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Background 
 

For many years analysts have forecast that Wales needs to build about 10,000 new houses per 

annum purely to maintain its housing stock.  For the past 5 years we have completed less than 5000 

per annum.  See Table A attached.  The reasons for this are varied – the recession, the withdrawal 

of affordable mortgage finance, market confidence, rising unemployment.  These in turn have 

caused problems for the Housebuilding & Construction Industry.  

 

Put into context, the problems facing the industry have been compounded by inconsistency in : 

 

The bureaucratic and misguided Planning Regimes of County Councils in Wales. 

 

Development Finance has ceased to exist for the past 5 years as Banks have avoided the property 

market.  Banks will not market or use government guaranteed loan schemes. 

 

Land prices. The holder of the largest amount of possible building land in Wales is the Public 

Sector, which is in a position to hold onto land, regardless of need or the market, thereby creating 

an artificial price structure. 

 

The stringent and expensive Building Regulations that are imposed with lack of proper thought, 

and high indirect costs imposed by the Utility Monopolies – gas, water and electric, whose 

charges are totally unrelated to what it costs them.  Frequently a £2,000 job becomes a £10,000 cost 

to builders.  This is an area where Government should look more closely, especially as they enjoy a 

monopolistic position and can impose whatever they like on builder/developers (who, after all, are 

the ones who actually provide the country's infrastructure). 

 

The Professional cartels – Solicitors who operate small town cartels, escalating fees and again the 

Banks who at a time of low interest rates make up for this by charging high arrangement fees. 

 

All the above has contributed to social decline as buyers ( particularly young first time buyers ) are 

faced with  

 

Having to raise unrealistic deposits 

Lack of mortgage finance offers and. 

High legal and Conveyance Fees. (solicitors) 

 

Whilst those with well paid jobs who are able to save (or obtain from family) the 20% + deposit, are 

able to take advantage of historically low mortgage interest rates.  Wales, being the lowest paid 

regions of the UK, has consequently suffered disproportionately as a result. 

 



All the above are Constraints on welsh business and the general economy, that can be 

removed through action by the Assembly Government.  

 

Examples : How both local and central Government action has damaged the Wales economy :   

 

No thought given to knock on impact of the delays in implementation of Mortgage Support 

Scheme, announced in Autumn 2012 for implementation in Spring 2013.  People held off buying to 

await this scheme, only to find it cancelled.  This 6 month standstill had a significant cash flow 

impact on welsh housebuilders.  Production in many cases was put on hold. 

 

Stamp Duty, which in many areas of Wales started at 1% on houses above £150k, was reduced in 

April 2013 to starting at £125k.  This resulted in a downturn of building, as builders could not 

achieve profitability due to buyers demanding sales at no more than £125k. 

 

The above double whammy meant that government action reduced sales and therefore tax intake ! 

 

The problems of the Banks has meant they have put pressure on Property Valuer’s to reduce 

valuation of new build homes in order to enhance security.  This in turn has affected profitability as 

houses costing X are often valued at less than cost. 

 

County Councils, who are responsible for planning and associated costs such as Section 106 which 

is unreasonably imposed on new developments.  Section 106 Agreements are punitive, and seem to 

be premised on the assumption that because there are new houses in the area, the council will incur 

additional costs.  We cannot follow this logic; building new houses does not cause population 

increase, it follows the need created by population increase.  Also these houses pay domestic rates. 

 

Interdepartmental co-ordination is lacking e.g. between Planning & Highways who frequently 

cause problems by acting in a contradictory way.  

 

Government departments – who will not help private developers if their plans are in competition 

with WAG supported schemes. e.g.  WAG/Wales Industrial Partnership 

 

County Councils dream up schemes (with high fees) that they claim they are given under the 

powers of the Local Government Act.  These are effectively taxes. e.g.  If you erect scaffolding to 

paint your house you can be charged £150 under Building Regs/Planning fees.  Building Regulation 

inspectors frequently drive around looking for people who are refurbishing their property. 

 

The Welsh Government has imposed additional specifications for new build houses in Wales 

which are higher than England.  This adds to the cost of construction, but does not add to the value. 

The net result is that margins are reduced and development is less attractive.  WG introduced these 

changes without any apparent understanding of the effects. 

 

There is a complete lack of commercial awareness in both Local and Central government.  As 

well as business issues they do not understand that quality employment is long-term and on a proper 

PAYE basis, which used to be called a career.  This should be available to as many people as 

possible, including blue-collar workers, whereas civil servants think that careers are privileged to 

the public sector.  




