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Welsh Government Rent Policy

5 year rent policy from 2020-25. 

Maximum increase of CPI + 1% +/ -£2

- Long term settlement providing certainty to social landlords, tenants and 

lenders

- Affordability for tenants and value for money must be taken into account and 

demonstrated to Government. The ‘total cost’ of a social tenancy, including 

both service charge and rent, must be considered 

- In return social landlords are also expected to minimise evictions, build new 

homes to above market space standards, and deliver energy efficient homes



External Scrutiny

Joseph Rowntree Foundation: 

Poverty in Wales 2020 report: rent increases in the social rented sector have led 

to an increase in in-work poverty, due to the 5 year rent settlement permitting rent 

increases above inflation. 

Calling for: social rents are affordable by ensuring that rents do not outpace 

wages or benefits.

Bevan Foundation:

Spring Poverty 2021 snapshot; social renters affected by rising living costs

Calling for: social rents capped so that they increase only at the rate of inflation

https://www.jrf.org.uk/report/poverty-wales-2020


Political Scrutiny

Plaid manifesto:  

● A Fair Rents Bill to provide tenancies of indefinite duration and end no-fault evictions. All 
rents assessed as fair and a rent cap for increases. 

● Adopt a living rent model which links rent with local income, ending the current freedom for 
housing associations to raise rent above inflation

Labour Manifesto: 

● A national scheme restricting rent to local housing allowance levels for families and young 
people who are priced out of the private rental market and those who are homeless or who 
are at risk of homelessness

Growing interest in JRF conclusions and interest in improving existing rent agreement

First Minister challenged directly on floor of Senedd; raised in Cross Party Group on Housing 



Our work on affordability 2019-2021: tools and story-telling

Support with the provision of tools and resources to better understand affordability 

for tenants:

- Sector-wide affordability principles- adopted by all HAs

- Online Rent Affordability Tool used by over 60%

- Tenant engagement workshops with TPAS Cymru

- Monthly meetings of the Affordability Working Group

- Supporting boards to interrogate affordability decisions

- Identifying new approaches to service charges

Telling the sectors story- demonstrating progress made on affordability to partners 

and government (RAG, Shelter training, reaching out to Bevan and JRF)



Current position

2021/22 rent decisions:

● Over 90% of all HAs have made adjustments to rents across their stock 
based on affordability considerations.

● The majority, if not all, HAs are using the JRF Living Rent Model to sense test 
their approach

● Approx 10% of HA social rents will be frozen or reduced in 2021
● Many have developed a long term plan to restructure rents over the course of 

the 5 year policy

Ahead of 2022 rent setting:

HAs are planning to fine tune approach to affordability, undertaking further 
modelling at a more granular level & ensuring that both rent and service charge 
are affordable



Our strategy: build TRUST in asspciations ability to set affordable rents

1. Continue to support our members to deepen their understanding of 

affordability

2. Demonstrate that HAs take affordability seriously and place it at the heart of 

their decision making as a way of showing the importance of local decision 

making

3. Build understanding amongst external partners of the role rent plays in the HA 

financing model & the impact of any change to the existing policy

4. Exploring living rent as a consistent model for use as part of the rent policy

5. Prepare a defensive position to maintain the existing rent settlement if 

required



Outstanding challenges

● Perception that the interests of tenants and housing associations are mutually 
exclusive on this issue

● Demonstrating the positive impact of local rent setting to tenants and communities 

● Disconnect in story told by data gathered by Welsh Government and CHC

● Planned stop in universal credit £20 uplift



Diolch yn fawr.

Thank you.


