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1. Affordable Housing Backlog 
 

1.1. As of the 31st March 2017 there were 6,838 households with active applications on 

the housing waiting list. In order to clear this backlog during the 5 year life of this 

LHMA we would need to allocate 1,368 units of accommodation each year.  

 

1.2. Over half of the applicants required a 1 bedroom property, although there is a 

significant need for larger general needs accommodation.  

 

 

Figure 1 – Accommodation Required, Abritas, 31st March 2017 

1.3. There is also a significant need for accommodation for older people, much of which 

is one bedroomed. Older people are currently exempt from the housing benefit 

restrictions on spare rooms so will be eligible for 2 bedroom accommodation which 

is generally the preferred option. Notions of aging and of what it means to be older 

have changed dramatically in recent years. Traditional accommodation for older 

people, including bedsits and schemes with shared facilities are becoming 

increasingly unpopular.  

 

1.4. Newport has had some notable successes in developing high quality 

accommodation for older people. Church View House in Bassaleg is a development 

of 18 luxury 2 bedroom apartments for older people. Since initial allocation in 2013 

only 3 of the apartments have become available for re-letting. Allocations have 

recently begun to be made to the new development for over 55s in Clevedon Road. 

Attracting an average of over 60 bids they have also proved extremely popular. The 
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average number of bids received on 2 bedroom properties for older people in 

Newport as a whole is 25. Both these schemes have attracted applicants from 

outside the immediate area as well as home owners and people who have lived in 

their current property a significant amount of time. In the recent allocations at 

Clevedon Road the future residents have lived in their current properties for 

between 60 and 15 years.  

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

1.5. This shows that if the right type of accommodation is provided people are willing to 

move from homes they have occupied for a substantial period of time to access it. 

There are a significant number of people aged over 55 who have had active housing 

applications for a number of years. 13% have had active applications for 7 years or 

more compared to 5% of people aged under 55. These people must have felt that 

they were in housing need, or were likely to be in the future but they have 

remained on the waiting list for a significant period of time.  

Case Study – Church View House, Bassaleg 

 

Church View House is a development of 18 luxury apartments for over 55’s that were delivered in 

2013. Since the initial allocations only 3 apartments have become available for re-letting, when 

they attracted an average of over 70 bids. Residents from across Newport were interested in 

moving to Church View with flats eventually being let to people from areas including Caerleon, 

Beechwood and Pillgwenlly. Church View House also generated a lot of interest from people who 

had been living in their current accommodation for a significant period of time. 6 households who 

moved into Church View House were resident is social housing in Newport. The average amount of 

time people had lived in these properties was 8 years, with some households having been resident 

in them for more than 15 years. The reintroduction of these properties to the overall housing 

supply led to a chain reaction that led to at least 10 households being rehoused. As well as units of 

social housing becoming available the development at Church View House led to units of private 

housing re-entering the market. These properties all sold at average or low quartile prices for the 

wards they were in. Five privately rented properties also re-entered the market.  
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Figure 2 - Active Housing Applications by Year Registered, Abritas, August 2017 

 

1.6. At the time of this assessment there were 1,545 people aged over 55 on the housing 

waiting list, 23% of the total applicants. In Newport as a whole 36% of the adult 

population are aged 55 or older. Home ownership is the most common tenure for 

older people in Newport, with 53% of households owning their home outright. The 

most common tenure for older people on the waiting list was social renting, making 

up 42% of applicants. Nearly a third of older applicants were home owners. It is not 

surprising that older home owners are under represented on the waiting list. The 

reasons for this are two fold – there are less likely to be familiar with affordable 

housing and may not realise they are eligible and they have an asset, especially if 

they own their home outright, which they are able to use to try and meet their own 

need in the open market. More information on the supply of private 

accommodation for older people can be found in section 3.6 – 3.12. 

 

1.7. 62% of older people on the housing waiting list report having a health or welfare 

need. This is much higher than the population as a whole where only 16% of older 

people consider themselves to be in poor health. It may be that poor health makes 

it harder for people to meet their own needs in the market so they are more likely 

to seek affordable housing. It is also an important consideration when planning 

accommodation for older people in the future. Being older may not be the driving 

factor in changing accommodation, ill health spears to have the greater impact.  

 

1.8. Not all applicants will be in immediate or significant housing need.  Analysis of dates 

when applications became effective show that there were 21 applicants who had 
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been on the waiting list in excess of 30 years,  49 applicants that had been on the 

waiting list in excess of 20 years and 131 applicants who had been on the waiting list 

in excess of 10 years.  

 

1.9. In future LHMAs it may be wise to make the decision to exclude applications that 

were registered before a given date and that are in the lowest priority bands. This 

would ensure that people whose priority has changed over time were still picked up 

but people who were not in significant housing need were not included.  

 

1.10. The model used for the LHMA allows us to identify where people need 

physical adaptations to a property but it does not pick up on people with a health or 

welfare needs that do not require these types of adaptions.  

 

1.11. At the time of this assessment there were 2,447 people on the waiting list 

that declared a health or welfare need but who had not been assessed as being in 

need of a significantly adapted property. The most common health or welfare need 

was a mobility problem followed by a mental health condition. 

 

 

Health or Welfare Need No. of 
Applicants 

16/17 year old 91 

Hearing impairment/deaf 92 

Mental health condition 763 

Mobility problem       838 

Other vulnerability 592 

Substance misuse issues 51 

      Visual impairment/blind 35 
Figure 3 - Health and Welfare Needs of Applicants Seeking a Non Adapted Property, Abrtias, 31st March 2017 

1.12. Daffodil projects the need for care services in Wales. The table below shows 

the number of people in Newport predicted to have certain health or welfare needs. 

All groups are expected to see an increase, with the exception of people with 

substance misuse issues. The decline in this group is due to a predicted fall in the 

number of younger people using illegal drugs, whereas the number of people aged 

24 plus is expected to continue to increase.  

 

Health or Welfare Need 2015 2025 % Change 

Hearing 
impairment/deaf 

15,514 17,142 10% 

Mental health condition 20,835 22,083 6% 

Mobility problem 4,673 5,588 20% 

Substance misuse issues 13,194 13,064 -1% 
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Visual impairment/blind 3,077 3,704 20% 
Figure 4 - Predicted Health and Welfare Needs of Newport Residents, Daffodil, May 2017 

1.13. The Supporting People Local Commissioning Plan includes information on the 

supply of supported accommodation in Newport along with predictions of future 

demand and identification of service gaps. There are currently 87 units of supported 

housing for people with a mental health condition in Newport. Despite this there is 

a shortfall in accommodation for people with severe and complex mental health 

conditions. There also 40 units of supported housing in Newport for people with 

substance misuse issues. A need for accommodation for people with a dual 

diagnosis of substance misuse and mental health issues has also been identified. 

Whilst these gaps in service provision remain the number of people with these 

issues on the waiting list is likely to continue to rise.  

 

1.14. The rates of people with mobility problems and hearing and visual 

impairment issues increase significantly as people grow older. Much of this need 

can be accommodated in general older persons’ provision if it is sensitively and 

appropriately designed.  

 

 

 

 

 

 

 

 

 

 

1.15. The model also does not tell us much about the diversity of applicants on the 

waiting list or their situations. The majority of applicants, 5,704, considered them 

themselves to be White Welsh, English Scottish or Northern Irish. Of the other 

ethnic groups represented on the housing register the most common were people 

from other White backgrounds and Black African people.  

 

Case Study – Glyn Anwen Extra Care Scheme, Linc  Cymru 

 

Opened in 2009 Glyn Anwen Extra Care scheme is notable for its many innovations that 

allow residents to live their lives as independently as possible. RNIB Cymru were involved 

in the design of the scheme in order to ensure colour contrast and lighting levels were 

suitable for people with sight loss. Linc Cymru also worked closely with the Alzheimer’s 

Society to ensure there were features to support residents with dementia and memory 

loss.  

http://www.newport.gov.uk/documents/Care-and-Support/Supporting-People-Local-Commission-Plan-annual-update-2017-18.pdf
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Ethnic Origin No. of 
Applicants 

% of 
Applicants 

% of General 
Population 

Any other white 
background 

240 3.6% 2.3% 

Any other ethnic group 84 1.3% 1.4% 

Arab 31 0.5% 0.6% 

Asian any other 50 0.7% 0.9% 

Asian Bangladeshi 63 0.9% 1.2% 

Asian Indian 9 0.1% 0.8% 

Asian Pakistani 66 1% 2.1% 

Black African 162 2.4% 1% 

Black any other 30 0.4% 0.2% 

Black Caribbean 52 0.8% 0.5% 

Chinese 7 0.1% 0.4% 

Gypsy/Irish Traveller 19 0.3% 0.1% 

Irish 15 0.2% 0.5% 

Mixed other 30 0.4% 0.3% 

Mixed White & Black 
African 

15 0.2% 0.2% 

Mixed White & Asian 21 0.3% 0.5% 

Mixed White & Black 
Caribbean 

77 1.2% 0.9% 

Figure 5 - Ethnic Origin of Non White British Applicants, Abritas, 31st March 2017 and Census 2011 

1.16. Of the people who considered themselves to be from any other white 

background the majority were Polish, followed by UK nationals and people from the 

Czech Republic.  

 

1.17. We can see that there are some groups that are under and over represented 

on the waiting list compared to their presence in the population as whole. People 

from an Asian background make up 5% of Newport’s population as a whole but only 

about 2.5% of applicants on the register. This may be because people who identify 

as Asian are one of the ethnic groups most likely to own their home, with 64% being 

home owners. When we look at Asian households who have applied for rehousing 

we can see that private renting is the most common tenure, followed by social 

renting. Only 3% of Asian applicants owned their home.  

 

1.18. People who identified as Black, particularly Black African, were 

proportionately over represented on the housing register although overall numbers 

were still low. Home ownership is less common amongst people from a Black 

background, with just 28% of people owning their home. Private renting (37%) and 

social renting (35%) were the most common tenures for this group. There was some 

variation across groups with 40% of Black Caribbean people owning their homes and 

52% of Black African people privately renting.  
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1.19. The difference in tenure types may be partly accounted for by the length of 

time people had spent in the UK. Of the Black Caribbean applicants who declared 

they were not born in the UK 33% had lived here since the 1950’s or 60’s whereas 

25% of Black African applicants had moved to the UK in the last 5 years. More than 

half of Black African applicants had moved to the UK with the last 10 years.   

 

1.20. People from a BME group were generally more likely to be privately renting 

their property. A third of people from a BME group were privately renting their 

property compared to 21% White British people. When we add in people who are 

living with friends and relatives in a privately rented property the true figure is likely 

to be much higher. Tenure is more likely to be the driving factor in applying for 

rehousing rather than ethnic group, as home owners are much less likely to apply 

for rehousing. Ethnicity becomes a factor as people that are relatively newly arrived 

in the country are less likely to be homeowners.  

 

1.21. Ethnicity has an impact on how we address housing need and provide 

services to people. In the last 5 years 219 people who have applied for rehousing 

have indicated their preferred language is one other than English, most commonly 

Polish or Trigrinya. They may also have specific housing needs related to ethnicity, 

such as in the case of Gypsies and Travellers.  

 

1.22. The accommodation needs of Gypsies and Travellers have been considered 

extensively in the local authority’s Gypsy and Traveller Accommodation Assessment 

(GTAA). This found that there was a significant unmet need for Gypsy and Traveller 

accommodation which the local authority is seeking to address through the 

provision of a new residential site.  

 

1.23. People from a BME group were more likely to be seeking rehousing due to 

financial difficulties, particularly people who identified as Other White Groups and 

Asian Bangladeshi.  

 

1.24. The most common reasons why people from a BME group were seeking 

rehousing were overcrowding, the poor condition of their current property and 

being asked to leave by family or friends. The reasons why White British people 

were most commonly seeking rehousing was having no permanent home, health or 

medical reasons and being asked to leave by family or friends.  

 

1.25. Regulations around access to benefits and housing for migrants mean that a 

significant amount of their housing need will be met by the private sector. At the 

time of the last census 12% of White British people lived in the private rented sector 

http://www.newport.gov.uk/documents/Housing-documents/Newport-City-Council-Gypsy-and-Traveller-Accommodation-Assessment-June-2016.pdf
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compared to 33% of people from a BME group. BME groups generally lived in worse 

conditions with 10% of households being overcrowded and 2% having no central 

heating compared to 3% of White British households being overcrowded and 1% 

having no central heating.  

 

1.26. 185 applicants have identified as lesbian, gay or bisexual. The true figure may 

be higher as 812 applicants refused to answer this question, most commonly older 

people. 15 applicants disclosed that they were transgendered. Studies have shown 

that young LGBT people are at greater risk of homelessness, a figure which is likely 

to rise with continued welfare reform. Older LGBT people have reported 

harassment and discrimination related to their housing and sometimes even being 

ostracised in older persons’ accommodation.  

 

1.27. Most commonly applicants considered themselves not to have a religion. 

Where people did follow a religion the most common was Christianity with 1,956 

applicants followed by Islam with 252 applicants. This is broadly in line with the 

figures for Newport as a whole. At the time of the last census 30% of the population 

stated that they had no religion. Of those that did declare a religion 91% declared 

that they were Christian, 8% Muslim and 1% Hindu.  

 

1.28. Aelwyd Housing Association is a charitable, Christian housing association that 

operates in Newport as well as other areas of South Wales. Whilst it works closely 

with local churches allocations to its scheme at Newport have been made to people 

with no religion or who identify as following a religion other than Christianity. The 

number of people declaring that they had no religion rose dramatically between the 

last two censuses. If this trend continues the demand for faith based 

accommodation will diminish even further.  

 

1.29. Nearly a third of applicants on the waiting list were in employment. 523 

applicants were retired, 415 in receipt of disability benefits and 1,654 unemployed. 

Of applicants that were employed 37% worked part time. 40% had been in 

employment for 2 years or less.  Despite having an income the capacity for these 

people to afford home ownership or low cost home ownership will be significantly 

diminished by factors such as debt, low wages and the ability to save for a deposit. 

This would also impact people attempting to access the private rented sector where 

they would need a deposit, rent in advance and money to cover letting agent’s 

costs.  

 

1.30. Over 2,000 applicants were already either housing association or local 

authority tenants. 1,504 applicants were living in the private rented sector, 1,347 

with family or friends and 677 owned their own home. It is likely there are a 
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significant number of households in housing need who have not approached the 

local authority for assistance. Recent research by the National Housing Federation 

found only 1 in 10 people had a good understanding of what housing associations 

do whilst there is a growing concern that portrayals of social housing on television 

deter people living in the private sector from applying for affordable housing.  

 

1.31. In order for the Local Housing Market Assessment to be accurate we need 

people who are in housing need to identify themselves as such. It may be that work 

needs to be done in increasing awareness of affordable housing options in Newport 

and improving perceptions of social housing.  

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

1.32. There are important differences in why people living in different tenure types 

are seeking rehousing. Home owners are much more likely to be older, with two 

thirds being aged over 65. Their most common reasons for seeking rehousing were 

health or welfare reasons followed by wanting to downsize. Younger home owners 

were more likely to be seeking rehousing because of financial difficulties or because 

of an eviction or repossession order.  

 

1.33. Conversely people who were already housing association or local authority 

tenants under the age of 65 were most likely to be seeking rehousing because of 

overcrowding, they also reported much higher rates of harassment and neighbour 

nuisance than older people. Older people were most likely to be seeking rehousing 

Case Study – Housing Day 

 

Housing Day is a national 24 hour social media event to celebrate the 

positive impact of social housing.  Launched in 2013 it aims to inspire 

and engage with tenants as well as to challenge perceptions and 

stereotypes of people living in social housing. The 2014 event saw 

over 30,000 posts using the hash tag #HousingDay reaching a 

potential audience of 7 million people.  
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because of health or welfare needs or because they wanted to move closer to 

family or friends.  

 

1.34. People who were privately renting their property were most likely to be 

seeking rehousing because of financial difficulties followed by having no permanent 

home. Whilst two thirds of home owners on the waiting list were aged over 65 two 

thirds of private renters were aged under 45.  

 

1.35. People aged 16 -24 on the housing waiting list were most likely to be living 

with their parents. Over 40% of 16 – 24 year olds on the waiting list that were living 

with their parents were in a couple or had dependent children of their own as did 

nearly 50% of young people living with friends and relatives. Unsurprisingly their 

most common reason for seeking rehousing was overcrowding.  The census also 

collects details of these concealed households. They found 186 concealed 

households headed by someone aged 24 or under, most commonly lone parent 

households.  

 

1.36. Looking at young people in general their most common reason for seeking 

rehousing was being asked to leave followed by  overcrowding, wanting to be 

independent and having no permanent home. The exceptions to this were young 

people living in the private rented sector who are most likely to be seeking 

rehousing due to financial difficulties and those already living in social housing who 

were most likely to be seeking rehousing in order to move nearer to family or 

friends or because of harassment and neighbour nuisance.  
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2. Housing Supply 
 

2.1. Over the last 3 years 3,568 affordable properties have been let in Newport, an 

average of 1,189 a year.  

 

 

 

Figure 6 – Allocations by Type and Size, Abritas, 31st March 2017 

 

2.2. It is anticipated that 328 new affordable units will be developed over the next 5 

years, an average of 66 a year. The areas with the most anticipated development 

are St. Julians, Pillgwenlly, Gaer and Stow Hill. Over half the units being developed 

are accommodation for older people.  

 

2.3. Although not complying with the Welsh Government definition of affordable 

housing many people will seek market housing which they consider to be affordable 

based on their income. This may be properties to purchase from the lower quartile 

of the market or properties to rent that fall within Local Housing Allowance Rates or 

it may be properties at the very top of the market. 

 

2.4. Since 2013 the proportion of Newport’s housing stock that is sold each year has 

gradually increased from 2.4% to 4.1% in 2016. During this time property prices 

have also continued to increase.  
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Figure 7 – Sold Property Prices 2013 – 2016, Hometrack, June 2017 

2.5. Lower quartile prices are generally taken as an indication of entry level house 

prices. During 2014 the average lower quartile price in Newport exceeded £100,000 

for the first time in nearly 10 years and shows no sign of decreasing. Between 2013 

and 2016 lower quartile prices increased by 15% in Newport. 

 

2.6. Newport has four developments of private retirement accommodation, all in the 

north west of the city. Homevalley House in the Allt-Yr-Yn ward, Monmouth Court 

and Kingsdale Court in the Gaer ward and Uplands Court is in the Rogerstone ward. 

Between them they provide 186 units of accommodation for older people. On 

average a total of 13 units a year are sold in these schemes, although the numbers 

have been rising in recent years.  

 

2.7. Flats in retirement developments are generally cheaper than non-retirement 

properties. As the table below shows. 

 

 Average Sale 
Price  

Ward Average 
Price 

Ward Lower 
Quartile Price 

Homevalley 
House 

£44,590 £102,908 £83,500 

Kingsdale Court £80,000 £96,889 £72,000 
Monmouth 
Court 

£91,279 £96,889 £72,000 
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Uplands Court £59,299 £71,494 £59,995 
Figure 8 -Average Sale Prices in Retirement Schemes 2016, Land Registry 

 

2.8. Whilst this may make them an attractive option as people may be able to purchase 

something outright in a dedicated older persons scheme much more cheaply than 

buying a general needs property there are other costs people need to consider. 

Service charges and fees in retirement schemes are generally much higher in 

retirement schemes than other forms of accommodation.  

 

2.9. These types of property do not always increase in value in the same way as other 

forms of housing. If we look at sales in the last 5 years the average profit made on 

resale was £6,604. 26 out of the 67 sales resulted in a loss of between £1,000 and 

£70,000. Given that schemes will require service charges to be paid even whilst a 

property was empty and that many charge an exit fee when people sell more 

people will have ended up losing money on this type of property.  

 

2.10. Due to the nature of the accommodation there will always be a relatively 

high number of empty properties in these schemes. As of the 1st April 2017 there 

were 18 properties registered as empty for Council Tax purposes. In all cases this 

was either because of the owner had gone into residential care or because they had 

passed away.  

 

 

2.11. Bungalows are also popular options with many older people seeking to 

downsize. Bungalows are not identified as a distinct property type on the land 

registry so it is quite hard to gather reliable information on their prevalence and 

price in the open market. An analysis of bungalows for sale on the open market 

during September 2017 showed that their asking price was between 14% and 115% 

higher than a house with the same number of bedrooms in that area. There have 

also been no significant developments of new bungalows in Newport in recent years 

as developers are able to get much better returns from building flats and houses.  

 

 

2.12. New build housing is an important element of housing supply in Newport. All 

local planning authorities in Wales have to ensure they have a five year supply of 

land for housing available. This is done through the production of an annual Joint 

Housing Land Availability Study. Between 2013 and 2016 the number of new build 

completions in Newport increased by 17%.  

 

http://www.newport.gov.uk/en/Planning-Housing/Planning/Planning-policy/Joint-housing-land-availability.aspx
http://www.newport.gov.uk/en/Planning-Housing/Planning/Planning-policy/Joint-housing-land-availability.aspx
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Figure 9 – New Build Completions, StatsWales, June 2017 

 

 

2.13. Generally new build properties sell for more than second hand properties. 

The difference between the 2 prices is referred to as the new build premium. In 

2016 the new build premium in Newport was 17% for houses and 6% for flats. The 

premium that new build properties attract varies greatly depending on their type 

and location. 

 

 2nd Hand 
Flat 

New Build 
Flat 

New Build 
Premium 

2nd Hand 
House 

New Build 
House 

New Build 
Premium 

Allt-Yr-Yn £88,734 £113,429 28% £219,915 £386,583 76% 
Alway £56,506 - - £136,172 £135,521 0% 
Beechwood £72,136 - - £143,413 - - 
Bettws £67,500 - - £113,245 £194,318 72% 
Caerleon £103,850 - - £219,500 £194,375 -11% 
Gaer £97,048 £120,000 24% £143,854 £144,632 1% 
Graig £104,960 - - £203,546 - - 
Langstone - - - £306,628 £281,500 -8% 
Liswery £80,343 £87,084 8% £112,201 £147,979 32% 
Llanwern £56,500 - - £186,731 £233,386 25% 
Malpas £82,071 £82,000 0% £141,777 £335,000 136% 
Marshfield £109,591 £118,333 8% £252,003 £196,386 -22% 
Pillgwenlly £85,292 £89,498 5% £110,400 £219,334 99% 
Ringland £75,000 - - £127,339 - - 
Rogerstone £73,245 - - £203,742 £248,276 22% 
St. Julians £91,454 - - £125,600 - - 
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Shaftesbury £45,000 - - £103,185 - - 
Stow Hill £91,814 - - £149,383 £95,197 -36% 
Tredegar 
Park 

- - - £160,637 £184,997 15% 

Victoria £100,775 - - £104,765 £162,500 55% 
Figure 10 - Average Sale Prices 2nd Hand and New Build 2016, Hometrack 

 

2.14. Detached new build properties consistently attract a negative premium – the 

average selling price is lower than the average for a second hand property. This is 

due to much of the existing detached housing stock in Newport being large, older 

properties often in rural or semi-rural areas. For example the average price of a 

detached property in Michaelston y Fedw is £530,889 compared to £356,624 on the 

Allt-Yr-Yn college site.  

 

2.15. Where property prices in the existing housing stock are lower than average 

new build activity can cause a significant uplift in the average housing price. In the 

Pillgwenlly ward there has recently been extensive new house building on the Mon 

Bank site.  Between 2013 and 2016 the average property price in Pillgwenlly rose 

from £91,151 to £160,573. This was almost entirely due to the Mon Bank 

development, reflected in the fact that for the last 4 years the new build premium in 

Pillgwenlly has been over 100%. In the area containing the Mon Bank development 

the average price of a new build property is £228,729 compared to £104,825 for a 

second hand property in the Pillgwenlly ward as a whole. 

 

2.16. Returning empty homes into use also contributes to Newport’s housing 

supply. The Welsh Government has made a commitment to return 5,000 empty 

properties to use over the term of the current government. The approach that 

Newport takes in dealing with empty properties can be found in 

The council’s Empty Homes Strategy. 

 

2.17. The private rented market in Newport, and Wales, has grown significantly in 

recent years. Recent research by the Public Policy Institute for Wales1 describes it as 

“the largest structural change observed in the Welsh housing market in at least 2 

generations”. Between 2001 and 2011 the number of households living in the 

private rented sector in Newport increased by 114% - the biggest increase in Wales.  

 

2.18. The Welsh Government estimates that there are currently 10,098 privately 

rented properties in Newport. Much of the privately rented stock is in the inner city 

wards, with a third of the stock in the Victoria and Stow Hill wards being privately 

rented.  

                                                           
1 The Potential Role of the Private Rented Sector in Wales, Public Policy Institute for Wales, September 2015.  

http://www.newport.gov.uk/documents/Strategies/Empty-Homes-Strategy-2010-2015.pdf
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Figure 11 – Percentage of Stock that is Privately Rented, Hometrack, June 2017 

 

2.19. Since October 2013 the Land Registry has split mortgage transactions into 2 

categories. Category A is when a standard residential property is sold for full value. 

Category B includes repossessions, sales to non-private individuals (such as RSLs) 

and buy to lets.  

 

2.20. During 2016/2017 there were 338 category B sales in Newport. By looking at 

data held on Rent Smart Wales we can see that 64 of these went on to be registered 

as privately rented properties.  

 

2.21. Terraced properties were the most common property, making up over half of 

the properties that went on to be registered followed by flats. The areas properties 

were most commonly in were Victoria with 13 properties, Stow Hill with 8 

properties and Liswerry with 6 properties.  

 

2.22. In terms of the people managing and letting the properties 15 of the 64 were 

owned by a company rather than a named person. 41 were being managed by an 

agent on behalf of the owner. Whilst this is useful information it only tells us about 

the landlords who have engaged with Rent Smart Wales. There will be a significant 

number of landlords who, for a variety of reasons, will not have signed up to Rent 

Smart Wales.  
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2.23. As the numbers of people seeking accommodation in the private rented 

sector has increased registered social landlords have been increasingly looking to 

extend their interests into this part of the market. Currently RLS in Newport own 25 

units of stock at market rent in Newport.  

 

2.24. Average private rents in Newport are generally lower than the Wales average 

for smaller properties and higher for larger properties.  

 

 

Figure 12 - Average Rents Wales and Newport 2016, Source StatsWales June 2017 

 

2.25. Looking at a Newport level average for rents hides significant variance across 

wards.  

 

 Lowest Average Rent Highest Average Rent 

Area Monthly 
Rent 

Area Monthly 
Rent 

1 Bed Shaftesbury £390 Malpas £498 
2 Bed Allt-Yr-Yn £490 Graig, Langstone 

& Marshfield 
£572 

3 Bed Stow Hill £511 Langstone £789 
4 Bed Stow Hill £698 Llanwern £1,391 

Figure 13 - Highest and Lowest Monthly Rents, Hometrack June 2017 

 

2.26. Broadly speaking the areas nearest the centre of Newport tends to have the 

lowest rents whilst the more rural areas have the highest rents. This is due to 
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several factors including the scarcity of stock and the difference in size and quality 

of the properties available. 

 

2.27. The Housing (Wales) Act 2014 introduced the requirement that all private 

rented sector properties in Wales by registered and that anyone involved in the 

management and letting of these properties be registered. The Rent Smart Wales 

service was set up for this purpose and maintains a central register of registrations 

and licenses.  

 

2.28. The Welsh Government has commissioned research into the impact of Rent 

Smart Wales which is due to be published towards the end of 2017. A Baseline 

Evaluation Report has been published. It found that around half of landlords who 

participated in the research expected rents to rise as a result of Rent Smart Wales 

but that they also expected standards to rise. 

 

2.29. The local authority is optimistic that the introduction of Rent Smart wales will 

have a positive impact on the standard of property management in the long term 

but at the moment it is too early to judge.  We will be working with Rent Smart 

Wales to establish what data is available to local authorities in order to properly 

assess the impact in our area. 

 

 

2.30. Wages have not kept pace with house prices and rents have also increased. 

 

 

Figure 14 - Average Annual Earnings, Rents and Property Prices, 2010 - 2016 
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2.31. Since 2010 average wages have increased by 6% but average property prices have 

increased by 16%. Currently the average property price in Newport is nearly 6 times the 

average annual wage. The average annual rent on a 2 bedroom property has only risen by 

3%, meaning rent would constitute 20% of their gross income, below the Welsh 

Government maximum recommended amount of 25%.  

 

2.32. Since 2012 the local authority has assisted 264 households to find accommodation 

in the Private Rented Sector through payment of bond, rent in advance or assistance with 

administration fees. 172 households received help with rent in advance and 101 received 

assistance with providing a bond for the property. Several households were provided with 

both bond and rent in advance or help with admin fees showing just how unaffordable the 

private rented sector is for many people. The average rent in advance amount provided was 

£489 and the average deposit amount provided was £440.  

 

 

2.33. From the evidence above it is clear that as property prices have risen at a much 

higher rate than earnings more people have made the move into the private rented sector, 

a trend that looks likely to continue. The challenge for the local authority will be to ensure 

there is a sufficient supply of good quality accommodation in private rented sector to meet 

this demand. Failure to do so would see an increase in households that are homeless or 

inadequately housed and would translate to a subsequent rise in the number of people 

approaching the local authority for assistance in addressing their housing need.  
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3. Demand for Low Cost Home Ownership and Intermediate Rent 
 

3.1. As per Welsh Government guidance Newport does not operate a separate register 

for people seeking low cost home ownership and intermediate rent properties. The 

potential demand for these type of properties was calculated by looking at the 

number of people who had declared an income or savings on their application. We 

should keep in mind this it is likely that not all of these people would be interested 

in LCHO.  

 

3.2. By looking at applicant’s affordability compared to entry level house prices we were 

able to establish that 672 households on the waiting list could potentially afford 

LCHO.  

 

Ward Potential LCHO 
Demand 

Allt-Yr-Yn       30 

Alway        11 

Beechwood 55 

Bettws 34 

Caerleon 34 

Gaer 6 

Graig 7 

Langstone 3 

Llanwern 34 

Liswerry 45 

Malpas 58 

Marshfield 28 

Pillgwenlly 18 

Ringland 30 

Rogerstone 25 

Shaftesbury 25 

St Julians 37 

Stow Hill 11 

TredegarPark 50 

Victoria 76 
Figure 15 - Potential Demand for LCHO units, Abritas, 31st March 2017 

3.3. This only takes into consideration people on the housing waiting list, not people who may 

be interested in purchasing a property but would not think of approaching the local 

authority for assistance. What the model does not take into account is factors that may 
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reduce someone’s income, such as debt, or their ability to obtain a mortgage. Of the people 

on the waiting list who have declared had an income 306 have a loan, store card or credit 

card and 43 have a student loan. 40% had been in employment for 2 years or less so would 

be unlikely to have had sufficient time to save for a deposit.  

 

3.4. Where households were unable to afford LCHO we looked at their ability to afford 

intermediate rent. This resulted in a potential demand for 90 intermediate rent units over 

the life of the LHMA. 

 

Ward Potential IR Demand 

Allt-Yr-Yn 2 

Alway 3 

Beechwood 3 

Bettws 12 

Caerleon 9 

Gaer 18 

Graig 6 

Langstone 2 

Llanwern - 

Liswerry 3 

Malpas 6 

Marshfield 2 

Pillgwenlly - 

Ringland - 

Rogerstone 3 

Shaftesbury - 

St Julians 10 

Stow Hill 6 

Tredegar Park - 

Victoria 5 
 

Figure 16 - Potential Demand for Intermediate Rent by Ward 

 

 

3.5. As with LCHO the model only looks at income and does not take into account things like 

student loans and unsecured debt that may impact an applicant’s affordability. Current 

LCHO and IR products make up a small part of Newport’s affordable housing stock, although 

numbers have increased over the last year.  
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Figure 17 - LCHO and IR Units, Newport 2013 - 2016, Source StatsWales 

 

3.6. At this stage the model does not look at whether there is scope for intermediate rent in a 

particular area, this is done later in the process. It is possible that people may be assessed 

as being able to afford intermediate rent but the marker would not be able to sustain it in 

that area.  

 

3.7. People do not necessarily have to approach the local authority in order to access lower cost 

market housing. The Welsh Government operates the Help to Buy Wales Shared Equality 

Loan Scheme.  The Scheme provides shared equity loan assistance to people who wish to 

purchase a new build home.  

 

3.8. Since 2013 901 purchases have been completed in Newport using Help to Buy, of which 699 

were by first time buyers.  Help to Buy is not limited to people who are not able to meet 

their need in the market without assistance. Since the scheme was launched nearly 140 

households in Newport with an income of £50,000 or over have used the scheme and 96 

households have purchased a property worth more than £250,000.  
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4. New Households 
 

4.1. Using population projections compiled by the Welsh Government it is calculated 

that the number of households in Newport will increase by 1,792 between 2017 and 

2022. The biggest proportional increase is anticipated to be in the number of 

households made up of 5 or more adults. There is a predicted change of 15% over 

the life of the plan going from 585 in 2017 to 675 in 2022. Single person households 

are still expected to remain the most common household type with around a third 

of households being single adults.  

 

4.2. Using income data and information on market house prices and rents we are able to 

calculate the proportion of these households that are likely to be able to meet their 

housing needs without assistance from the local authority. It is anticipated that only 

34% of new households will be able to meet their need in the market. In some 

wards the figure is much lower. 

 

Ward Households able to 
meet their need in 
the market. 

Allt-Yr-Yn 29% 

Alway 35% 

Beechwood 32% 

Bettws 27% 

Caerleon 37% 

Gaer 26% 

Graig 39% 

Langstone 34% 

Llanwern 45% 

Liswerry 28% 

Malpas 33% 

Marshfield 43% 

Pillgwenlly 33% 

Ringland 27% 

Rogerstone 35% 

Shaftesbury 40% 

St Julians 38% 

Stow Hill 42% 

Tredegar Park 28% 

Victoria 36% 
Figure 18 - Households Able to Meet their Need in the Market by Ward 
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4.3. Just because the model determines people are unable to meet their needs in the 

market does not mean people won’t take on housing costs that are unaffordable. 

The LHMA model considers an affordable mortgage to be one that is at no more 

than 3.5 times income with a deposit of 30%. Affordable rent is defined as rent that 

is no more than 30% of household income.  

 

4.4. Based on these assumptions in order to purchase an entry level property in 

Newport a first time buyer would need an annual household income of £31,419 and 

savings of around £35,000. With an income of that size it would take someone over 

5 and a half years to obtain the savings required to purchase a property, assuming 

they were able to put 20% of their income into savings every month. As such it is 

not surprising that the Council of Mortgage Lenders have calculated that the 

average age of a first time buyer is now 30.  

 

4.5. The table below shows the monthly average rent in Newport for different property 

sizes, the income the minimum income a household would need in order for it to be 

affordable and the number of households for whom it would be unaffordable.  

 

Property 
Size 

Monthly 
Rent 

Annual Income 
Required 

Unaffordable 
Households 

1 Bed £446 £17,840 17,622 

2 Bed £546 £21,840 25,225 

3 Bed £624 £24,960 31,238 

4 Bed £797 £31,880 36,429 
Figure 19 – Private Rent Affordability 

 

 

4.6. Over 17,500 households in Newport would not be able to afford an average price 1 

bedroom property. This calculation is only based on income and does not take into 

account the other costs included in renting a property. Recent research by Shelter 

Cymru found one in three tenants who let their property through an agent paid 

more than £200 in fees. This means that someone renting an average 3 bed 

property in Newport would require nearly £1,500 upfront to cover bond, rent in 

advance and letting agent fees.  

 

4.7. We have seen that that the biggest household group is expected to remain single 

people. Over the life of the LHMA we expect 1,432 new single person households to 

form. At the time of the last census 15% of single person households were made up 

of someone under the age of 35. Under current regulations if they were to apply for 

Local Housing Allowance they would only be entitled to shared room rate. As such 

we may see a significant increase in demand for bed spaces in Houses in Multiple 
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Occupation. This may account for the significant predicted increase in the number 

of households made up of 5 or more adults.  

 

4.8. The LHMA predicts that 124 new units of market housing will be needed in Newport 

each year between 2017 and 2022 to meet the needs of newly forming households. 

Over the last 5 years Newport an average of 509 new build units have been 

delivered each year, with the figure increasing from 318 in 2012/2013 to 727 in 

2016/2017. 

 

 

4.9. The number of new market units required for the LHMA only takes into account 

growth arising from the existing population. It does not consider existing 

households that are concealed within overcrowded households that may be seeking 

to move into their own accommodation or inward migration from other areas. It 

also does not take into account aspiration - people who are adequately housed but 

wish to move to a different property or a different area. This is covered in much 

more detail in the Assessment of Housing Requirements that formed part of 

Newport’s Local Development Plan.  

 

4.10. The Assessment of Housing Requirements found that 10,350 dwellings were 

required between 2011 and 2026, an average of 690 units a year. The annual need 

for 124 market units from the LHMA will be included in these figures but they also 

take account of job creation and various different demographic scenarios relating to 

population growth. What the Assessment of Housing Requirements does not do is 

take into consideration existing households who are in need. The need arising from 

the 6,838 households on the housing waiting list at the time of this assessment 

would be additional to this figure.  

 

 

 

 

 

 

 

4.11. There is significant anecdotal evidence that many of the new build properties 

being provided in Newport are being purchased by people from outside the area. 

Newport has well established links through travel to work areas with areas where 

property prices are significantly higher. 

Case Study –Glan Llyn 

A significant part of the need for new housing in Newport will be met 

through the Glan Llyn development. A 600 acre former steelworks site is 

being developed into a new community. It is anticipated that 4,000 new 

homes and 6,000 new jobs will be created.  

http://www.newport.gov.uk/documents/Planning-Documents/LDP-2011-2026/Assessment-of-Housing-Requirements-NLP-2013.pdf
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 Inflow Outflow Average 
New Build 
Flat 

Average New 
Build House 

Bristol 262 844 £263,401 £350,226 
S. Gloucestershire 176 763 £195,304 £318,254 
Forest of Dean 252 101 £135,833 £220,508 
Cardiff 5,767 7,216 £191,722 £395,869 
Monmouthshire 3,985 1,803 £225,667 £281,624 
Newport - - £96,270 £208,753 

Figure 20 - Inflows and Outflows of Employees with Average New Build Property Prices 

 

4.12. We can see that over 10,000 people travel into Newport for work from 

Bristol, South Gloucestershire, Forest of Dean, Cardiff and Monmouthshire. Prices of 

a new build flat in these areas range from £95,000 to £167,000 more than in 

Newport and new build houses range from £11,000 to £187,000 more. Given that 

volume house builders provide broadly the same type of housing wherever they 

build in the country it would not be surprising if people from these areas were 

looking at new developments in Newport to purchase a property.  

 

4.13. The Office for National Statistics (ONS) releases annual statistics on domestic 

migration and these seem to support the anecdotal evidence that people are 

increasingly moving into Newport from areas with higher property prices. We can 

also see an increase in migration from Cardiff when the Mon Bank development on 

the west of the city comes onto the market and an increase in migration from 

Monmouthsire when properties begin to be sold at Glan Llyn.  
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Figure 21 - Domestic Migration to Newport, Office for National Statistics 

 

4.14. In previous years international migration has had a significant impact on the 

population of Newport. At the time of the last census over 10,000 usual residents of 

Newport were born outside the UK.  

 

 

Figure 22 - Country of Birth, Census 2011 
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4.15. Nearly 3,000 of these came from Pakistan, India and Bangladesh joining 

Newport’s already well-established Asian community. 2,104 came from the 

accession countries that joined the EU between 2001 and 2011.  

 

4.16. Statistics on international migration at a local level post Brexit have yet to be 

published but a on a national level there has been a significant decrease in EU 

citizens coming to the UK and an increase in EU citizens leaving.  

 

 

Figure 23 - Long Term International Migration, Office for National Statistics 

 

4.17. As the terms of the UK’s exit from the EU are still being negotiated it is 

difficult to predict what will happen to migration levels in the future. What we do 

know is that new migrants are much more likely to live in the private rented sector. 

77% of people who had arrived in Newport from outside the UK in the year prior to 

the census privately rented. More than half were single people and more than 80% 

had no dependent children.  

 

4.18. Newport is also a dispersal area for people seeking asylum in the UK. Whilst 

their claim is being processed people are provided with accommodation by a private 

organisation under a contract with the Home Office. If someone’s claim for asylum 

is accepted that are deemed to have a local connection with the area they have 

been dispersed to. During the financial year 2016/17 34 people leaving asylum 

dispersal accommodation made housing applications, two thirds of whom were 

single people.  
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4.19. As well as telling us about where people come from within the UK the ONS 

data tells us about the age and gender of people moving to Newport. Over 50% of 

people who have moved to Newport from Bristol have been aged 20 – 34, with just 

5% being aged 55 or over. We can compare this to migration from Monmouthshire 

where 35% of people moving to Newport have been aged 20 -34 and 16% over 55. 

Since 2011 56 people aged 80 or over have moved to Newport from 

Monmouthshire.  

 

4.20. This trend of domestic inward migration looks set to continue. Newport has a 

strong track record in attracting high quality jobs to the city. This is due to continue 

over the life of this LHMA with the Civil Service and STEM employers seeking to 

recruit for high skilled jobs in Newport over the next few years. It also seems likely 

that Newport will be home to a state of the art facility for Compound 

Semiconductor applications development and high volume Compound 

Semiconductor manufacturing, bringing more well paid, highly skilled jobs to 

Newport.  The creation of additional jobs in call centre and customer service 

environments may also lead to an increase in demand for LCHO products.  

 

4.21. Infrastructure changes may also impact on inwards migration to Newport. 

We have anecdotal evidence that the completion of the road that links the 

development at Glan Llyn with junction 23a of the M4 has led to increased 

migration to Newport from Monmouthshre. Measures such as the electrification of 

the Swansea to Paddington main railway line and the abolition of the Severn Bridge 

tolls could also lead to an increase in inwards migration to Newport.  

 

4.22. When the Severn Bridge tolls are abolished the east of Newport is likely to 

experience the biggest uplift in housing prices, as Bristol’s housing market is 

predicted to extend into the area west of the Severn Bridge and east of the Brynglas 

Tunnels. Tolls are being reduced from January 2018 before total abolition at the end 

of the year. Estate agents that operate on both sides of the Severn Bridge have 

already seen increased numbers of landlords and investors buying property in 

Newport and anticipate this extending to first time buyers who will no longer be put 

off by the tolls. The abolition of the tolls is also anticipated to lead to an increase in 

businesses relocating to Wales and more Welsh companies winning contracts in 

England as they will no longer have to include the tolls in their overheads. If this 

were to happen it may also lead to an increase in housing demand in Newport.  

 

4.23. Newport is one of the 10 local authorities encompassed by the Cardiff Capital 

Region City Deal. The aim of the City Deal is to improve economic conditions in the 

area by tackling worklessness, investing in physical and digital infrastructure and 

providing support for business. £1.2 billion will be invested in the region over the 
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life of the deal with key aims including the development of a South East Wales 

Metro and the creation of up to 25,000 new jobs.  

 

4.24. Major investment of this sort into infrastructure and job creation will have a 

profound impact on housing need and demand in the region. The creation of new 

jobs may lead to increased demand for LCHO and IR products. Electrification of the 

Valley Line and improvements to the regions’ transport network increase the ability 

of people to travel for work and may also broaden out our housing markets even 

further. It is also likely to attract people from outside the region to move into the 

area, particularly in light of the developments discussed in paragraph 5.20.  

 

4.25. The Housing Theme meetings of the Cardiff Capital Region Programme Board 

will be key to ensuring both that the potential housing gains from this investment 

are maximised and that the impact it has on local housing markets is properly 

assessed and monitored. This intelligence will be vital in informing both the scope 

and content of future Local Housing Market Assessments.  

 

  



 

34 
 

 

5. Existing Households 

 
5.1. The  LHMA model also considers the number of existing households who are likely 

to fall into housing need over the life of the assessment.  

 

5.2. By looking at homelessness presentations over the previous 5 years it is anticipated 

that an average of 402 households will be accepted as homeless and owed a full 

housing duty each year.   In addition, the total number of households presenting as 

being either at risk of homelessness in 56 days or actually homeless is expected to 

be approximately 2000 per year. 

 

5.3. Legislative changes introduced from April 2015 changed the way the local authority 

is required to assist people who present as homeless or being at risk of 

homelessness. A greater emphasis is placed upon the prevention of homelessness 

and relieving homelessness it in the cases it is unable to prevent.  

 

5.4. In 2015/2016 393 households in Newport were assessed as being threatened with 

homelessness within 56 days. Of these homelessness was successfully prevented in 

246 cases. 537 households were assessed as being homeless and owed a duty to 

secure accommodation. Of these 258 were successfully relieved from 

homelessness. 204 households were assessed as unintentionally homeless and in 

priority need. Of these 141 were successfully discharged from homelessness.  

 

5.5. Over half the households the local authority assisted during 2015/16 were single 

people.  It is expected that the number of single people presenting as homeless or 

at risk of homelessness will inevitably increase given the pressures around the 

availability of appropriate housing, the affordability of housing in comparison the 

LHA rates and the net overall effects of welfare reform changes.  In addition there is 

a likely increase in demand for family accommodation given the changes around 

welfare reform, which will impact on families ability to sustain accommodation 

secured given the cap on benefits and the continued roll out of Universal Credit.  

Overall, there is an expectation that demand for homeless services will not reduce 

and there will be a need for the local authority to develop effective interventions in 

order to prevent homelessness where possible and to intervene to find affordable 

and sustainable housing solutions for a range of households.  At this stage, it is 

difficult to fully quantify the likely numbers but it is perhaps reasonable to assume 

that presentations for assistance will remain in excess of 2000 per year and could 
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increase by 5 – 10% over the next two years as the welfare reform changes take full 

effect. 

 

5.6. Not everyone who falls into housing need will present as homeless. Some people 

will move in with family or friends. Some people will borrow money or make cut 

backs in other areas such as food or heating in order to afford their housing costs. 

Research by the Tussell Trust2 found that high housing costs were forcing some 

households to use food banks, with the problem being particularly acute in the 

private rented sector. Last year the Tussell Trust gave out nearly 2,500 food parcels 

in Newport, Jesus Cares bases at Kings Church gave out over 2,000 food parcels and 

2,500 nappies along with hygiene products and children’s clothing and the Raven 

House trust also provided food and furniture to people in need.  

 

5.7. We saw in section 3 that average earnings have kept pace with average rental prices 

and that affordability falls within Welsh government guidelines. It is important to 

remember that people on a lower income spend a far greater proportion of their 

income on housing costs and are much more susceptible to sudden shocks such as a 

rise in rent. The table below shows what proportion of their income a household 

with a lower quartile income of £13,879 would have to spend to rent a property. 

 

 Lower Quartile Average 

 Monthly 
Rent 

Proportion 
of Income 

Monthly 
Rent 

Proportion 
of Income 

Room in Shared 
House 

£249.17 22% £321.38 28% 

1 Bedroom £375 32% £413.59 36% 
2 Bedroom £450 39% £502.59 43% 
3 Bedroom £525 45% £584.98 51% 
4 Bedroom        £695 60% £813.48 70% 

Figure 24 - Average Rents as a Proportion of Lower Quartile Household Incomes 

 

5.8. There are over 17,000 households in Newport with an annual income below 

£15,000 but they are not evenly distributed throughout the city. In the Pillgwenlly 

ward the average household income is £10,302, with most households having an 

income of between £5,000 and £10,000 a year. A household with an income of 

£10,302 would spend nearly 50% of it renting a lower quartile 1 bedroom property.  

 

5.9. As of May 2017 223 households in Newport were subject to the benefit cap, most 

commonly in the social rented sector.  

 
                                                           
2 Below the Breadline The Relentless Rise of Food Poverty in Britain, Tussell Trust, June 2014 
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Figure 25 - Claimants Subject to the Benefit Cap by Tenure, DWP Stat-Xplore, May 2017 

 

5.10. In coming months many households will be facing more significant financial 

changes when Universal Credit is rolled out in Newport from November 2017. 

Universal Credit combines six existing means tested benefits into one monthly 

benefit that is paid in arrears. Housing benefit is one of the benefits that is 

contained within Universal Credit.  

 

5.11. As of February 2017 there were 12,896 households in Newport in receipt of 

housing benefit. 9,421 in the social rented sector and 3,479 in the private rented 

sector. 1,786 households in Newport were facing a shortfall in their housing benefit 

due to the spare room subsidy at an average of £14.97 a week.  

 

5.12. It is unclear at the moment what impact Universal Credit will have on how 

and when rent is collected from tenants. Social landlords might switch to monthly 

rather weekly payments to mirror the arrangements under Universal Credit. Others 

may choose to stick with the current system of weekly rents. 

 

5.13. Each approach has advantages and disadvantages. Collecting rent on a 

monthly basis would be a better fit with monthly Universal Credit payments and 

would mean that tenants would not have to split the money they receive into four 

weekly payments each month. On the downside if rent was paid monthly missing 

just one payment would put tenants significantly into arrears. Presumably any 

shortfall in rent would have to be paid monthly, rather than weekly, a not 

insignificant sum for many households to find.  
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5.14. What we do know is that people who have already transferred onto Universal 

Credit are more likely to fall into arrears with their rent and that the value of their 

debt increases significantly. This is partly due to the six weeks people have to wait 

for their first Universal Credit payment. Areas where Universal Credit has been 

rolled out have reported higher rates of food bank use and increased activity by 

loan sharks.  

 

5.15. From November single people aged 18 – 21 who make a new claim for 

universal credit will not be entitled to help with their housing costs. Exceptions are 

where people are vulnerable, unable to live with their parents or work more than 16 

hours a week. The idea is to encourage young people to remain at home until they 

can afford to move out without assistance in the form of housing benefit.  
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6. Scope for Intermediate Rent 

 

6.1. Paragraph 4.2 details the number of households on the waiting list that are 

potentially able to afford an intermediate rent product. Just because an applicant 

can afford intermediate rent does not mean there is necessarily scope in the market 

for it. The Rent First model advises that intermediate rents should be set at 80% of 

the market and at a level that is below Local Housing Allowance (LHA) rates but 

above average social rents.  

 

6.2. By conducting this analysis we can see that not all areas of Newport are able to 

support an intermediate rent product. These are predominantly the areas of 

Newport where rents are highest such as Caerleon, Graig and Langstone where 80% 

of market rent is still higher than LHA rates.  

 

 2 Bed 3 Bed 

Ward LHA IR SR LHA IR SR 

Allt-Yr-Yn £103.56 £98.40 £81.37 £119.71 £121.60 £86.88 

Alway £103.56 £89.60 £81.37 £119.71 £108.00 £86.88 

Beechwood £103.56 £92.00 £81.37 £119.71 £110.40 £86.88 

Bettws £103.56 £91.20 £81.37 £119.71 £100.80 £86.88 

Caerleon £103.56 £105.60 £81.37 £119.71 £120.00 £86.88 

Gaer £103.56 £92.00 £81.37 £119.71 £109.60 £86.88 

Graig £103.56 £109.60 £81.37 £119.71 £120.00 £86.88 

Langstone £103.56 - £81.37 £119.71 £142.40 £86.88 

Llanwern £103.56 £115.20 £81.37 £119.71 - £86.88 

Liswerry £103.56 £91.20 £81.37 £119.71 £100.80 £86.88 

Malpas £103.56 £81.60 £81.37 £119.71 £124.00 £86.88 

Marshfield £103.56 £103.20 £81.37 £119.71 £146.40 £86.88 

Pillgwenlly £103.56 £105.60 £81.37 £119.71 £115.20 £86.88 

Ringland £103.56 £102.40 £81.37 £119.71 £105.60 £86.88 

Rogerstone £103.56 £96.80 £81.37 £119.71 £120.00 £86.88 

Shaftesbury £103.56 £92.00 £81.37 £119.71 £105.60 £86.88 

St Julians £103.56 £100.80 £81.37 £119.71 £104.80 £86.88 

Stow Hill £103.56 £96.80 £81.37 £119.71 £105.60 £86.88 

Tredegar 
Park £103.56 £109.60 

£81.37 

£119.71 £128.00 

£86.88 

Victoria £103.56 £96.80 £81.37 £119.71 £100.80 £86.88 

Figure 26 - Scope for Intermediate Rent by Ward 

 

 

6.3. Looking at intermediate rents by ward misses the important differences in rental 

values that can occur in different ward areas. It appears from the Assessment that 
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the Bettws ward could sustain some 1 bedroom intermediate rent properties. When 

we look at data at below ward level this is largely due to the high rental values in 

the area outside the Bettws estate. Intermediate rents on the Bettws estate work 

out at £78 a week, below the average social rent. Whilst the LHMA is a strategically 

significant context and helps to define housing need in Newport this shows the 

importance of on-going assessment of the market and the need for analysis to be 

conducted on a site be site basis. 

 

6.4. An important consideration in assessing the long term potential for intermediate 

rent products is how rents are set. As we have seen in paragraph 7.1 an 

intermediate rent is currently defined as one that is above social rents but lower 

than LHA rates, based on 80% of the market rent. The current rate of LHA is frozen 

until at least April 2020 which presents increasing viability problems for providing 

intermediate rent products in what is already quite a restricted market.  

 

6.5. The chart below shows actual rates of rent on a 2 bedroom property in Newport up 

to 2016 followed by anticipated rents afterwards. Based on an average of the 

increases we have seen over the last 5 years we have anticipated private rents rising 

by 2% per annum and social rents rising by 2% per annum in line with the rates in 

the Welsh Government’s Social Housing Rents policy. LHA is frozen between 2016 

and 2020.  

 

 

Figure 27 -Scope for Intermediate Rent 

6.6. We can see that the scope for intermediate rent gradually diminishes as time goes 

on and LHA rates, social rents and intermediate rent increasingly converge. If LHA 
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rates remain frozen by 2022 there would be no scope for intermediate rent at all as 

80% of private rent would be higher than LHA rates.  

 

6.7. This is all based on the assumption that rents will rise by no more than 2% per year. 

There is a good chance that rents may rise by more than this. As discussed 

previously we have yet to fully see what impact Rent Smart Wales has on the 

private rented sector. It is possible that some landlords may increase their rents 

when they become licensed and registered. The Welsh Government recently 

launched a formal consultation into its proposal to ban letting fees in Wales. The 

Residential Landlords Association has already cautioned that this may lead to higher 

rents for tenants as landlords seek to recoup their costs in other ways.  

 

6.8. If intermediate rent is to remain a viable housing solution in Newport we have to 

look at how it is defined and who it is intended to help. This is something we will be 

considering in more detail during the development of a new Local Housing Strategy 

for Newport.  
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7. Affordable Housing Turnover 

 
7.1. The rate at which affordable housing turns over is an important consideration in 

determining how able we are to meet housing need. By comparing an average of 3 years 

lettings with the amount of stock in a ward we can calculate the rate at which affordable 

housing turns over.  Adapted housing is excluded from this calculation as it turns over less 

frequently than general needs and older persons’ accommodation. 

 

 General Needs                                     Older Persons 

Ward 1 Bed 2 Bed 3 Bed 4 Bed 1 Bed 2Bed 

Allt-Yr-Yn 6.70% 7.34% 3.62% 0.00% 0.00% 4.92% 

Alway 
8.00% 12.50% 5.10% 6.37% No Stock 

No 
Stock 

Beechwood 0.23% 0.87% 1.60% 0.00% 0.00% 0.00% 

Bettws 12.59% 11.87% 3.65% 4.51% 10.44% 0.00% 

Caerleon 5.54% 10.23% 5.17% 0.00% 13.77% 14.81% 

Gaer 11.46% 8.16% 4.74% 10.00% 9.03% 6.92% 

Graig 14.58% 5.68% 1.49% 0.00% 11.17% 0.00% 

Langstone 
16.69% 22.22% 0.00% No Stock No Stock 

No 
Stock 

Liswerry 22.84% 11.95% 4.30% 6.36% 5.84% 25.00% 

Llanwern 
66.50% 13.47% 2.65% 16.50% 10.00% 

No 
Stock 

Malpas 5.54% 11.00% 3.38% 2.25% 75.73% 7.32% 

Marshfield 
7.00% 1.49% 0.00% 0.00% 4.19% 

No 
Stock 

Pillgwenlly 12.64% 10.42% 6.43% 6.77% 11.25% 0.00% 

Ringland 11.72% 6.40% 5.23% 4.65% 18.88% 6.00% 

Rogerstone 12.20% 8.65% 3.86% 0.00% 44.47% 0.00% 

Shaftesbury 7.66% 7.60% 4.98% 3.67% 4.85% 13.97% 

St Julians 
22.99% 26.36% 14.05% 0.00% No Stock 

No 
Stock 

Stow Hill 7.93% 13.17% 10.23% 16.67% 6.37% 2.54% 

Tredegar 
Park 23.26% 9.49% 4.84% 2.63% 23.29% 10.68% 

Victoria 6.83% 9.53% 8.98% 8.25% 7.41% 0.00% 

Figure 28 - Percentage of the Affordable Housing Stock Expected to Turn Over by Ward 

7.2. Extremely high turnover rates  can be explained by the small amount of stock in the area.  

In Llanwern, for example, there are only 2 one bed affordable properties. The model shows 

an average of 2.5 lets a year which gives a turnover of over 100%. In Malpas  there are 11 

one bed properties for older people. The model shows an average 8 lets a year giving a 

turnover rate of more than 75%.  
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7.3. There are some areas with affordable housing where the stock is not expected to turnover 

at all. In Marshfield, for example, there are 43 affordable 3 and 4 bedroom properties. The 

model does not anticipate these turning over at all during the next 5 years. In St. Julians 

there are 13 affordable 4 bedroom properties that that the model does not predict will 

turnover along with 9 3 bedroom affordable properties in Langstone.  

 

 

7.4. The rate at which private housing has sold has increased from 2.4% of the stock in 2013 to 

4.5% in 2016, the second highest rate in Wales behind the Vale of Glamorgan.  

 

 

Figure 29 – Housing Sales by Year, Hometrack 

 

7.5. Turnover rates vary significantly across the city, with just 1% of the owner occupied stock 

turning over in Ringland during 2016 compared to 9% in Llanwern. Despite turnover rates 

increasing it is estimated that on average homeowners will wait 20 years before selling their 

property.  
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8. Affordable Housing Calculations 

 
8.1. The final part of the model brings all this information together to show the total annual 

shortage of affordable housing each year.  This is done by performing the following 

calculation: 

 

 

 

 

 

 

8.2. This gives a total annual shortfall of 559 affordable housing units each year. Over the 

lifetime of the LHMA this equate to 2,795 affordable housing units. The need is highest in 

the wards of Allt-Yr-Yn where there is an annual shortfall of 114 affordable housing units 

each year, Llanwern where there is an annual shortfall of 103 affordable units and 

Marshfield where there is annual shortfall of 78 affordable units. 

 

Ward Annual  
Shortfall 

Allt-Yr-Yn 114 

Alway -1 

Beechwood 44 

Bettws -63 

Caerleon 40 

Gaer 35 

Graig 29 

Langstone 65 

Liswerry -10 

Llanwern 103 

Malpas 43 

Marshfield 78 

Pillgwenlly -63 

Ringland -1 

Rogerstone 10 

Shaftesbury 61 

St Julians -11 

Stow Hill 67 

((Affordable Housing Backlog + Households Falling Into Need + Newly 

Arising Need) - (Lets + Committed Supply)) * Turnover Rate 

= Affordable Housing Need 
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Tredegar Park -47 

Victoria 67 
Figure 30 - Annual Affordable Housing Need by Ward 

8.3. Some areas are showing an oversupply of affordable housing. This is because the model 

calculates need based on applicants’ areas of preference. Just because someone may to 

prefer to live in a certain area does not mean they would not accept a property in a 

different area. In reality many applicants are likely to make pragmatic decisions based on 

where accommodation is available, particularly if they are in significant housing need.  

 

8.4. For example for applications registered during the financial year 2016/2017 the most 

popular areas were Gaer, St. Julians, Malpas, Beechwood and Maindee. During the same 

period the areas where people most commonly accepted tenancies were Bettws, Duffryn, 

Pillgwenlly, Ringland and Rogerstone. As the proportion of properties let in some wards are 

higher than the proportion of people on the waiting list giving them as an area of 

preference the model shows an oversupply of affordable accommodation. This is very much 

a theoretical oversupply as these properties are allocated and are often very popular.  

 

8.5. The other reason why some area may show an oversupply of accommodation, despite 

being very popular is due to the model not allowing for people to have more than one area 

of preference. In Newport when people complete an application for rehousing we allow 

them to select multiple areas of preference. This gives us better data on housing need and 

an understanding of what areas people feel they have a connection to. The model also 

works on a ward basis whereas we collect data on area of preference at Lower Super 

Output Area (LSOA) level.  

 

8.6. For the purposes of the model people are only allowed to have one first choice area, which 

must be a ward. This means a calculation has to be performed that determines 

proportionate demand by ward. For wards like St. Julians that contain a mixture of 

relatively high and relatively low demand areas on a ward basis high demand in some areas, 

such as Maindee, can be masked by lower demand in other areas such as Old Barn.  

 

8.7. Each ward is made up of several LSOAs which we have given names that correspond to 

what they are known as in Newport. For example, there are two LSOAs that comprise the 

Graig ward that we have named Bassaleg and Rhiwderin as these are broadly the areas that 

they cover. In some cases we have given several LSOAs the same name if they all cover the 

same area. The Bettws ward is made up of six LSOAs but four cover the area of Bettws 

estate, so have all been called Bettws, whilst the other two cover Foxglove Meadows and 

Millheath. This is relevant when calculating proportionate demand for the model as 

applicants will have many more opportunities to select some wards rather than other. The 

Lliswerry ward is made up of eleven distinct areas that applicants are able to select whilst 

Beechwood has no sub ward areas identified. In practice this means that applicants have 

eleven opportunities to indicate they wish to live in Liswerry but only 1 to indicate they 

wish to live in Beechwood. Inevitably this has an impact when we calculate proportionate 

demand for the model.  
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8.8. The technical workings of the model aside there are other factors that influence demand. 

One of the most prominent is building activity. When people notice new homes being built 

they are more likely so indicate that they are seeking accommodation in that area. The 

graph below shows the change in the number of applicants seeking rehousing at Lysaghts 

Village.  

 

 

Figure 31 - Applicants Seeking Rehousing at Lysaghts Village, Abritas 

   

 

8.9. We can see that in the time between building works beginning and the first allocations of 

affordable housing there is a massive increase in new applicants seeking accommodation on 

the site. Once the site becomes established these applications drop off again.  Lysaghts 

Village is a prominent site, visible form the Southern Distributer Road, with a significant 

amount of building work taking place so the impact is likely to be magnified but it is likely 

we will see a similar impact in the St. Julians ward with the development of the Durham 

Road and Herbert Road sites.  

 

8.10. The model also allows us to look at the different type of affordable housing products 

there is scope for. The table below shows affordable housing need split into social rent, 

intermediate rent and low cost home ownership. 

 

Ward Social Rent Intermediate 
Rent 

Low Cost 
Home 
Ownership 

Annual  
Shortfall 

0

200

400

600

800

1000

1200

1400

2008 2009 2010 2011 2012 2013 2014 2015 2016

N
o

. o
f 

A
p

p
lic

an
ts

Year of Registration

Applicants Seeking Rehousing at Lysaghts 
Village

Lysaghts Village

Groundworks
begin

First homes 
under 

construction

First 
affordable 
allocations



 

46 
 

Allt-Yr-Yn 114 6 10 130 

Alway -1 3 4 6 

Beechwood 44 3 14 61 

Bettws -63 2 11 -50 

Caerleon 40 5 11 56 

Gaer 35 6 16 57 

Graig 29 4 4 37 

Langstone 65 3 3 70 

Liswerry -10 2 10 2 

Llanwern 103 0 11 114 

Malpas 43 3 15 61 

Marshfield 78 3 8 89 

Pillgwenlly -63 2 5 -56 

Ringland -1 0 10 9 

Rogerstone 10 4 10 24 

Shaftesbury 61 0 9 70 

St Julians -11 3 9 1 

Stow Hill 67 1 5 73 

Tredegar Park -47 2 11 -34 

Victoria 67 1 19 87 
Figure 32 - Annual Affordable Housing Need by Ward and Type 

8.11. There is scope for 55 intermediate rental units each year and 193 LCHO units each 

year leaving a total of 311 households in need of social housing. 
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9. Conclusion 
 

9.1. The local authority is extremely appreciative of the steps our partner organisations have 

taken in addressing housing need in Newport over the last 5 years. Through consistent 

partnership working we have achieved much to be proud of, including some truly 

innovative developments that have made a significant impact on the lives and wellbeing of 

people in Newport. 

 

9.2. Despite this there is still much work to be done. Continuing welfare reform will have an 

unprecedented impact on the many people in Newport as well as the operation of many 

housing and support providers. The local authority strategic housing function has begun 

analysing data on the effect this is likely to have and will be meeting with partner 

organisations to attempt to best mitigate the impact for them and their residents.  

 

9.3. More and more people are seeking accommodation in the private rented sector, a trend 

that looks likely to continue. The local authority has very little reliable and complete data on 

this area of the housing market. Whilst it is hoped Rent Smart Wales will improve standards 

of management in this sector more work needs to be done to build a complete picture of 

what the private rented sector is like in Newport and if it has the capacity to meet 

continued demand.  

 

9.4. The Welsh Government recognises that these are challenging times. The development of 

schemes such as the Innovative Homes Fund, Rent to Own and Health and Housing Grants 

are all designed to help local authorities and their partners find new ways to address long 

term housing need in a sustainable way whilst meeting our obligations under the Well Being 

of Future Generations Act. The next steps for the local authority are to produce a new Local 

Housing Strategy for Newport based on the findings of this Assessment. Initiatives such as 

these will be integral to ensuring the accommodation needs of all residents of Newport are 

met.  

 

 

 


