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Dear Jayne
Social housing supply: follow up inquiry

As you are aware, the Local Government and Housing Committee conducted an inquiry into social
The report made 17 recommendations to the Welsh Government and all but three were accepted
either in full or in principle. Whilst social housing was the main focus of our inquiry, we are also
interested in affordable housing and this is reflected in that work.

The impact of the shortage of social housing on people and families remains a priority for the

himself from this inquiry due to his involvement in the Affordable Housing Taskforce.

Whilst we welcome that progress has been made, it is clear from our evidence that delivery of social
housing remains in crisis. Witnesses told us that a good momentum has been achieved over the last
year with the sector working collaboratively to reach the 20,000 homes target. However, we also
heard that progress has been slow in implementing the Taskforce and Committee recommendations.
As such, Members agreed that | should write to you to highlight the key issues that emerged from our
evidence sessions and the written submissions we received. This letter outlines areas of concern and
asks for clarification and/or further information on certain matters to which we would welcome a
response.
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Leadership

In our evidence sessions, witnesses highlighted the need for stronger leadership from the Welsh
Government to ensure the housing emergency is understood as a shared, cross-cutting priority. They
highlighted the need for greater clarity on the Welsh Government'’s expectations across different
policy areas, such as the environment, net zero, and health, and how they interact with/conflict each

planning system; and the long term target to achieve EPC A across all social housing was also raised

as a barrier.

Codi Group said the sector was looking for “a more strategic approach to delivery™ moving forward.
The Chartered Institute of Housing (CIH) and Shelter Cymru told us that in their view recognising the
right to adequate housing would be the most effective means of addressing and resolving the
housing emergency, whilst the WLGA said:

"If we continue to dilute our delivery in terms of trying to meet other objectives, we
are not going to hit the targets for new build that we need... So, | don't disagree
with the ambitions of the policies, but what I'd like to see is a timeline in terms of
delivery so that we can focus at this point on the emergency and the housing

Ccrisis...2"

We believe the Welsh Government needs to show stronger leadership and develop a comprehensive
strategy across its departments to ensure the housing emergency is fully recognised and addressed.
Clear and consistent communication is also needed to make social housing supply a top priority
throughout all areas of government. We believe that bringing the right to adequate housing into
Welsh law would help establish this as an essential priority across the whole of the Welsh

Government.

We would welcome an update on how the Welsh Government is ensuring that people’s housing
needs are being met.

We would also be grateful for clarity about how the Welsh Government will ensure that social housing
supply is recognised and acted on as a cross-cutting priority across all departments so that policies in
areas such as health, education, the environment and decarbonisation are aligned with, rather than
competing against, the urgent need to deliver more social and affordable homes.
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The Affordable Housing Taskforce

Most witnesses felt the Welsh Government was making some progress in implementing the
Affordable Homes Taskforce recommendations. Both CIH and Codi Group said the recommendations
were an opportunity to address systemic challenges in supply moving into the next Senedd term.
Community Housing Cymru said that “moving from recommendation to delivery has proved complex”,
noting the large number of recommendations (41) and suggesting the Welsh Government should
prioritise these. Similarly, the WLGA emphasised the need to “move from a taskforce recommendation
phase to a monitoring and implementation phase as quickly as possible.™

However, third sector organisations said it was difficult to see progress from the outside, highlighting
a lack of transparency around the Taskforce’s progress. Shelter Cymru stated that “on some of the
recommendations that we believe are being taken forward, there's not yet the kind of public
transparency about where things are in progress with those.”> Whilst the Bevan Foundation noted in

Affordable Housing Taskforce Implementation Group and would be grateful to receive this as soon as
possible, and before the end of this Senedd term.

We would be grateful for a comprehensive and detailed breakdown of each Taskforce
recommendation, setting out where measurable and identifiable progress has been made, as well as
areas where progress has been slower than anticipated or absent.

Given the lack of transparency highlighted by some witnesses around the Taskforce's work, we would
also welcome details of how the Welsh Government plans to communicate with the sector going
forward.

Looking beyond the 20,000 target

We are pleased with the progress made toward the 20,000 homes target, especially in the last year,
and all witnesses expressed confidence that this goal will be met by the end of 2026. However, they
also highlighted the importance of being more transparent about the barriers that have been
overcome so far, to ensure a sustainable pipeline for the future. Shelter Cymru questioned whether
this increase in delivery was as a result of “"potentially unsustainable level of resource having been put

_________________________

’?E// Senedd Cymru

Welsh Parliament


https://business.senedd.wales/documents/s169772/Paper%201%20Bevan%20Foundation.pdf
https://www.gov.wales/oral-statement-more-homes
https://business.senedd.wales/documents/s169775/Paper%204%20Community%20Housing%20Cymru.pdf
https://record.senedd.wales/Committee/15751
https://record.senedd.wales/Committee/15721
https://record.senedd.wales/Plenary/15754#A104768

in that will not continue™, or if it was due to removing systemic barriers that could ensure a
sustainable pipeline of social and affordable homes in the future.

on meeting the social and affordable homes target. In their view, data published by the Welsh
Government is unclear about the true number of homes that meet the full target definition of new
build, low carbon, social homes for rent. We share this concern and call for greater transparency as to
how the homes included in the figures are defined. Audit Wales also express concern about the
sustainability of the housing pipeline beyond the 20,000 target for this Senedd term, highlighting data
which shows that between the final year of the previous target and the first year of the current target
period, the number of social and affordable homes delivered fell by 26 per cent. Given the evidence
we heard from stakeholders, we are concerned that a similar pattern could emerge after the current
target period.

We would be grateful for clarification on which systemic barriers have been identified and how these
have been addressed (or how the Welsh Government plans to address them) to ensure a sustainable
pipeline of social and affordable housing post-2026.

We would also welcome an explanation for the 26 per cent drop in delivery of social and affordable
homes at the start of this term along with projections for any anticipated drop for the coming term.

Social housing stock — 20 per cent target

The Welsh Government previously accepted in principle our recommendation that social housing
should make up at least 20 per cent of Wales's total housing stock, and this was welcomed by

a higher percentage (of housing stock) and to inform timescales” would be undertaken.

We would welcome further details on this analysis and the timescales you are working towards for its
completion.

2026. These estimate newly arising need of between 7,800 and 9,300 additional homes per year
between July 2025 and June 2030, with a central estimate of around 8,700. We note that
approximately 35 per cent of this need is estimated to be for affordable housing. However, this 35 per
cent does not include the estimated existing unmet need of 9,400 homes, all of which is assumed to
be for affordable housing but is counted separately. This is a change to the previous methodology,
which combined existing and newly arising housing need over a five-year period and as such
concluded that a higher percentage of that need — 48 per cent — was for affordable housing. Our
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previous inquiry also heard some concerns that the methodology undercounts true existing housing
need.

In our view the estimates are underpinned by an imperfect methodology with a lack of focus on social
housing need as opposed to affordable housing need. We would urge caution that these figures
should not be taken as an indicator of how much additional social housing Wales needs as they
exclude certain important aspects such as rough sleeping, hidden homelessness and people living in
unsuitable accommodation.

We would like to understand how the Welsh Government intends to ensure that this revised lower
percentage does not lead to any reduction in the percentage of social and affordable housing that
local authorities aim to achieve via their Local Development Plans.

We would welcome a view from the Welsh Government on what the new estimates suggest about
true social housing need.

We would also welcome a view on the practicality of adopting a fuller estimate of social housing need
that takes into account categories such as rough sleeping, hidden homelessness and people living in
unsuitable accommodation.

National Development Corporation

We heard continued calls in our evidence sessions for the establishment of an arm’s-length National
Development Corporation (NDC) to prioritise and give focus to the Welsh Government’s social and
affordable housing programme. This was a recommendation we made in our initial inquiry and many
stakeholders expressed disappointment that it was rejected by the Welsh Government. The Chartered
Institute of Housing told us that they believe a NDC was “fundamental to taking our response to the

housing emergency beyond the political cycles and beyond the political targets that we set ourselves."

We acknowledge the establishment of the WG's Place Division, as set out in your response to our
report, which has brought together land and regeneration functions. However, we are concerned
about whether it has the capacity and cross-government strategic focus required, particularly beyond
short-term political and funding cycles, to effectively support local authorities and housing
associations in delivering social and affordable housing at the scale and pace needed to meet
demand.

agency for Scotland — both national delivery bodies with long term remits to accelerate the pace of
house building and regeneration. Homes England’s corporate plan includes specific support for SME
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housebuilders. SMEs are vitally important for delivering social and affordable housing, a point
emphasised by Castell Group in our evidence session, “the SME contractors are really the core, once
you move past the land and the permission. Without SME contractors, you won't build to target,
especially on value for money.""® We therefore believe it essential that any Wales arm’s-length body
should include explicit mechanisms to support SMEs.

We reiterate our previous recommendation that the Welsh Government establish a National
Development Corporation (or equivalent arm’s-length body) to provide long-term strategic
leadership and delivery capacity for social and affordable housing in Wales. We remain of the view
that the absence of a dedicated national enabling body limits Wales's ability to respond effectively to
the housing emergency.

We would like the Welsh Government to reconsider setting up a National Development Corporation.
In the absence of such a body, we would like you to set out what mechanisms are in place to ensure
long term continuity and strategic focus on social housing delivery that go beyond electoral cycles
and short-term targets.

We would also welcome information on whether the Welsh Government has considered if any
elements of Homes England, and the proposed national housing agency for Scotland, could be
applied here in Wales, including consideration of a funding model similar to the Homes England
National Housing Bank.

Development Bank of Wales

Both the Committee and the Taskforce called for the Development Bank of Wales (DBW) to play a
bigger role in funding social and affordable housing developments. However, we were concerned to
hear from Castell Group that the DBW considers some investments “too risky""" and it does not
support social housing. We were pleased that the Welsh Government accepted in principle our
recommendation that the DBW should become a direct funder of social and affordable housing
social housing in Wales, and welcome the “exploratory work” being undertaken on the possibility of a
greater role for the DBW "in managing existing and potential future Registered Social Housing
Development Loans."'?
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We would welcome an update on this work and details on how you are engaging with the
Development Bank of Wales to increase their role in supporting the social and affordable housing
sector.

Land value capture

The Welsh Government previously accepted in principle our recommendation to explore how more
land value could be captured for the public benefit. We understand that since then, the Welsh
Government has mainly sought to improve land value capture by streamlining section 106 processes.
While this is welcome, we believe the Welsh Government should be looking to innovate in this area
by exploring other forms of land value capture, such as strategic acquisition of land in areas where
values are expected to rise, for example due to public infrastructure investment. This could form
another valuable source of income for investment in affordable housing, learning from examples in
other European nations.

We would appreciate an update on the Welsh Government'’s exploration of the potential of land
value capture including via land acquisition, taxation, and developer obligations.

that the Welsh Government and UK Government will be holding a joint consultation on devolving
powers to introduce a Vacant Land Tax (VLT) to the Senedd. We believe this could have an impact on
increasing the number of social and affordable homes, and we look forward to further details as soon
as possible.

Housing Standards

We were disappointed that the Welsh Government rejected our recommendation to develop a
separate quality standard for acquisitions of permanent social homes. Evidence to both our initial and
follow up inquiries highlighted that, while high "gold standard” requirements for new build homes are
appropriate to avoid the need for retrofit, achieving all aspects of the WHQS 23 for existing homes
may be cost-prohibitive and a barrier to bringing social homes into use at pace.

Shelter Cymru, Codi Group and the WLGA all said it was important to understand tenants’ needs and
expectations and be pragmatic about what can be achieved in existing properties. The WLGA told us:

"I think it really would help to soften those targets a bit. For example, when you talk
about acquisitions, there are a lot of properties that we simply wouldn't acquire
because no amount of investment will let those reach the standard, and, surely, a
home is a home. And when we're talking about slightly smaller rooms, (s that really
something that we should be focusing on?"?
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We also note the UK Climate Change Committee’s concerns about the EPC A target within the

a cost-optimal approach to decarbonising homes."™

The evidence we've heard re-affirms our view that the Welsh Government should develop a separate
quality standard for the acquisition of permanent social homes in consultation with social tenants. This
should be distinct from the requirements applied to new build social housing.

We would like the Welsh Government to reconsider its position and commit to developing a separate
acquisitions standard, distinct from new-build requirements, and developed in consultation with social
tenants. In the absence of a separate standard, we would be grateful for details of how you intend to

address the barriers to acquisitions so that more existing homes can be brought into the social sector.

Impact of NRW marine nitrates guidance

managing marine nitrate pollution and its impact on the delivery of social and affordable housing in
parts of Wales.

We were concerned to hear that the NRW requirements were introduced with immediate effect, with
no lead in period, stalling developments already in the planning system. According to the WLGA the

halt on development due to new advice on marine nitrates was “extremely worrying."

We were concerned to hear that 11,800 homes are stalled in the south west Wales region, of which
2,300 are social and affordable homes. It was also concerning to hear that this is having a direct
impact on 10,000 jobs and that local businesses are struggling due to the disruption to their pipeline
of work. Similarly, Community Housing Cymru told us that 2,000 social and affordable homes are on
hold in west Wales with “900 of those almost there, in terms of where they were in the pipeline."’® They
raised concerns that:

"this is the second time in five years, actually, we've been in this situation—in a
situation where important environmental considerations and protections are falling
the heaviest on the housing sector."”
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need for quicker action and suggested that a temporary exemption for affordable housing should be
considered.

While the Welsh Government is still dealing with phosphates issues which began in January 2021,
evidence we heard suggests that this experience did not lead to a more strategic approach to the
issuing of marine nitrates guidance. However, Audit Wales has a different perspective, and in their

In our evidence session, witnesses told us that they believed early warnings or steps to mitigate the
risks for social housing developments were lacking, leading to considerable disruption of the pipeline
and threats to people’s livelihoods.

We would be grateful for a detailed outline of the steps the Marine Nitrates Development Taskforce is
taking to urgently restart stalled housing developments, particularly for social and affordable housing
schemes already in the planning pipeline.

Planning

We heard that there has been some welcome progress on streamlining planning processes and
prioritising applications for social and affordable housing. However, we also heard that planning
matters continue to be comple, increasing risks for developers. We heard that 11 out of Wales's 25
Local Development Plans are either expired or not in place and that this is making it harder to identify
suitable sites.

The Affordable Housing Taskforce made detailed recommendations to streamline and expedite
planning processes, and we look forward to hearing an update on implementation of these.

Many witnesses welcomed that the Welsh Government has increased planning fees, but some were
uncertain about the extent to which the increased income is being allocated to planning departments.

fence at this time.

We would like to understand the Welsh Government's rationale for not ring-fencing the income from
increased planning fees to local authority planning departments. We would also like to know what the
Welsh Government’s monitoring on planning fees is revealing in terms of local authorities’ income
generation and the extent to which income is being allocated to planning.

Section 106 renegotiations

section 106 policy compliance is fully reflected in land values. We believe there is still a need to
strengthen the arm of local authorities to hold firm on viability, to send a clear message to developers
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University which called for increased clarity and transparency in the system, including clear and
comprehensive national viability guidance to be published as a Technical Advice Note. The Welsh
Government previously told this Committee that it would consider whether further guidance would be
helpful following the completion of work undertaken by Planning Officers Society Wales.

We would be grateful for an update from the Welsh Government on this work and a view as to what
more may be needed to support local authorities to hold firm on viability.

Rent levels and rent convergence

Social rent affordability, and the prospect of rent convergence, was raised by several witnesses in
written and oral evidence. While neither the Committee’s report nor the Taskforce recommendations
addressed social rent policy in detail, we have previously™ called for greater multi-year certainty in
relation to social rent policy. We consider this to be an important area, particularly as the
consequences of unaffordable social rents are likely to fall back on local authorities through increased
pressure on homelessness services and temporary accommodation. Witnesses broadly welcomed the

particularly for the long-term certainty it provides to social landlords.

Evidence we heard highlighted the need to balance affordability for current and future tenants with
the financial sustainability of social landlords and their capacity to deliver new homes. The Chartered
Institute of Housing (CIH) emphasised the need to consider rent policy within the broader funding
framework for social housing delivery, whilst the Bevan Foundation suggested that relying on social
rent income to fund new social housing is increasingly impractical and called for a comprehensive
review of the financing of social housing.

Community Housing Cymru and the Welsh Local Government Association highlighted significant
variation in social rent levels across Wales and argued that convergence could improve fairness
between tenants and generate additional income for reinvestment in new homes. However, the
WLGA emphasised that any move towards convergence would need to be phased and gradual to
avoid sudden rent increases and protect affordability.

We would welcome details of how the Welsh Government will ensure that its 10-year rent policy
balances tenant affordability with the financial sustainability of social landlords; and an update on the
Welsh Government's review of rent convergence including any associated timescales.
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Training / Workforce

The Committee’s recommendation for a workforce development strategy to attract more people into
the construction industry was rejected by the Welsh Government. However, it is clear from the
evidence we received both in our initial and follow up inquiries that workforce capacity is one of the
biggest challenges facing the sector.

Stakeholders from across the sector emphasised that workforce shortages are already constraining
delivery. Castell Group described the lack of skilled labour as a “fundamental requirement" requiring
investment, highlighting rising salary costs and stated there are more jobs than people to fill them.

We heard several examples of good practice. For example, CIH told us that they are working with the
Welsh Government to scope a Wales Development Academy intended to address core development
skills gaps within local authority development teams. RSLs described their own training pathways
including initiatives that place greater emphasis on engaging tenants in training and employment
opportunities within the sector. The WLGA highlighted the success of local government in “growing
our own talent" through apprenticeship schemes for high-skilled roles, such as architects. They told
us that retention rates of 80 per cent had been achieved for participants completing these
programmes. This suggests that such approaches can contribute to workforce stability as well as skills
development.

While we recognise these examples of good practice, witnesses highlighted the need for national
oversight and coordination to support sustainable construction apprenticeships and placements. We
heard that training opportunities need to be better aligned with an overarching housing strategy to
ensure enough skilled workers for current and future social and affordable housing needs. The Home
Builders Federation reinforced this view stating that although there is much already happening, “it's
very fragmented."?’ They suggested that a national strategy could add value by providing leadership,
coherence and better alignment of existing activity and resources.

We remain concerned that while individual organisations are taking action, the absence of national
oversight limits their ability to collectively address workforce shortages. In our view workforce
planning cannot be considered in isolation - training and skills development need to be aligned with
wider housing policies to ensure a sustainable pipeline of skilled workers capable of meeting both
current and future demand for social and affordable housing delivery. We believe that stronger
leadership and coordination from the Welsh Government are needed to maximise the impact of
existing initiatives and match skills provision to housing delivery priorities.
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We would like the Welsh Government to reconsider our recommendation to develop a workforce
development strategy for the construction sector.

We would also be grateful for a detailed update on any progress that has been made to date in
growing the workforce across the built environment.

The Affordable Housing Taskforce made detailed recommendations on skills. This included
addressing workforce shortages across the built environment by strengthening training pathways,
scaling good practice, and ensuring coordinated action across the Welsh Government, RSLs and skills
bodies to build a sustainable pipeline of qualified workers. We look forward to hearing an update on
implementation of these.

| would be grateful for a response as soon as possible, and by 19 March 2026 at the latest to enable it
to be considered by the Committee and shared with stakeholders before the end of the Senedd term.

Yours sincerely

John Griffiths MS
Chair, Local Government and Housing Committee

Croesewir gohebiaeth yn Gymraeg neu Saesneg.

We welcome correspondence in Welsh or English.
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Jayne Bryant AS/MS
Ysgrifennydd y Cabinet dros Lywodraeth Leol a Thai
Cabinet Secretary for Housing and Local Government

Llywodraeth Cymru
Welsh Government

John Griffiths MS

Chair, Local Government and Housing Committee
Welsh Parliament

Cardiff Bay

Cardiff CF99 1SN

SeneddHousing@senedd.wales

18 March 2026

Dear John,

Thank you for your letter of 27 February and for the Committee’s continued work in
scrutinising progress on social housing supply. | am grateful to Members for the thorough
follow-up inquiry and constructive challenge it brings.

| was pleased to hear the positive feedback from stakeholders that, despite the significant
headwinds at play, good momentum has been achieved over the last year. This momentum
means that Wales continues to make record progress in delivering additional affordable
homes, through strong collaboration across local authorities, registered social landlords and
the wider sector.

That said, | recognise that there are many challenges still at play and the collective
response of the sector to these challenges led and supported by the Welsh Government, is
critical to maintaining supply and building a pipeline of additional homes into the future.

We are making progress and | am pleased to attach responses to each of your questions in
Annex A.

You will also wish to know, a Written Statement, due to be published today (19 March), will
include an annex with progress updates against all the recommendations of the Affordable
Housing Taskforce.

Canolfan Cyswllt Cyntaf / First Point of Contact Centre:
0300 0604400

Bae Caerdydd « Cardiff Bay Gohebiaeth.Jayne.Bryant@llyw.cymru
Caerdydd « Cardiff Correspondence.Jayne.Bryant@gov.Wales
CF99 15N

Rydym yn croesawu derbyn gohebiaeth yn Gymraeg. Byddwn yn ateb gohebiaeth a dderbynnir yn Gymraeg yn Gymraeg ac ni fydd
gohebu yn Gymraeg yn arwain at oedi.

We welcome receiving correspondence in Welsh. Any correspondence received in Welsh will be answered in Welsh and corresponding
in Welsh will not lead to a delay in responding.
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Yours sincerely,

Joipadoesat

Jayne Bryant AS/MS
Ysgrifennydd y Cabinet dros Lywodraeth Leol a Thai
Cabinet Secretary for Housing and Local Government



Local Government and Housing Committee - Social Housing Supply: Follow up Inquiry — March 2026

Committee Question/Ask

Cabinet Secretary for Local Government and Housing Response

We believe the Welsh Government needs to
show stronger leadership and develop a
comprehensive strategy across its departments
to ensure the housing emergency is fully
recognised and addressed. Clear and consistent
communication is also needed to make social
housing supply a top priority throughout all
areas of government. We believe that bringing
the right to adequate housing into Welsh law
would help establish this as an essential priority
across the whole of the Welsh Government.

We would welcome an update on how the Welsh
Government is ensuring that people’s housing
needs are being met.

| have convened regular regional meetings across Wales with local
authority housing lead members and officers (also attended by
registered social landlords (RSLs)) to drive leadership of housing
delivery and ensure that more homes is widely recognised amongst the
top priorities of local authorities.

Discussions at the regional roundtables has included reflecting on
assessments of housing need. When the 20k target was set, it exceeded
the affordable housing additional need estimates at the time - and we
remain on course to exceed those need estimates. Indeed, the Welsh
Government made providing More Homes a cross-Government priority
to drive forward progress as one of four FM delivery priorities in
September 2024.

The roundtables have also focussed on the Local Housing Market
Assessment (LHMA) process. LHMAs are vital to determine local
housing requirements and form a key part of the evidence base for
awarding and allocating Welsh Government capital funding as well as
informing Local Development Plans — and future Strategic Development
Plans.

| have also hosted roundtable discussions with housebuilders on matters
spanning viability, funding, planning and skills.

In February this year, Audit \Wales noted that the Welsh Government has
strengthened its governance of the 20k target through improved
transparency and data quality, a Taskforce and implementation group
coordinating delivery, and proactive action to address barriers such as
planning capacity and environmental constraints.

1
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We would also be grateful for clarity about how
the Welsh Government will ensure that social
housing supply is recognised and acted on as a
cross-cutting priority across all departments so
that policies in areas such as health, education,
the environment and decarbonisation are
aligned with, rather than competing against, the
urgent need to deliver more social and
affordable homes.

The Welsh Government already recognises social housing supply as a
cross-cutting priority and we are acting across portfolios to ensure
delivery is supported rather than constrained by wider policy.

This has been amplified by the acceptance of Cabinet of all 41
recommendations of the Affordable Housing Taskforce.

Particular examples include a £9m investment by the Cabinet Secretary
for Economy, Energy and Planning in Planning and Environment
Decisions Wales, Natural Resources Wales and the Planning Directorate
to increase planning capacity and speed up decisions - a change
designed specifically to align environmental, planning and housing
objectives rather than allow them to operate in competition.

The Welsh Government has also provided financial support to areas
affected by marine nitrates to ensure they can quickly put new tools,
such as the Nutrient Calculator, and guidance into practice, including
over £500,000 to the West Wales Nutrient Management Board and
funding of up to £1.5million over three years to support Local Authorities.

In addition, the Minister for Culture, Skills and Social Partnership has
confirmed new level 2 apprenticeship pathways in bricklaying, site
carpentry, scaffolding and building maintenance will be introduced later
this year, improving entry level access to essential trades.

The primary objective of the Housing with Care Fund (HCF) is to
increase the stock of housing to meet the needs of people with care and
support needs.

The HCF is a preventative programme, building on the previous
Integrated Care Fund (ICF) capital programme and underpins the




Programme for Government Commitment (PfG) to ‘support innovative
housing to meet care needs.’

We are also working with Health Boards and Local Authorities to release
suitable public land, reflecting the fact that housing supply depends on
coordinated action across the public estate. Housing delivery is also fully
integrated with our decarbonisation and public-health goals through
programmes such as the Optimised Retrofit Programme and the
requirements of WHQS 2023, which improve energy efficiency, reduce
fuel poverty and support better health outcomes.

We would be grateful for a comprehensive and
detailed breakdown of each Taskforce
recommendation, setting out where measurable
and identifiable progress has been made, as
well as areas where progress has been slower
than anticipated or absent.

A Written Statement, due to be published on 19 March 2026, will include
an Annex with progress updates against all the recommendations of the
Taskforce.

Given the lack of transparency highlighted by
some witnesses around the Taskforce’s work,
we would also welcome details of how the
Welsh Government plans to communicate with
the sector going forward.

| convened and chair the ‘Affordable Housing Taskforce —
Recommendations Implementation Group’. The Group has met four
times since its establishment in July 2025 and includes representatives
from across the sector. Delivering on the recommendations is a
collective effort and the sector shares with the Welsh Government the
responsibility for progress, improvement and change.

Many of the recommendations require the leadership and support of our
partners, to ensure they are implemented.

Strong partnership arrangements are in place between Welsh
Government Ministers and officials with the housing sector - both
through formal engagement channels and ad-hoc engagement.
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| have also provided updates on progress against the recommendations
in Oral Questions and Statements.

We welcome your commitment to provide a
progress update following the next meeting of
the Affordable Housing Taskforce
Implementation Group and would be grateful to
receive this as soon as possible, and before the
end of this Senedd term.

A Written Statement, due to be published on 19 March 2026, will include
an Annex with progress updates against all the recommendations of the
Taskforce.

We would be grateful for clarification on which
systemic barriers have been identified and how
these have been addressed (or how the Welsh
Government plans to address them) to ensure a
sustainable pipeline of affordable housing post-
2026.

The Affordable Housing Taskforce identified systematic barriers, and as
noted above, | will provide progress updates against all the
recommendations of the Taskforce on 19 March.

An update on the work of the Marine Nitrates Development Taskforce is
provided under recommendation 17.

Audit Wales also express concern about the
sustainability of the housing pipeline beyond the
20,000 target for this Senedd term, highlighting
data which shows that between the final year of
the previous target and the first year of the
current target period, the number of social and
affordable homes delivered fell by 26 per cent.
Given the evidence we heard from stakeholders,
we are concerned that a similar pattern could
emerge after the current target period.

We would also welcome an explanation for the
26 per cent drop in delivery of social and
affordable homes at the start of this term along
with projections for any anticipated drop for the
coming term.

We have published anticipated delivery Management Information data
covering the coming Senedd term, however this doesn’t include
Transitional Accommodation Capital Programme (TACP) schemes and
further Social Housing Grant (SHG) schemes in development
programmes which are coming through.

| have also recently announced £50 million for TACP in 2026-27 -
enabling the scheme to re-open early and to give the sector time to
prepare, so homes can be delivered quickly.
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The Welsh Government previously accepted in
principle our recommendation that social
housing should make up at least 20 per cent of
Wales’s total housing stock, and this was
welcomed by stakeholders. In your response
you stated that an “analysis to understand the
steps needed to secure a higher percentage (of
housing stock) and to inform timescales” would
be undertaken.

We would welcome further details on this
analysis and the timescales you are working
towards for its completion.

As noted in response to question one, when the 20k target was set, it
exceeded the affordable housing additional need estimates at the time -
and we remain on course to exceed those need estimates by the end of
2026.

We have backed the 20k target with record social housing funding of
over £2 billion over this Senedd term — including £466m in 2025-26
alone - responding to Audit Wales’s call for additional investment to meet
the target.

The latest estimates of additional housing need (2025-based) were
published last month (February) and this now provides us with an
updated evidence base to undertake further analysis.

The further consideration of the recommendation will be a matter for an
incoming government and will require detailed consideration of budget
availability and priority, policy priorities as well as partners’ delivery
capacity, amongst other things.

We note the new estimates of additional housing
need in Wales that were published on 12
February 2026.

We would like to understand how the Welsh
Government intends to ensure that this revised
lower percentage does not lead to any reduction
in the percentage of social and affordable
housing that local authorities aim to achieve via
their Local Development Plans.

As the statistical release notes, it is assumed that in addition to the
affordable element of newly arising need, all existing unmet need is for
affordable housing.

Local authorities should maximise affordable housing delivery based on
local evidence, with Local Housing Market Assessments (LHMAs)
forming part of regular discussions between the Welsh Government and
local authorities on funding and delivery priorities. Local Development
Plans should continue to set ambitious, evidence-based affordable
housing policies aligned with the Welsh Government’s wider housing
priorities.




10

We would welcome a view from the Welsh
Government on what the new estimates suggest
about true social housing need.

The estimates are not forecasts or housing targets, but they help us
understand the pressures that may shape housing need over the next
20 years.

They do not account for future policy changes, supply, or economic
shifts - long-term estimates carry greater uncertainty.

However, the data will help inform future policy development and any
future review of Future Wales, as well as informing Future Trends
reporting.

At a local level, LHMAs are vital in understanding the local housing need
of the diverse communities within each local authority, including tenure
mix.

LHMAs also provide crucial evidence to inform a local authority’s Local
Development Plan (LDP) process, which include targets for the number
of affordable and market homes the authority aims to deliver over the
plan period.

LDPs must set out how and where the authority intends to provide the
affordable and market homes to meet the target they have established.

| have been engaging with Local Authorities on progress in updating and
delivering against LHMAs, which are refreshed every two to three years,
at regular regional roundtables.

11

We would also welcome a view on the
practicality of adopting a fuller estimate of social
housing need that takes into account categories
such as rough sleeping, hidden homelessness
and people living in unsuitable accommodation.

As the statistical release and Written Statement notes, the estimates are
not forecasts or housing targets, but they help us understand the
pressures that may shape housing need over the next 20 years.




As noted in the statistical release and accompanying quality report, we
recognise that estimating existing unmet need is challenging and current
estimates are likely to underestimate the true level of unmet need.
However, we are confident that we have drawn on the best available
evidence and that the analysis provides a robust indication of the scale
of unmet need.

At present, we do not hold data on hidden homelessness. We will
explore whether it is possible to capture this in future through the
National Survey for Wales or the new Welsh Housing Survey.

We have also been clear that need can also be met through adaptations
and improvements to existing stock where appropriate, as well as
through additional housing units.

To that end, at local level, Local Authorities’ Local Housing Market
Assessments (LHMAs) and ongoing capital funding programming
discussions with Welsh Government officials, are vital in understanding
the local housing need of the diverse communities within each local
authority.

| have also been engaging with Local Authorities on progress in updating
and delivering against LHMAs at regular regional roundtables.

12

We reiterate our previous recommendation that
the Welsh Government establish a National
Development Corporation (or equivalent
arm’s-length body) to provide long-term strategic
leadership and delivery capacity for social and
affordable housing in Wales. We remain of the
view that the absence of a dedicated national

We acknowledge the Committee’s concern about ensuring long term
strategic continuity beyond electoral cycles. However, we are confident
that this can be secured through existing mechanisms: long term
national planning frameworks, strategic development plans, and the
integration of land, regeneration and housing functions within the Welsh
Government’s Place Division. These approaches provide continuity,
stability and alignment with wider Government policy objectives without




enabling body limits Wales'’s ability to respond
effectively to the housing emergency.

We would like the Welsh Government to
reconsider setting up a National Development
Corporation. In the absence of such a body, we
would like you to set out what mechanisms are
in place to ensure long term continuity and
strategic focus on social housing delivery that go
beyond electoral cycles and short-term targets.

the risks and costs associated with creating a new arm’s length
organisation.

13

We would also welcome information on whether
the Welsh Government has considered if any
elements of Homes England, and the proposed
national housing agency for Scotland, could be
applied here in Wales, including consideration of
a funding model similar to the Homes England
National Housing Bank.

The Welsh Government is engaging with the UK Government and
Devolved Administrations on their emerging new approaches. The next
steps taken will be a matter for the incoming government.

We have also shared information on successful approaches undertaken
in Wales, including the role of the Development Bank of Wales, the Ely
Mill model and the Wales Housing Partnership. Furthermore, we have
exchanged information on our Registered Social Landlords (RSL)
Development Loans and Land for Housing loans models.

14

We would welcome an update on this work and
details on how you are engaging with the
Development Bank of Wales to increase their
role in supporting the social and affordable
housing sector.

The Welsh Government has commissioned the Development Bank of
Wales (DBW) to undertake this exploratory work.

DBW support the housing sector in providing competitive finance for
housing development.

Its property development funds offer support to SME developers who
often straddle private and affordable/social housing.

It has also worked in conjunction RSLs to deliver mixed tenure schemes
on a collaborative funding basis.
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DBW work with a number of RSLs through the Leasehold Support
Scheme and has taken over management of a portfolio of RSL loans for
WG.

The Welsh Government is also looking at how it can leverage DBW
partnerships with SMEs and RSLs to deliver cost-effective, housing
projects for purchase by RSLs at completion.

The Welsh Government is also exploring with DBW and Welsh Treasury
ways to de-risk upfront planning/on board costs via
sureties/bonds/warranty support.

15

We believe the Welsh Government should be
looking to innovate in this area by exploring
other forms of land value capture, such as
strategic acquisition of land in areas where
values are expected to rise, for example due to
public infrastructure investment. This could form
another valuable source of income for
investment in affordable housing, learning from
examples in other European nations

We would appreciate an update on the Welsh
Government’s exploration of the potential of land
value capture including via land acquisition,
taxation, and developer obligations.

The Welsh Government is actively advancing several strands of work in
this space.

First, the Welsh Government’s Place Division continues its strategic site
search and acquisition activity, which enables the Welsh Government to
secure land ahead of regeneration, infrastructure investment or market
uplift. This approach has already demonstrated its value by enabling
public sector led development and ensuring that land value growth is
reinvested into outcomes such as affordable housing, low carbon
construction and placemaking.

We have developed and tested a land sale model, including sites in the
Vale of Glamorgan, that is compliant with procurement legislation while
capturing a greater proportion of land value uplift for public benefit. This
model allows land value to incentivise low carbon development, ensures
all homes meet the Welsh Development Quality Requirements (WDQR),
and secures outcomes consistent with our affordable housing and social
value objectives.




It is important to recognise that that established mechanisms such as
Section 106 agreements and the Community Infrastructure Levy (CIL),
remain available to local planning authorities. These tools already
provide a statutory means of capturing land value uplift arising from
development and ensuring that necessary community benefits, including
affordable housing contributions, are secured.

Overall, while we continue to explore additional opportunities for land
value capture, particularly through strategic acquisition in areas
expecting value growth, the Welsh Government is already progressing a
suite of practical, proven mechanisms that ensure public investment and
planning interventions deliver maximum benefit to Wales’s housing and
regeneration ambitions.

16

The evidence we’ve heard re-affirms our view
that the Welsh Government should develop a
separate quality standard for the acquisition of
permanent social homes in consultation with
social tenants. This should be distinct from the
requirements applied to new build social
housing.

We would like the Welsh Government to
reconsider its position and commit to developing
a separate acquisitions standard, distinct from
new-build requirements, and developed in
consultation with social tenants. In the absence
of a separate standard, we would be grateful for
details of how you intend to address the barriers
to acquisitions so that more existing homes can
be brought into the social sector.

As described in our response to the Committee’s previous report, the
Welsh Government’s position is that we do not require a new standard
for acquisitions.

The Committee may wish to review our guidance on Buying Existing
Dwellings (Eds) and Off the Shelf (OTS) properties, in particular the
flexibility it offers in recognition that compliance with Welsh Development
Quality Requirements (WDQR) 2021 is not always achievable for
existing dwellings and off the shelf properties. It is our view that this
flexible approach is working, as can be demonstrated from the full
pipeline of compliant projects coming through our grant schemes.

In addition to the flexibility offered, our funding schemes can be used to
carry out improvements to acquisitions to ensure tenants are provided
with homes of appropriate quality.

To address perceived barriers to acquisitions and linked to
recommendations in the Affordable Housing Taskforce from May 2025,

10
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Welsh Government housing officials continue to work productively with
the sector and consider proposals on a case-by-case basis, recognising
the urgent need for more homes.

We have also introduced a mechanism so that if developers feel that the
application of standards is blocking meaningful development
opportunities, that these can be raised in the twice-yearly “check and
challenge” meetings with me on the delivery of affordable housing.

This approach has been successful, for instance in the recent case of
the Boutique Student Living Swansea building.

17

We would be grateful for a detailed outline of the
steps the Marine Nitrates Development
Taskforce is taking to urgently restart stalled
housing developments, particularly for social
and affordable housing schemes already in the
planning pipeline.

The Marine Nitrates Development Taskforce was established by the First
Minister as a senior group with a specific remit to ensure development
restarts in affected areas as quickly as possible. It brings together local
planning authorities, Dwr Cymru Welsh Water and Natural Resources
Wales alongside senior officials from across the Welsh Government to
progress solutions at pace.

All options are being considered and regular updates on progress are
being provided through Written Statements. The Taskforce is
considering a range of potential responses to stalled housing
developments — informed by expert ecologist guidance — including de
minimis, threshold-based, nutrient neutrality, and imperative reasons of
overriding public interest (IROPI).

18

The Affordable Housing Taskforce made detailed
recommendations to streamline and expedite
planning processes, and we look forward to
hearing an update on implementation of these

The Planning Consolidation Bill passed its final vote in the Senedd on
10" March and is awaiting Royal Assent. Once commenced as an Act of
the Senedd it will provide a single source of planning law in Wales
providing clarity on planning processes. Any further changes to
streamline processes will be a matter for the incoming government.

11




19

We would like to understand the Welsh
Government’s rationale for not ring-fencing the
income from increased planning fees to local
authority planning departments. We would also
like to know what the Welsh Government'’s
monitoring on planning fees is revealing in terms
of local authorities’ income generation and the
extent to which income is being allocated to
planning.

We expect local authorities to choose to re-invest planning fees into
improving resources within planning departments on a voluntary basis.
As part of this we will be re-introducing the performance monitoring
framework so that we can understand how performance is changing
over time. We will monitor the situation, and should it become apparent
that increased fee revenue has not been utilised towards resources and
improved performance then it could be necessary to impose ring-fencing
in the future.

20

S106 - The Welsh Government previously told
this Committee that it would consider whether
further guidance would be helpful following the
completion of work undertaken by Planning
Officers Society Wales.

We would be grateful for an update from the
Welsh Government on this work and a view as
to what more may be needed to support local
authorities to hold firm on viability.

The report on Public Sector Planning Resources in Wales identified
viability expertise as an area where additional resources would be
helpful. The development of further guidance on S106 will be a matter
for the next government to take forward as there is not sufficient time to
draft, publicly consult, review and amend any guidance prior to the end
of this Senedd Term.

21

We would welcome details of how the Welsh
Government will ensure that its 10-year rent
policy balances tenant affordability with the
financial sustainability of social landlords; and
an update on the Welsh Government’s review of
rent convergence including any associated
timescales.

The Welsh Government Rent and Service Charge Standard 2026-2036
fulfils my commitment to provide certainty and stability to social
landlords and their tenants.

Affordability remains at the heart of our social rent policy, and | have
committed to embedding this further by developing an affordability
framework, which will bring greater clarity and consistency to rent setting
practice across Wales. This work is now underway and will form a
central part of our wider programme to strengthen and clarify our
approach to housing affordability.

12




The ten-year Rent Standard also provides social landlords with added
confidence to maximise all opportunities to leverage sources of private
finance in the UK-wide financial market.

Taking into account the wider economic environment and implications for
social landlords and their tenants, | believe we have struck the right
balance in Wales between the needs of social landlords and tenants —
and the new Rent Standard has been widely well received.

In the Written Statement | issued alongside the new Rent Standard, |
acknowledged the debate around rent convergence. Stakeholders have
highlighted the potential for rent convergence to generate additional
income, and some have also made the case that rent convergence
could lead to greater fairness for tenants.

However, | am clear that rent convergence is inherently complex. There
are significant implications for affordability, existing funding
arrangements, and the interaction with systems such as Local Housing
Allowance and welfare support. Any consideration of rent convergence
must therefore begin with affordability.

That said, | committed to exploring rent convergence further and will be
commissioning expert research to better help us understand whether a
policy of rent convergence would be appropriate for Wales. This
research will explore the potential benefits, the risks, and the practical
implications of any future approach, ensuring that we fully understand
the complexities before reaching any conclusions.

This research, together with the new affordability framework, will provide
the evidence and tools needed to inform future policy development on
housing affordability. This will ensure that any decisions we take
continue to safeguard tenants, support investment in high-quality

13
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homes, and uphold our commitment to a fair and affordable social
housing system.

22

We would like the Welsh Government to
reconsider our recommendation to develop a
workforce development strategy for the
construction sector.

23

We would also be grateful for a detailed update
on any progress that has been made to date in
growing the workforce across the built
environment.

24

We look forward to hearing an update on
implementation of [the Taskforce’s] detailed
recommendations on skills. This included
addressing workforce shortages across the built
environment by strengthening training pathways,
scaling good practice, and ensuring coordinated
action across the Welsh Government, RSLs and
skills bodies to build a sustainable pipeline of
qualified workers.

The Welsh Government recognises that the construction and built
environment sector is a key part of the Welsh economy and central to
Welsh Government’s ambitions for promoting green, net-zero skills.
Significant actions are already being taken to support the development
of the workforce in the construction and net zero sectors, as stated in
our response to the Committee’s original Recommendation 10.

As noted in earlier responses, | will publish progress updates against all
the recommendations of the Taskforce on 19 March.

It will note that among the priority areas for the apprenticeship
programme in 2026-27 are construction (including decarbonisation &
retrofitting, and the new Level 2 construction Apprenticeships) and clean
energy.

The Welsh Government is also instructing Medr, to have regard to the
priorities set out in the Welsh Government’s Apprenticeships: policy
statement. This includes strengthening provision in strategically
important sectors, ensuring the programme remains responsive to
current and future skills needs, and supporting improved labour market
outcomes for those furthest from the labour market.

Furthermore, the Welsh Government is supporting regional skills
development through initiatives such as the Optimised Retrofit
Programme, Green Homes Wales and Warm Homes Nest schemes,
which fund energy efficiency improvements to homes of all tenures
across Wales, providing a reliable pipeline of demand for skilled low
carbon retrofit jobs.

14
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Welsh Government policy teams will continue to work across not only
housing and residential decarbonisation policy but across a wide range
of sectors, and with leading industry stakeholders, to analyse workforce
gaps and support industry and training providers to respond.
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