devolution process, a substantial
commitment to the principles of localism and partnership
between central and local governments is notably absent. In
relation to housing policy, the pursuit of a ‘one-size- ts-all’
approach has harmed the possibility of effectively
identifying variations in housing need and demand across
Wales. Equally, it has slowed down building, while also
reducing the scope and capacity of local authorities and
social landlords to respond to speci c local needs.
Dispersion of power and acknowledgement of all pertinent
actors within the housing sector brings new ideas to the
table, averts political whims from centralised powers,
encourages competition, values diversity of know-hows and
worldviews, and fosters better practices and communication
in the long run. This would ideally lead to better public
policymaking, dynamism and positive housing-related
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outcomes for the public.

fi

As a consequence of the pandemic, communities and high
streets across Wales have changed rapidly. After the closure
of stores like Topshop and Debenhams, and the ongoing
decrease in footfall in town centres, local authorities and the
Welsh Government must focus on new opportunities and
innovate urban life and housing radically. It is encouraging
that the Welsh Government’s Economic Resilience and
Reconstruction Mission will continue strengthening
businesses, innovation and the pursuit of skilled and
permanent work (Dickins, 2021). However, policymakers
must go further in the creation of incentives for land and
property owners to redevelop and repurpose their sites for
the creation of quality and sustainable housing.
We believe that owners of empty units and buildings in city
centres should be offered incentives—in the form of
business rates reductions—on the condition of pursuing
business models and renovation projects aligned with
making city centres ‘liveable’ again. Joint efforts between
city planners, architects and policymakers are necessary for
nding new and inventive uses of urban spaces. It isn’t just
think-tanks highlighting this urgent need to rethink city
centres; Dr Richard Smith, from the department of
Geography at Swansea University highlights how ‘the city
centre will become proportionately less dominated by
shopping and will become more multi-purpose – a place for

socialising, entertainment, student living, learning and
culture too’ (Bannon, 2021). Following the pandemic, cities
and town centres will increasingly become destinations of
socialisation, leisure and entertainment, and why not?
Places in which people can actually live again. But such
ideas need active support and facilitation from Government
too.
A recent housing initiative by John Lewis & Partners
illustrates the ways in which big UK businesses can
reimagine their aims and deliver new, affordable, quality and
sustainable housing projects in key central locations across
the country. As a consequence of numerous store closures
during 2020, last autumn, the company announced the
building of rental homes in 20 of its UK sites (Gordon, 2020).
Hopefully, Wales will bene t from this development venture
in the future, and that other businesses—big, medium and
small—will follow suit with similar schemes. This will require
more willingness from the Welsh Government and local
authorities to collaborate and include the private sector in
their housing policy plans. The key to solving Wales’ housing
problems—homelessness, housing supply, development
location, etc.—and delivering effective solutions involves the
inclusion of all stakeholders, as well as the openness to
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consider new ideas.

While the Welsh Government has revealed that ‘different
departments are working to help towns have a new future,
by repurposing buildings and encouraging hubs where
people can work closer to home rather than
commuting,’ (Dickins, 2021a) their reluctance to reduce
business rates meaningfully in 2020 is not encouraging. This
attitude hinders the possibility of Wales truly becoming a
business-friendly nation, and undeniably, impairs the
prospect of putting wealth creation in the hands of the
Welsh people. Worryingly, it also slows down housing
development in Wales. Recently, a south Wales rm, P&P
Builders, claimed that developers were ‘being put off’
building affordable homes in Wales due to the negative
attitudes towards that sector, as they are often being
referred to as ‘greedy’ (Pollock, 2021). Tim Crooks,
development manager for the same rm, added that the
Welsh system was too complex and that it ‘signi cantly’
added to the cost of developing, thus making it ‘one of the
“most expensive” places to develop in the UK’ (Pollock, 2021).
The future for housing in Wales must be built upon the
bedrock of ambition and cooperation, where businesses and
Government work together towards the success of the
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nation.

HOUSING FOR YOUNGER
GENERATIONS: LOCATION,
ONGOING INEQUALITIES &
TAXATION
Of course, house building does exist through Wales’ Help-toBuy scheme. But, it is noteworthy that many Help-to-Buy
developments are not centrally located, and rather, often are
in rather ‘out-of-the-way’ areas in Wales. Their location
responds to pre-pandemic assumptions around work and
commuting, but since the focus now seems to be oriented
toward ‘the local’ and ‘working remotely whenever possible’,
these new affordable homes seem remote and—dare we say
—less appealing. Also, the location of these properties tends
to be out of reach of good public transport; therefore, the
new occupants will have to invest in a new vehicle, at odds
with reports that highlight younger generations are
eschewing cars in favour of other forms of transport and a
preference for urbanised areas (Chatterjee et al., 2018;
Chatterjee et al., 2019). Interesting expectations, given that
the people using the Help-to-Buy scheme have probably
struggled to save for a mortgage to begin with. Surely
buying a car also goes against the ongoing rhetoric around
greener economies and the reduction of carbon emissions.

Moreover, the pandemic has exposed inequalities in rural
Wales—which comprises 80 per cent of the country (ITV
News, 2021), therefore hurting the prospect of retaining or
attracting younger generations to Wales. Recently, Prof
Michael Wood, from the Department of Geography and
Earth Sciences at Aberystwyth University, argued that
‘[r]emote working holds a promise of attracting families to
rural communities and retaining young people, but without
better infrastructure it will not reach the most in-need
places, and could have a damaging impact by fuelling
house-price in ation’ (Aberystwyth University, 2021). The
Welsh Government’s reluctance to support important
infrastructure projects, like the M4 relief road and upgrades
along the A55, speak volumes about policymakers’ lack of
interest in supporting cross-border services and
connectivity, as well as their unwillingness to attract inward
investment, sustain industry, enhance transport links, and/or
make Wales a more attractive place for younger generations
to feasibly remain (or come and settle) in Wales. Core to our
concerns is that Wales’ current house building strategy is
leading to homes for rst-time buyers being built in lessdesirable non-urban centres with poor transport links.
Rather than responding to the needs and desires of younger
generations, an approach of ‘good enough’ has been
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adopted by the Government.

In 2015, the Welsh Government manifestly committed itself
to promote sustainable development through the Wellbeing of Future Generations Act 2015. The Act ambitiously
aimed to promote further collaboration with stakeholders
across Wales to discuss and develop various approaches
guaranteeing sustainable development. Signi cantly, it
highlighted the importance of well-being, justice, and the
necessity of living a ‘good life’. In relation to housing, the
document focused on issues around overcrowding,
homelessness and poverty, decarbonisation (net-zero by
2050), housing shortages, lack of social housing and the
empowerment of local communities (Future Generations
Commissioner for Wales, 2020).
While The Future Generations Act sets an important legal
basis for current and future housing policy in Wales, parallel
issues directly affecting housing provision and affordability
for younger generations should also be considered. In fact, a
robust housing policy concerned with sustainability, spatial
and social justice, and the attainment of “a good life” in
Wales should not only be concerned with the median house
price, but also with estimates of gross annual earnings and
job security across the nation. After all, the ability to buy a
house or a at has as much to do with property prices (due
to in ation, building pace, supply, etc.) as with how much
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people are actually earning, and therefore how much are

they able to afford. The point here is that, as the UK and
Welsh Governments rightly address the problem of housing
supply and rising property prices, it is also critical to face the
fact that wages in Wales are simply too low. This is even truer
for younger workers. The ONS’s 2020 Annual Survey of Hours
and Earnings estimated that the median gross annual
workplace-based earnings in Wales was £28,125, or £541.70
weekly, compared to England and Wales’ average of £31,588,
and the UK’s overall average (median) gross weekly earnings
of £585.50 (ONS, 2021a; StatsWales, 2020). The same survey
revealed a large fall in average paid hours worked, as well as
high proportions of zero-hour contracts and employees
furloughed among people aged 16-21 across the UK. This
grim picture adds to the 4.5% unemployment rate in Wales,
with under-30s suffering the biggest impact of this crisis
(Welsh Government, 2021a; Dickins, 2021b).
Equally, the infamous Land Transaction Tax (LTT) poses a
huge barrier for younger rst-time buyers to access the
property market. A report by the Institute for Fiscal Studies
boldly asserted that ‘there is no sound case for maintaining
stamp duty and we believe that it should be
abolished’ (Mirrlees et al., 2011). At the Centre for Welsh
Studies, we uphold such a stance and also argue that the
Land Transaction Tax should indeed be eliminated in Wales.
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The biggest challenge, of course, will be to convince

policymakers to get rid of it, especially as it is set to yield
around £231 million in revenue for the funding of the Welsh
Government’s 2021-2022 spending plans (Welsh
Government, 2020). But, will the Welsh Government care
more about aggrandising its own budget, or about putting
wealth, opportunities and choice in the hands of younger
generations?
Finally, when it comes to the Help-to-Buy scheme, a few
problems for young rst-time buyers arise—mostly in
relation to individual choice and aspiration. Whereas the
idea of owning one’s property, while only needing to save a
5% deposit in order to acquire it, is a seductive one, it is
important to realise the following factors (Ellmore, 2021):
• The Help-to-Buy scheme is only available on new builds, and
only from registered builders.
• Under the scheme, you can only purchase properties up to a
certain value (Phase 3 of the scheme for Wales is £250,000 from
April 2021)
• One can get trapped in negative equity as the value of the
property falls below the remaining amount to pay on the
mortgage
• The loan can change over time depending on the value of the
home over time
• You need permission to make improvements
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• You are not allowed to sublet

buyers. It is also 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, particularly
rst-time buyers.
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Consequently, Help-to-Buy reduces signi cant choices for

DEMONISING ASPIRATION: ON
WALES’ SECOND HOMES AND THE
PRIVATE RENTING SECTOR (PRS)
We share the Welsh Government’s enthusiasm for reaching,
and even surpassing, its target of 20,000 affordable homes
built by 2021 (Welsh Government, 2021b). Equally, the recent
£5 million boost to the Land Release Fund (LRF) to develop
additional affordable and social housing, as well as adequate
accommodation for people with learning dif culties, is
excellent news (Welsh Government, 2021c). Addressing the
housing shortages and needs of the most vulnerable is
always imperative in a decent society.
However, the Welsh Government’s anti-business attitudes,
actions, and even omissions towards a rising middle class
are concerning. In the rst place, such rhetoric sends
negative signs to businesses and individuals willing to invest
and settle here. As discussed earlier in this report, small and
medium developers are often ‘put off’ from doing business
in Wales due to the Government’s negative and costly
approach to development. As a result, most prefer to
develop in England where ‘there is more of a “can-do”
attitude, and where they are also included in discussions
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about the sector (Pollock, 2021). Secondly, anti-business and

anti-middle-class attitudes deepen Wales’ failure to retain
younger generations willing to dream, build and aspire for
better (and wealthier!) futures. The creation of welcoming,
pro-wealth, pro-business and pro-aspiration-oriented
policies is key for the consolidation of a forward-looking and
self-reliant nation. Fostering hope and possibility becomes
even more urgent as a result of the ongoing pandemic and
its devastating economic consequences for Wales.
In relation to housing, speci cally, this kind of rhetoric
ultimately creates division, misconceptions and obstacles for
dynamism and collaboration within the sector. High on the
Welsh political agenda today is the issue of second homes.
Last December, as part of the Welsh Government’s budget
for 2021-22, a tax hike on second homes was announced,
seeing homeowners pay a 4% levy when they buy properties
up to £180,000, and rising up to 16% for homes worth at least
£1.6m (BBC News, 2020). Here the Welsh Government is
using the serious and understandable need to fund social
housing as the excuse to increase tax for second
homeowners. Instead, it should build and/or strengthen
collaborations with private businesses (big and small),
housing associations, the Rent to Build subsector and
private landlords to nd ways to relieve some of the cost and
pressure of social housing on the public budget. Constantly
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rising house prices suggests strong demand for housing in

Wales, which should be a ripe opportunity for business and
the economy.
There is also no reasonable proof for arguing that if someone
from outside the area buys property, this will necessarily
stop a local person from accessing the property ladder. As
Calum Davies (2020a), Welsh Policy & Public Affairs Of cer at
the National Residential Landlords Association (NRLA),
recently pointed out, one of the most important reasons
why ‘locals cannot buy’ is simply ‘because wages are too
low’. Moreover, this constant demonisation and
scapegoating of outsiders elicits irresponsible nationalist
and nativist rhetoric at a local level, particularly against the
English. To this, Davies (2020a) adds the following:
The nationalist movement seem(s) to be heavily proimmigration… but not if it means going to their
heartlands… This is usually manifested in the need to
‘preserve communities’ and ‘protect areas where the
Welsh language thrives’… This insular mindset
essentially translates to ‘migration from anywhere
can spoil it for the rest of us’. But am I less Welsh if
there are non-Welsh people in my village? If I move
to England, is my ‘Welshness’ diluted? This is nothing
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less than othering of the English…

Norberg (2020) argues that human beings are traders by
nature, but also, highly tribal. Therefore, managing our
natural, and contradictory, drives toward openness and
nativism are basic to understanding ourselves as individuals,
but also as members of larger communities. It is
disappointing that the Welsh Government is irresponsibly
indulging our nativist and tribal instincts at the expense of
making Wales less welcoming and attractive as a place to
enjoy, visit and settle in. Condemning second
homeownership is hardly the most effective way to address
social justice and spatial inequality in Wales. If the Welsh
Government truly wants to x the urgent issues around
housing supply and property prices, it should decentralise
decision-making further, liberalise planning laws, value
other stakeholders’ voices within the sector, and even create
attractive incentives for households to downsize in case they
wish to do so. A housing shortage is not the reason to
criticise those investing in Wales already, but should in fact
been seen as an opportunity to support increased
investment from industry.
The negative rhetoric and stereotypes held about landlords
in Wales are not too different from the already discussed
popular perceptions of developers. While there are a few
unscrupulous landlords out there, it is unfair to generalise
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such a large group of people. In 2019, Financial Secretary to

the Treasury, Mel Stride revealed that Wales had
approximately 104,450 landlords. More importantly, private
landlords play a very important role in the housing sector, as
they provide a home for people who cannot afford to buy
property. Many of these are under 35, and fall into what
authors like Halligan (2019) call “generation rent”:
aspirational middle-class young adults who cannot enter the
property ladder, and who, in spite of the stocks of ‘affordable’
housing and Help-to-Buy schemes, still cannot seem to
afford their own home. Likewise, there are simply those who
prefer to live in rented accommodation due to their own
particular lifestyles, mobility and/or job patterns. In short,
landlords provide exibility, competitiveness, diversity and
choice in the Welsh housing supply base. Hence, it is key to:
1) Support initiatives to raise the quality, information and
transparency in the sector
2) Change public stereotypes and attitudes towards the PRS
3) Improve accountability, image and experience in the
sector. Notably, a recent report published by the National
Residential Landlords Association (NRLA), Rent Smart
Wales: The Accountability Gap (Crehan and Davies, 2021),
effectively calls for greater scrutiny, democratic
procedures and overall strategy toward Rent Smart Wales,
the nation’s licensing body for private landlords and
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letting agents.

4) Provide, through quantitative and qualitative data,
veri able information that thoroughly illustrate the
positive contributions of the PRS to Welsh society,
including its provision of shelter and accommodation to
younger people who are still unable, or unwilling, to buy
property.
In support of this, last year the NRLA launched a campaign
for a Welsh Housing Survey (similar to the English Housing
Survey, EHS) for the purpose of committing political parties
to expand the evidence base for housing. Among various
important indicators, ‘[a] Welsh Housing Survey would
collect a wealth of information such as data on the
proportion of private rented sector tenancies ended by the
tenant, the levels of satisfaction among social renters, and
the percentage of owner-occupied homes that are underoccupied’ (Davies, 2020b). The initiative has been backed by
various organisations, including Homes for All Cymru and
the Chartered Institute for Housing. Additionally, two
Senedd committees have asked the Welsh Government to
investigate ways of improving data on housing in Wales,
especially with regard to the PRS. At the CWS we support
the survey as well, as it would ultimately provide the
evidence-based data necessary to assess, build and deliver
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the public policies in housing that Wales needs.

CONCLUSION AND KEY
TAKEAWAYS
This report aimed to discuss some of the key issues around
the subject of housing in Wales. Certainly, it is essential for
policymakers to address the housing needs and shortage
across the nation through building more homes. However,
as we argued, political imagination, quality, location and a
better relationship with other key stakeholders in the sector
are also necessary for the delivery of opportune housing
solutions. Crucially, we recommended 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 in isolation of issues like work and
unemployment, intergenerational social mobility, city
and town planning, rural affairs, geographical diversity
and decentralisation.
• Policymakers should focus their energy into 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 showcasing Wales’ ability to retain and attract
younger people to 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.
• Equally, 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
• Changing negative attitudes held against developers
and landlords is important for moving forward. Welsh
policymakers must strive to build better 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 greater accountability in the Rent Smart
Wales scheme is pivotal. Unquestionably, dispersion of
power and decision-making is important for democracy
and progress.
• 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 pertinent solutions. A post-pandemic Wales
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demands such approach.
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