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1.0 Legislative & Policy Context

11 Introduction

Local housing market assessments play an important part in the evidence
base local authorities in Wales will use for preparing local development plans
and local housing strategies. They also inform the production of programme
development plans (social housing grant) submitted by local authorities to
Welsh Government and aid negotiations on Section 106 agreements between
local authorities and private sector developers (planning obligations based on
that section of the Town & Country Planning Act 1990).

This is the local housing market assessment for Caerphilly county borough
council (the Council), which has been produced in accordance with guidance
issued by Welsh Government and the Welsh Local Government Association
(2006 and 2014). It covers the period April 2018 — March 2020. A revised
assessment will be issued by the Council in April 2020.

This local housing market assessment is structured into the following
sections:

e Section 1 — provides an overview of the national and local context
governing the production of local housing market assessments;

e Section 2 — provides an analysis of the housing market in the county
borough by looking at demographic trends and the various tenures of
housing;

e Section 3 — considers the methodology used for identifying the housing
markets areas in existence in the county borough;

e Section 4 — analyses a range of sources to identify the level of newly
arising housing need;

e Section 5 — analyses a range of sources to identify the level of existing
households falling into housing need;

e Section 6 — analyses a range of sources to identify a backlog need for
social and intermediate housing;

e Section 7 — analyses a range of sources to identify the supply of affordable
housing through relets of social housing and new provision;

e Section 8 — brings together the information from sections 3-6 to identify the
total net affordable housing requirement; and

e Section 9 — draws conclusions from the preceding sections.



1.2 National Policy Context

Local authorities have an important strategic housing role and statutory
responsibilities in relation to the functioning of the housing market. For the
purposes of the local housing market assessment, the following pieces of
legislation and strategic documents are key:

Housing Act 1985

Section 8 of the Housing Act 1985 requires local authorities to consider the
housing need within their areas with respect to the provision of further housing
accommodation. This local housing market assessment review provides a
comprehensive understanding of the local housing market and a robust
evidence base for effective strategic housing and planning services.

Housing (Wales) Act 2014

Part 3 of the Housing (Wales) Act 2014 requires local authorities in Wales to
carry out an assessment of the accommodation needs of Gypsies and
Travellers within their area. This should be kept up-to-date every 5 years.

The Well-being of Future Generations (Wales) Act 2015

The Well-being of Future Generations (Wales) Act 2015 seeks to improve the
social, economic, environmental and cultural well-being of Wales in order to
create a Wales that all want to live in, now and in the future. The Act sets out
seven well-being goals:

A prosperous Wales;

A resilient Wales;

A healthier Wales;

A more equal Wales;

A Wales of cohesive communities;

A Wales of vibrant culture and thriving Welsh Language; and
A globally responsible Wales.

NOGORWN =

The provision of sufficient good quality housing for their needs, including
affordable housing is a cross-cutting theme that will help deliver many of the
well-being goals, including a more equal Wales, a Wales of cohesive
communities, a prosperous Wales and a healthier Wales.

The Act also puts in place a sustainable development principle, which tells
public bodies how to go about meeting their duty under the Act. There are 5
things that public bodies need to think about to show they have applied the
principle:

Long term;
Prevention;
Integration;
Collaboration; and

NS



5. Involvement.

The requirement to produce this assessment and the manner in which it has
been undertaken clearly links to the principle.

National Housing Strateqy (2010)

Welsh Government’s approach to housing, as outlined in Improving Lives &
Communities — Homes in Wales, is to:

e provide more housing of the right type and offer more choice;

e improve homes and communities, including the energy efficiency of
new and existing homes; and

e improve housing-related services and support, particularly for
vulnerable people and people from minority groups.

The strategy highlights that local authorities have a role in assessing the need
for housing and planning where it should be built, but also identifies the role of
housing associations and the private sector in delivering quality homes and
supporting thousands of jobs in construction and related industries.

It identifies the key factors influencing the demand for housing, including an
ageing population, an increase in single person households and economic
factors affecting affordability. It highlights the priorities for the future, which
includes the need to increase the number of affordable homes for purchase or
rent in the right location.

Planning Policy Wales (Edition 9)

Planning Policy Wales (WG, 2016) sets out the land use planning policies of
Welsh Government. It reinforces the approach as set out in the National
Housing Strategy (WG, 2010), as well as setting out guidance on the role of
local housing market assessments:

“Local authorities must understand their whole housing system so that they
can develop evidence-based market and affordable housing policies in their
local housing strategies and development plans. They should ensure that
development plan policies are based on an up-to-date assessment of the full
range of housing requirements across the plan area over the plan period.
Local authority planning and housing staff should work in partnership with
local stakeholders, including private house builders, to produce Local Housing
Market Assessments (LHMAs). LHMAs must include monitoring so that
responses to changing housing requirements can be reflected in updated
development plans and housing strategies’.

The need for affordable housing is a material planning consideration, which
must be taken into account in formulating development plan policies. Local
housing market assessments provide the evidence base supporting policies to
deliver affordable housing through the land use planning system.



Development plans must include an authority-wide target for affordable
housing (expressed as numbers of homes) based on the local housing market
assessment and identify the expected contributions that the policy
approaches identified in the development plan will make to meet this target.

Technical Advice Note 2: Planning and Affordable Housing

Technical Advice Note 2 (WG, 2006), read in conjunction with Planning Policy
Wales, provides practical guidance on delivering housing through the planning
system. Paragraph 3.1 stresses the need to work collaboratively, including
the requirement for housing and planning authorities to undertake local
housing market assessments in participation with key stakeholders.

Technical Advice Note 2 defines affordable housing as:

“...housing where there are secure mechanisms in place to ensure that it is
accessible to those who cannot afford market housing, both on first
occupation and for subsequent occupiers. However, it is recognised that
some schemes may provide for staircasing to full ownership and where this is
the case there must be secure arrangements in place to ensure the recycling
of capital receipts to provide replacement affordable housing. Affordable
housing includes:

e Social rented housing;
e Intermediate housing.”

Local authorities should undertake local housing market assessments to
establish the nature and level of housing requirements in their local housing
market. They provide the joint evidence base for local housing strategies and
development plans. A local housing market assessment should assess:

e the number of current and anticipated households by type;

e the current and anticipated household need and demand in terms of
affordable and market housing and what this would mean in terms of
net housing provision;

e how the distribution of need and demand varies across the plan area,
for example between the urban and rural areas; and

e the particular accommodation needs of specific groups, such as
homeless households, black and minority ethnic groups, first-time
buyers, students, disabled people, older people and Gypsies and
Travellers.

Local Housing Market Assessment Guide (2006)

The Local Housing Market Assessment Guide (WG, 2006) sets out how local
authorities can assess the housing need and demand of their communities.

The guide acknowledges that local housing market assessments are a
snapshot of the position at a particular time. The housing market in an area
will always be in a state of flux, as will the precise boundaries of the local



housing market area. The guide, therefore, attempts to balance giving advice
on a technical approach to assessing the number of households requiring
additional housing with recognition of the practical constraints to achieving a
definitive assessment of demand and need across the whole housing market.

The guide provides:

e a step-by-step approach to assessing housing demand and need by
identifying the tools and techniques that can be used for assessment;

e identifies key data sources to encourage more consistency in approach
and output;

e encouragement to authorities to work with adjoining authorities in
assessing housing demand and need in terms of local housing
markets;

e a consistent, standardised approach to assessment that could be used
by those working at the regional, sub-regional and local level as part of
the development of planning and housing policy; and

e a means of assessing the needs of those requiring affordable housing.
This includes considering the needs of specific groups such as,
homeless people, black and minority ethnic groups, Gypsies and
Travellers, people with disabilities, older people, young people, key
workers, students, asylum seekers, refugees and local people in rural
areas.

Getting Started With Your Local Housing Market Assessment: A Step by Step
Guide (Updated November 2014)

Welsh Government and the Welsh Local Government Association published a
step-by-step guide for the preparation of local housing market assessments in
2014. This guide was intended to supplement but not replace the Local
Housing Market Assessment Guide (WG, 2006). It provides a starting point for
a quantitative calculation of housing need and an assessment of the local
housing market.

The guide aims to introduce a more consistent approach in undertaking local
housing market assessments by encouraging local authorities to undertake
these assessments in-house.

Ministerial Direction

In May 2013, the Welsh Government Minister for Housing & Regeneration
wrote to all local authorities to reiterate the requirement for local housing
market assessments to be produced and reviewed periodically on a two
yearly basis. It identified that the outputs of local housing market
assessments are used to inform local development plans.



1.3 Local Policy Context

Cardiff Capital Region City Deal

The Council is one of the ten local authorities in the Cardiff Capital Region
that has signed a City Deal worth £1.2 billion, aimed at delivering 25,000 new
jobs and levering additional private sector investment. The City Deal supports
housing development and regeneration, with a commitment to an increase in
house building to address critical house shortages.

The Cardiff Capital Region, in partnership with the Welsh Government, will
commit to the creation of an integrated strategic development plan that
incorporates housing and employment land-use with wider transport plans.
The strategic plan will provide the underpinning blue-print for development
across the city-region. Work has not formally commenced on a strategic
development plan, but the local housing market assessment produced by
each of the 10 local authorities would form part of the evidence base for
affordable housing needs in the future.

Local Development Plan up to 2021 (adopted 2010)

The Council’s Local Development Plan is the statutory framework for the
development and use of land within the county borough up to 2021. One of
the key objectives of a local development plan is to “ensure an adequate and
appropriate range of housing sites are available across the County Borough in
the most suitable locations to meet the housing requirements of all sections of
the population.”

The 2007 local housing market assessment and subsequent annual updates
formed part of the evidence base for the development of housing policies in
the Local Development Plan, including policy SP15 Affordable Housing Target
and policy CW11 Affordable Housing Planning Obligation. The latter
recognises the ongoing importance of the latest local housing market
assessment as part of the evidence for the negotiation of affordable housing
through the planning system (Section 106 agreements), by identifying the
level of need for particular types of housing.

The adopted plan will provide the Council’s planning framework until it expires
at the end of 2021 or until such time as it is superseded by a replacement
plan.

Local Housing Strategy

The vision for housing in the county borough was contained within the
Council’s local housing strategy titled, ‘People, Property, Places: A Housing
Strategy for Caerphilly County Borough (2008 — 2013)’. This document made
the case for delivering good quality affordable housing and was developed
through extensive consultation with a range of stakeholders.



This local housing market assessment will provide the evidence base for the
development of a new local housing strategy in 2018.

Local Housing Market Assessment 2007

In 2007 Fordham Research were commissioned to undertake a local housing
market assessment in the county borough. Overall, the local housing market
assessment identified an annual need figure of 516 units per annum. The
study identified three housing market areas:

e South — net need of 417 units per annum,;
e Middle — net need of 161 units per annum; and
e North — a surplus of 64 units per annum.

The study looked at the size requirements for social rented properties, where
a need for 1 bedroom (51 units per annum), 2 bedroom (128 units per annum)
and 4 bedroom (12 units per annum) units were identified. There was a
surplus of 3 bedroom properties (45 per annum).

Local Housing Market Assessment Annual Updates 2008 to 2011

The Fordham local housing market assessment was updated on an annual
basis from 2008 to 2011. The net need figure varied across this time period in
light of increases to rent and changes to affordable housing supply. The latest
update, completed for 2011/12, identified a need of 530 units per annum.

Local Housing Market Assessment 2015

Following the publication of Getting Started With Your Local Housing Market
Assessment: A Step by Step Guide (WG & WLGA, 2014), the Council
prepared its most recent local housing market assessment in-house following
the prescribed guidance. The document, which was published in April 2015,
identified a net need of 526 affordable dwellings per annum. This need was
primarily identified to be social rent (469 units per annum), with a need for 16
intermediate rent products per annum and 40 low cost home-ownership units.
The local housing market assessment identifies that the total requirement for
social rented units has been artificially inflated by the fact that it was not
possible to assess the backlog of need for intermediate housing as neither the
Council nor the housing associations maintained a formal register of those
people requiring affordable housing.

From a geographical perspective, the greatest need for social rented
properties is in the Northern Connections Corridor (247 units per annum) and
Caerphilly Basin (223 units per annum). Lower Islwyn has a net need of 84
units per annum. The Heads of the Valleys (which broadly equates to
Fordham’s ‘North’ area) continues to have a net surplus of affordable housing
(85 units per annum).

In terms of the types of properties, in all areas there is a surplus of general
needs 3 bedroom properties, but a need for 1 and 4 bedroom properties in all
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areas. Two bedroom properties are needed in all areas apart from the Heads
of the Valleys.

1.4 Overview of Assessment & Methodology

This assessment has been developed using Welsh Government’s approved
methodology, as detailed in the paragraphs above.

The information contained within the assessment been analysed
geographically at three levels:

1. local authority;
2. housing market area (see section 2); and
3. ward.

The housing market areas, as identified in section 3, are:

Caerphilly Basin (CB);

Heads of the Valleys (HV);

Lower Islwyn (LI); and

Northern Connections Corridor (NCC).

PN

The affordable housing requirement was assessed using the following
tenures:

1. Social housing (general needs (GN), older persons’ housing (OP) and
accessible housing (AS);

2. Intermediate renting (IR); and

3. Low cost home-ownership (LCHO).

This assessment has analysed various components of the housing market at
the three levels listed above. This has been achieved by providing an
overview of socio-economic and demographic statistics relating to the housing
market, by reviewing the qualitative local housing survey carried out in 2013
(see Appendix 1) and conducting a quantitative assessment of housing need
(see sections 4 to 8).

Guidance on undertaking local housing surveys (Appendix A - WG, 2006)
states that they generally only need to be repeated every five years. Being
that the last local housing survey was undertaken within this time frame, a
decision was taken not to undertake a survey for this assessment.

A range of datasets has been used to carry out this assessment. All sources
are referenced and bibliography is provided towards the end of this report.
The primary sources of data are:

e Hometrack (a subscription based housing intelligence solution);
e Office of National Statistics; and
o Stats Wales.



As part of the data analysis process, the information presented in the
following paragraphs may have been rounded and, as a result, may not total
exactly.

1.5 Stakeholder Engagement

The Council has collaborated with a range of local stakeholders that possess
a good understanding of how the housing market functions across the county
borough and region to produce this assessment. These stakeholders include
representatives from private housebuilders / developers, lettings and estate
agents and housing associations.

1.6 Assessing the Need for Affordable Housing

For the purposes of this assessment, housing is deemed by the Local
Housing Market Assessment Guide (WG, 2006) (paragraphs 5.1-5.3) to be
affordable:

“where there are secure mechanisms in place to ensure that it is accessible to
those who cannot afford market housing, both on first occupation and for
subsequent occupiers.”

This definition relates to social rented and intermediate housing, but excludes
market housing, which is classed as:

“private housing for sale or rent where the price is set in the open market and
their occupation is not subject to control by the local planning authority.”

Through the assessment of the local housing market as a whole, this
assessment also identifies the need for affordable housing over the next five
years.

1.7  Supporting People Commissioning Plan 2017-2020

The Supporting People programme delivers housing related support across
Caerphilly to vulnerable people, this includes anyone 16 years of age or over
who are struggling to keep their home, at risk of losing their job or need
support to move or need help with their finances. This service is free to
residents of Caerphilly and is provided irrespective of tenure. The Council
has contracts with 34 providers for housing related support services that
compliment other services provided by the Local Authority, Health and
Probation.

Caerphilly Supporting People team works closely with the Caerphilly Homes;
5 staff are co-located within the Housing Advice team as well as geographical
located staff on a number of estates across the borough, and specific services



for rough sleepers. Supporting People also fund a dedicated worker for the
individuals placed in bed and breakfast accommodation.

Demand for housing related support services is increasing year-on year and
in 2016/2017, 4,733 people were supported and in 2017/2018, 573. In
2016/2017, we took 1,831 new referrals for floating support and in 2017/2018,
2,219 new referrals. This is support for the most vulnerable people in our
borough delivered within their home.

There are 1,969 units of supported accommodation across the borough
including sheltered schemes for the elderly and specific accommodation
staffed on a full-time or part-time basis for individuals experiencing poor
mental health, with a learning disability, who are a vulnerable young person,
are fleeing domestic abuse or are homeless, there are seldom voids across
any of our supported accommodation.

The Supporting People team are working with the Housing Strategy team to
ensure that all new developments consider the need for supported
accommodation or provision for individuals who have moved on from
supported accommodation. Primarily the need is for one bed properties due
to the specific requirements of the service users currently being supported.
Local lettings policies adopted by landlords along with housing debt related
criteria in the common allocation policy has had a detrimental effect on
securing accommodation for all vulnerable groups that the Supporting People
team work with.

1.8 Gypsy Traveller Accommodation Assessment (2015)

Part 3 of the Housing (Wales) Act 2014 requires local authorities to undertake
an assessment to ensure that the accommodation needs of Gypsies and
Travellers living or travelling in their area are assessed and planned for. A
Gypsy and Traveller Accommodation Assessment was undertaken by the
Council in 2015. The assessment found there to be a nil requirement for a
permanent or transit site provision in the borough. Further detail on the
assessment can be found on the Council’s website:
http://www.caerphilly.gov.uk/My-Council/Strategies,-plans-and-
policies/Housing/Gypsy-and-Traveller-Accommodation-Assessment .

1.9 Equality & Diversity

The Council routinely collects equalities monitoring data from all new
applicants wanting to join the common housing register. As part of the
registration process applicants are asked to complete a series of equalities
questions to identify their protected characteristics. This is a non-mandatory
part of the form and completion is solely reliant upon applicants willing to
provide this information.
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When the common housing register was introduced in December 2016
approximately 3,500 applications from previous waiting lists were migrated
over to create the single list. These applications contained only partial data
as equalities monitoring had historically not been undertaken across all
protected characteristics. As part of a re-registration exercise currently being
undertaken, we expect to see a significant increase in the level of equalities
data captured, subject to the willingness of applicants to provide this
information.

Equalities data has been used as part of the analysis of housing needs set out
in sections 3-7. However, this is only where we have sufficient information
available to allow for meaningful analysis, e.g. age, gender and disability. We
anticipate over the next few years that the level of equalities data collected will
grow and that a more detailed equalities analysis can be presented in future
assessments of the housing market.

1.10 Purpose of the Local Housing Market Assessment

This assessment replaces the previous assessment published by the Council
in April 2015.

The primary purpose of the assessment is to provide an evidence base that
will underpin the preparation of a replacement Local Development Plan and
the production of a local housing strategy. It will also be used to inform the
production of programme development plans (social housing grant) and aid
negotiations with private sector house builders on Section 106 agreements
(planning obligations).
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2.0 Housing Market Analysis

2.1 Introduction

This section sets out an overview of the key data relating to the housing
market in Caerphilly county borough, focusing on a demographic profile and
recent trends across the different tenures of housing.

There are significant differences in the housing market across the county
borough, with regards to house prices, rental values and housing demand.
The differences on a ward basis are explored in detail within section 3 —
Defining Housing Markets.

The county borough is situated in the South Wales Valleys and is located to
the north of Cardiff. It shares boundaries with a number of local authorities,
including Blaenau Gwent, Cardiff, Merthyr Tydfil, Newport, Powys, Rhondda
Cynon Taf and Torfaen.

Thematic Map 2.1: Map of Caerphilly County borough

Source: https://www.google.co.uk/maps/place/Caerphilly+County+Borough

The area comprises a mix of urban areas, including the principal towns of
Caerphilly, Bargoed, Blackwood, Risca and Ystrad Mynach, together within a
number of smaller valleys settlements. Approximately 80% of the county
borough is countryside, forming an important visual and recreational resource
for both residents and visitors.
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2.2 Demographic Profile

Welsh Government population estimates (accessed from Stats Wales) show
Caerphilly as the 5" largest local authority in Wales with a population
estimated to be 180,462 (2016).

The chart below shows an estimate of the number of people living in the
county borough. It shows that since 2011 the population has increased by
nearly 1%.

Figure 2.1: Mid-Year Population Estimates
181,000
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Source: Stats Wales

Table 2.1 below provides an analysis of population change by component
type in the county borough covering the period 2010-11 to 2015-16. It shows
that from the beginning of 2010 until the end of 2016 the population increased
by 1.33%, or on average 0.22% each year. Births during this period have
decreased slightly (4.91%) and deaths increased slightly (2.15%). Net
migration and other changes have decreased by 89.86% but still show a small
net outward migration. In two of the three years there was net inward
migration.
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Table 2.1: Components of Population Change 2010-11 to 2015-2016

Natural change Net
during period Total migration
Population Natural Population o
: and other )
Year | atstartof | Births | Deaths | change at end of
. . - changes Change
year during | during during during year
period | period | period period
M0 arsa01| 2199 | 1721 478 -203| 178,782 |  0.38%
5| a7e7s2| 2081 1669 412 72| 179,022 | 0.13%
Wz | 79022 | 2045 1782 263 38| 179247 013%
22%113‘ 179,247 | 2,084 | 1,686 398 296 | 179,941 |  0.39%
St | 179,041 | 2058 1,859 199 24| 180,164 | 0.12%
22%11%' 180,164 | 2,091 | 1,758 333 35| 180,462 | 0.17%

Source: Stats Wales

Table 2.2 below provides a breakdown of the estimated 2016 population by
ward. It shows that the wards with the highest numbers of people living in
them are Penyrheol (6.9%) and Bedwas, Trethomas & Machen (6%). The
wards with the lowest numbers of people living in them are Gilfach (1%) and
Pontlottyn (1%).
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Table 2.2: Ward Level Mid-Year Population Estimates (2016)

Ward Total %

Aberbargoed 3,854 2.1%
Abercarn 5,500 3.0%
Aber Valley 6,829 3.8%
Argoed 2,825 1.6%
Bargoed 6,180 3.4%
Bedwas, Trethomas & Machen 10,793 6.0%
Blackwood 8,443 4.7%
Cefn Fforest 3,889 2.2%
Crosskeys 3,390 1.9%
Crumlin 5,971 3.3%
Darran Valley 2,501 1.4%
Gilfach 2,054 1.1%
Hengoed 5,678 3.1%
Llanbradach 4,247 2.4%
Maesycwmmer 2,198 1.2%
Moriah 4,531 2.5%
Morgan Jones 7,320 4.1%
Nelson 4,656 2.6%
Newbridge 6,464 3.6%
New Tredegar 4,834 2.7%
Pengam 3,866 21%
Penmaen 5,416 3.0%
Penyrheol 12,495 6.9%
Pontllanfraith 8,589 4.8%
Pontlottyn 1,917 1.1%
Risca E