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Rent history in 30secs

1) In Wales, The Minister sets the overall 
rent policy and rules for social housing

2) Historically, it was set for 5years, often 
with 1-year extensions

3) It’s typically been CPI+ 1%  or CPI+1.5% 

4)One of the arguments in past for ‘+X%’ 
was to pay for WHQS.

5)Tenant told TPAs Cymru they saw the 
+X% as ‘tenant tax’ to build new homes



What’s happened?
1. There has been a WG Rent Stakeholder 

Review (containing various subgroups) 
looking at this Rent policy for 18months.

2. They explored options for Rent

3. Welsh Government published their 
plans under a consultation in June.

4. TPAS Cymru ran events + a dedicated 
Pulse;  and responded.

5. As did others  



Before we continue..

1) England came out earlier this year with 
CPI+1% for next 10years

2) Scotland landlords have fewer 
rules/caps, but greater transparency 
and tenants have a vote on rent setting 
every 2 years.

3) Northern Ireland… ‘It’s complicated’



Why are we here?

Fiscal Monetary
Regulatory

Trade

• Previous Welsh Rent Policy expired. 
• Landlords need to know the rent 

rules for next April 
• They need to model it, prepare 

paperwork and give tenants 
suitable notice.  

• + Social Housing relies on massive 
amounts of lending

• Lenders needed to know what the 
plan is.   We will come back to that later.



The Rent Envelope 

The Welsh Government’s rent envelope 
sets the limit for annual social housing 
rent increases, balancing tenant 
affordability with landlords’ ability to fund 
services, repairs, and new homes. 

Decision=

Keeping the CPI+1% 
formula



5 or 10 years?



Tenant view?
At first sight, tenants 
appeared to be split 
down middle on this;  
5years v’s 10 years?

However, most of the 10 
year responders said 

‘but with regular review 
points’, 

‘needs break clauses’  
etc



My View
= 10 years is long time;

• When we don’t have an agreed Affordability model

• New models, new data emerges all the time
 



Sector pressure

England had 
10-year deal

Landlords and 
Bankers 

wanted 10-
year certainty

Uncertainty = 
risk = more 
expensive 

debt

Decision=
 10-year deal



Ministerial intervention 
if inflation (CPI) is high  



Tenant view on Ministerial Cap



Landlord view



New Ministerial Cap

If CPI <3%

Landlord 
set it 

CPI+1%

If CPI is 
between 3-

5% then 
CPI+0.5%

If CPI >5% 
then 

Minister 
sets cap



Flexibility of £2.55pw



An example

1 bed flat is 
‘expensive’ in 
affordability 
benchmark

5 bed house 
is ‘cheap’ in 
affordability 
benchmark

Minimal rent 
rise on flat,  
but higher 

rent rise on 5 
bed 

Key to Note:  Must still balance out,  and not 
exceed the overall landlord rent envelope of CPI 
+1% (or whatever is the cap that year) 



Sounds Reasonable?

Make Rents 
fairer?

Does it punish 
‘cheaper’ rents 
for legitimate 

reasons?

CPI = 2% and 
rent is £100pw

Could have 
5.6% rent rise 

when CPI is 2% 
and wage rise of 

1%



Was & Now 

Was £2 per 
week

Now £2.55



Extra point on convergence?  
Throughout the WG Working group, Local Authority 
representatives argued they needed levers/flexibility to ‘catch 
up’ as traditionally Local Authority rent is slightly lower than 
Housing Associations

We agree that cost of doing 10,000 homes to WHQS is the 
same ? 

For illustrative purposes: If a local authority had average rent 
of  £100pw and Housing association has average rent of 
£110pw,  then HA would raise £5.2million more than LA each 
year (same 10k stock). 
When apply rent rise of 3.5% the HA then raises an additional 
£182k as well as the £5.2million  
Keep compounding that gap year on year and it gets 
interesting……

It is not quite as simple as 
that,  with lots of other 
factors.
 
Just wanted to give an 
overview of the issue, as I 
don’t see the solution in the 
statement 



What is missing?  



Affordability Model?
1.Affordability assessments

As part of their annual rent setting processes social landlords are 

required to assure themselves that rent and service charges are 

affordable for their tenants. 

The Welsh Government will develop an affordability framework to 

sit alongside and inform this rent and service charge standard. 

To support this work, detailed information on social landlords’ 

individual affordability assessments will be collected through the 

annual self-certification monitoring returns.    



We need a Welsh model



How or Will we get there?

Welsh Gov Staff
WG working 

Group
Sector experts



Anything else….very quickly 

No change Binned
Sector 

commitments



Service charges

Given this level of variation, it is neither possible nor appropriate for the 
Welsh Government to prescribe the level at which service charges should 
be set. 

The Welsh Government will continue to work with the social housing sector 
to improve transparency, consistency of understanding, and good practice 



Landlord commitments



Landlord commitments

Continue to undertake a 
standardised tenant satisfaction 
survey…… 
………Working with the Welsh 
Government to consider 
including up to three new 
questions over the rent 
settlement period 



Exemptions



“Warm Rents”
Decarbonising social housing and improving energy 
efficiency requires significant investment. 

The ‘warm rents’ model, where higher rents offset reduced 
utility bills after energy upgrades. 

While it aims to maintain tenants’ overall costs, its 
effectiveness is limited due to unpredictable energy prices 
and bill savings.

Tenant responded in Tenant Pulse overwhelmingly 
against this principle. Note: It get a much better response 
when explained in workshops 



When to set CPI?

• Tight timescale  for landlords
• However closest possible to 

following April
• Other calculations also use similar 

dates like pensions, minimum wage 
etc 

• Plenty of time for landlords
• 12 month out of date
• Not linked to other 

calculations/payments



Final point   



Annex B
To demonstrate compliance with the standard, [annual] assurance will be 

required in the following areas as a minimum:

➢Effective tenant engagement and consultation including the 

methodology and outcome/responses 

➢Demonstrating affordability is at the centre of the decision-making 

process for setting rent and charges for services, Boards and Local 

Members need to provide assurance their charges are not placing 

tenants in hardship

➢The options considered and the rationale for the rent and service charge 

setting decision

➢A record of the report and minute/resolution approving the rent setting 

decision

➢An assessment of cost efficiencies proposed across the organisation



This Annual form between 
landlord and Welsh Gov



Annex B: Rent Transparency

➢Effective tenant engagement and consultation,  

methodology and outcome/responses 

➢Demonstrating affordability

➢The options considered and the rationale for 

the rent and service charge setting decision

➢An assessment of cost efficiencies proposed 

across the organisation



Do you agree or not?
Landlord should 

publish the relevant 
parts, as part of their 

commitment to 
transparency

Welsh Government 
to publish an annual 

summary of best 
practice  



Hear from the expert: 
Conference workshop



Sector Reaction 



Diolch yn fawr
Thank you

David Wilton
drw@tpas.cymru

Olivia Browne 
olivia@tpas.cymru 

mailto:drw@tpas.cymru
mailto:olivia@tpas.cymru
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