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1.  Almost one in five households in Wales
live in the social rented sector – homes
owned and managed by local authorities
and housing associations.  However, over
recent times the sector has changed.  It has
declined in scale, suffered a significant fall
in levels of public capital investment and its
customer profile has become less diverse,
with an increasing proportion of those
living in social housing being in receipt of
benefits, unemployed, on low and/or fixed
incomes or in poor health.  These changes
have affected both the housing options
available to many households and the
perceptions of social housing.

2.  This report presents the results of
research which has examined the views
and perceptions of both social landlords
and a range of households applying for
social housing within one Welsh unitary
authority; the County Borough of Newport.
As such it contributes to on-going debates
within the UK about changing demand for
social rented housing, perceptions of this
tenure and responses at a local level to
address the challenges which are posed.

3.  The research was undertaken in 2000-
2001 in a number of inter-linked stages.
This included desk based analysis of the
profile of the social housing stock and
housing registers in Newport, as well as an
examination of letting policies and
practices.  This work was supplemented by
in-depth face-to-face interviews with a
range of officers in the four largest social
landlords operating in the Borough in order
to develop explanations of changing
demand and responses to identified
problems and emerging issues.  In addition
the research included detailed household

interviews with 250 applicants for social
rented housing living in Newport.  This
element of the study examined the
applicants’ current housing circumstances,
the housing options they had considered,
their views of social housing and local
neighbourhoods, their experience of the
rehousing process to date, and their longer
term housing aspirations.

4.  The research has shown that Newport’s
social housing stock is highly concentrated
spatially, and that turnover rates within the
sector vary considerably by area.  All four
landlord organisations studied have
experienced various symptoms of changing
demand and responses have ranged from
specific marketing initiatives to changes in
the services provided.  The analysis of
housing registers showed continuing
expressed demand for social housing in
Newport, but this includes significant
numbers of applicants who are either
deferred (often from choice) or suspended.  

5.  For most applicants choice of location is
of paramount importance, and some areas
(e.g. St Julians, Caerleon, Maindee, Civic
Centre, Corporation Road) are popular,
with relatively high numbers of applicants,
whilst others (e.g. Ringland, Bettws,
Duffryn, Always) are much less popular.
However, it is in the less popular areas
where a high proportion of vacancies occur.

6.  For the great majority of applicants the
key factor in rehousing was choice of
location, much more so than either the
design of individual properties or the
availability of services.  However, in general
applicants considered they were offered
little in the way of choice in area.
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7.  In general, applicants considered they
were given little choice over where they
could live.

8.  Landlords saw social housing as a
temporary solution to many people’s
housing need and not a long term
preferred tenure.  This was borne out by
the views of applicants.  

9.  Elderly applicants are more likely to
wish to rent from the council whilst families
and younger people prefer housing
associations or the private rented sector.

10. Applicants in general viewed council
housing negatively, because it was seen to
consist mainly of large estates.  In contrast,
housing association properties were
perceived in a more positive light, because
of their relatively small scale of
developments and the better condition of
properties.

11. Whilst housing officers had a general
perception that demand for social housing
tenancies varied by location, only one of
the four landlord organisations had
analysed this in an objective manner.
Fewer than one in eight applicants said
they were prepared to live anywhere in
Newport, and 40% said they had one
preferred neighbourhood in mind.  Areas of
first preference for rehousing reflected
strongly the current residence of those on
the register; that many applicants wish to
remain in an area with which they are
familiar. 

12. Conversely, over half of applicants
interviewed specified five areas of Newport
where they would not choose to live,
because of their location and perceived
problems of crime, anti-social behaviour
and nuisance.

13. In the face of changing demand,
Newport’s social landlords are changing
their lettings policies.  Whilst still seeking to
address need, and to restrict access to
those perceived as bringing problems to an
area, they are attempting to widen access
to a broader cross-section of households
and to offer enhanced choice.  However,
these changes alone may have only a
limited impact.

14. The study suggests there is a need at a
local level to consider not only the overall
demand for rented accommodation, but
also affordable home ownership, and how
this relates to likely supply, household
preferences and tenure choices.  However,
changing perceptions of social housing
(and demand for the product) is much
more than just a housing issue.  Choice of
housing reflects not merely its location,
physical attributes, quality and environment
but also wider issues such as the availability
of good public services and perceived low
levels of crime and anti-social behaviour.

15. Since location emerges from the
research as such a key factor in applicants’
housing choices, there are a number of
issues to be addressed.  These include not
only providing better information about
housing opportunities and prospects but
also emphasising the importance of
improving service delivery at a local level
and taking greater note of the views of
residents (and potential residents) in
shaping the delivery of these services.
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1.1 Introduction

1.1.1 This report is the final output from
a study carried out by the Centre for
Housing Management and Development
(CHMD) at Cardiff University and Opinion
Research Services (ORS).  The research was
designed to develop insights into the
perceptions of those providing social
housing and of those applying for
tenancies with the Council and Registered
Social Landlords (RSLs) in the County
Borough of Newport, and also to examine
the processes involved in enquiring,
applying, registering and waiting for social
rented housing and in being offered and
accepting or declining individual tenancies.
It seeks to build upon the National
Assembly’s earlier study of Tenants' Views
of Social Rented Housing (NAW, 2001a)
and to enhance our understanding of the
changing demand for social housing.
Although the study looks in depth at just a
single urban local authority area, many of
the findings are likely to be equally relevant
to other parts of Wales and Great Britain.

1.2 Aims of the Research

1.2.1 There have been widespread recent
concerns about the ways in which the
demand for social rented housing is
changing (Lowe et al, 1998; Cole et al,
1999; Holmans and Simpson, 1999; Power
and Mumford, 1999; Bramley et al, 2000).
A report to the Housing Corporation from
the University of Birmingham (Murie et al,
1998) showed changing demand as a
cross-tenural issue, and identified a number
of areas (including large swathes of South
Wales) where relatively low priced private
housing may have encouraged moves from
social renting to either owner-occupation
or the private rented sector.

1.2.2 The evidence points to a number of
reasons for changing demand, including an
ageing tenant profile, population
movements and the effects of management
policies and practices.  A number of recent
studies in Wales have highlighted different
aspects of the problem, analysing the
symptoms and causes in the social sector
(Inkson, 1999), possible responses to the
increasing number of vacancies (NAW/CIH
in Wales, 2000) and the perceptions of
both tenants (NAW, 2001a) and the
general public (WFHA, 2002, in respect of
social housing.

1.2.3 However, there remains something
of a paradox.  In some areas there remain
relatively long waiting lists of households
seeking access to social housing, whilst in
other areas the expressed demand is either
very limited or even non existent.  Despite
evidence of housing need, applicants for
social rented housing are rejecting the offer
of certain properties in different localities.
The focus of this study has been to
investigate the circumstances and
perceptions of those on social housing
registers in one Welsh local authority (the
County Borough of Newport) to try to
explain why this is happening, whilst at the
same time examing the perceptions and
responses of local social landlords.

1.2.4 Specifically, the aims of the study
were:

• to describe the housing context in
Newport within which applicants
express their interest in, or demand
for, social housing;

• to elicit the views of a range of
officers in the four main housing
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organisations providing social housing
in the area (Newport County Borough
Council and Charter, Glamorgan and
Gwent and Gwerin Housing
Associations) as to the factors which
they considered were driving changes
in demand for social housing;

• to analyse the make-up of the
housing register of each of the
selected social landlords, according to
expressed demand for re-housing in
specific sub areas within Newport;

• to consider the lettings policies and
practices of social landlords in
Newport, and applicants views of the
social re-housing process;

• to develop insights into the views and
perceptions of those applying for
social rented housing in Newport, in
terms of their views of the tenure,
their appraisal of other housing
options, and their perceptions of
particular types of property and
specific localities.

1.3 The Research in Context

1.3.1 The background to this research is
essentially fourfold: 

• the development of the National
Assembly for Wales' policies on
housing and community regeneration;

• the shifting nature of local housing
markets in Wales, the factors
influencing changing demand, and
the impact of changing levels of
demand for social housing;

• understanding the attitudes and
perceptions of the consumers (or
potential consumers) of social
housing;

• the need to develop appropriate local
responses to change.

Each of these is considered briefly below:

1.3.2 In December last year the
Assembly set out for consultation its
strategic vision and priorities for housing in
Wales (NAW, 2000a), and in July this year
published "Better Homes for People in
Wales" which was endorsed as the National
Housing Strategy for Wales (NAW, 2001b).

1.3.3 The Strategy points to the diversity
of housing and local communities in Wales,
the fact that housing cannot be separated
from its wider environment, and that
people's homes and their environment are
critical to the quality of their lives.  Its aim
is to guide local action (and provide a
framework for local strategies), to
encourage local authorities to develop a
more corporate and strategic approach to
housing, to promote a greater
understanding of local housing markets
(and their relationships with labour
markets) and to strengthen evidence-based
policy making.

1.3.4 At the heart of any strategy is the
issue of identifying and meeting housing
requirements and building a comprehensive
and accurate picture of the nature and
extent of housing needs, demands and
preferences (Holmans, 1996; 2001;
Kleinman et al, 1999).  However, in the last
few years this concern with future housing
requirements has been accompanied by
evidence of changing and low demand
(Murie et al, 1998; Lowe et al, 1998;
Holmans and Simpson, 1999; Niner, 1999).
Whilst this has been particularly
pronounced in the North of England (Cole
et al, 1999; Power and Mumford, 1999;
Nevin et al, 2001), these issues have also
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been much in evidence in parts of South
Wales (Inkson, 1999; NAW/CIH in Wales,
2000c; NAW, 2001a).

1.3.5 A number of factors may explain
the changing demand for social housing in
Wales, some of which are considered
below:

Demographic Change

1.3.6 The number of households in
Wales is expected to grow by about 14%
in the period 1996-2021, despite a
population increase of only 4%.  Whilst
migration effects, rather than changes
within the indigenous population, account
for the bulk of the changes, and whilst
there are marked differences between
unitary authorities, the characteristics of
households within local housing markets
may also influence both supply and
demand.  Council housing in particular
increasingly houses both a growing elderly
population more younger households, and
as such the sector is subject to higher rates
of turnover and less stability than other
sectors of the housing system.

Economic Restructuring and Labour

Market Change

1.3.7 The decline of traditional extractive
and manufacturing industries, coupled with
a growth in service sector employment,
have resulted in considerable labour market
changes.  Levels of unemployment have
typically been higher in the South Wales
Valleys and in some rural areas, and in such
areas access to private housing may be
more difficult.  However, for many the
relatively low price of owner-occupied
housing in most parts of Wales means that
access to this tenure is available for the
majority of households, even those on

relatively low incomes.  In some localities
there may be outward migration associated
with households moving closer to
employment opportunities.

Age and Quality of Existing Social Housing

1.3.8 Three years ago it was estimated
that there was a backlog of at least £750
million worth of essential repairs and
modernisation needed to Wales' council
housing stock (CIH in Wales, 1998).
Allowing for neighbourhood improvements
current estimates suggest this figure is well
in excess of £1 billion (NAW, 2001b).  In
specific localities poor quality social housing
in need of significant investment may be
experiencing reduced demand, particularly
where such properties are in poor quality
environments and/or susceptible to high
levels of crime and vandalism.

Neighbourhood Infrastructure and Services

1.3.9 In some instances the problem is
the quality of the general environment,
rather than the quality of housing.  Some
locations contain substantial areas of
dereliction and reflect the economic and
social malaise of neighbourhoods in long-
term decline.  These areas may also be
relatively isolated with poor
communications, have poor local services,
few employment opportunities and it may
not be viable financially to regenerate
them.

Changes in the Private Housing Market

1.3.10 The availability of relatively cheap
owner-occupied housing, both new and
second hand, has meant that for very many
households, particularly those in paid
employment, access to home ownership
has been easy.  This has been particularly
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so in the context of the ready availability of
mortgage finance at low rates of interest,
which has often made the cost of owning
very competitive in relation to renting.
This has enabled many households to
achieve their aspiration for owner-
occupation and given people greater choice
in terms of location, type of property and
space requirements.  At the same time, this
has reduced the demand for social rented
housing, particularly from those in
employment.

Increased choice in the Rental Sector

1.3.11 Changes in systems of housing
finance, whereby personal subsidy through
the housing benefit system is portable, may
also have increased choice for tenants (and
prospective tenants), giving households
(even those on low incomes) greater
mobility opportunities than they may have
enjoyed in the past.  This is not only the
case within the social housing sector, with
the development of RSLs adding to the
diversity of the social sector (and social
landlords often competing for tenants) but
is also evidenced in competition between
the social housing sector and private
landlords.  Whilst some private rented
housing is of poor quality (and some
considerably more expensive than
comparable social housing) in some areas
private landlords are providing direct
competition with the social sector, perhaps
offering housing in preferred locations with
better access to transport, shopping, leisure
opportunities, employment and social
networks than its social sector equivalent.
At the same time, people's housing
requirements may change over their
lifetime, dependent upon income,
household structure, their previous tenure,
stage in the life cycle and local labour
markets.

1.3.12 Local housing markets do not
operate in a vacuum.  They are subject to a
number of external market pressures and
influences, including local and sub regional
differences and disparities, changing social
values, the pace of economic change at a
macro level and changing environmental
awareness.  The complex interaction of
these different factors means that housing
markets may be subject to change, and in
some cases decline.  In such circumstances
social landlords need to make informed
judgements as to how and where people
want to live and the choices which they are
able or likely to make.

1.4 Consumers’ Attitudes and
Perceptions

1.4.1 It is indisputable that not only are
the majority of households currently
homeowners, but that a vast majority of
people do or would prefer owner-
occupation.  The British Social Attitudes
Study (NCSR, 2001) shows that given a
choice 87% of people would buy, against
only 13% who would opt to rent.  Whilst
the British Household Panel Survey
(Berthoud and Gershuny, 2000) shows that
the greatest movement of social renters is
between social landlords rather than into
different tenures, tenants of social
landlords are more likely to move to home
ownership than owner-occupiers are to
move to social housing.  Social housing
tenants want to move due to the condition
and character of their local neighbourhood
rather than the physical condition of their
property (Bertoud and Gershuny, 2000).
Evidence from RSL tenants supports a
similar view (MORI, 2000).  However,
renting is often seen as "dead money" and
whilst it is argued that over a person's
entire housing career renting may be
perceived as a suitable and convenient
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option for a particular period, for the
majority the expectation is of progressing
up the housing ladder to home ownership.
Where people are not able to do this, they
may perceive social housing as a trap from
which they are unable to escape (Hooper
et al, 1998).

1.4.2 Capacity to move is clearly linked
to income and available housing
opportunities.  However, the desire to
move (and often the need to do so) may
be concentrated amongst those living in
the most unsuitable housing conditions,
perhaps with the least prospects of
employment and living in insecure or poor
quality accommodation.  Whilst in many
areas the availability (and affordability) of
the types of homes (and environments)
which households aspire to from
preference may be in limited supply, in
other localities this may no longer be the
case.  Social landlords in general need a
much better understanding of what
housing means to consumers - and what
they expect from housing - if they are to
make better informed judgements about
how and where they might offer a range of
housing services.

1.5 Research Methods

1.5.1 The study has been conducted in a
number of discrete but inter-linked stages
which are considered below:

• Desk Based Analysis

1.5.2 Initial work was undertaken to look
at the profile of the social housing stock in
Newport, vacancy and turnover rates, the
profile of lettings and lettings policies and
practices.  In addition the study analysed
the make-up of the housing register of
each of the selected social landlords in

Newport, considering those on the transfer
list as well as those on the general waiting
list.  This analysis has also looked at the
expressed levels of demand for rehousing
in specific sub areas within Newport and
assessed this demand in relation to the
stock of social housing in these areas and
evidence of available lettings.

• Interviews with Social Landlords

1.5.3 Interviews were conducted with a
range of officers in each of the four
landlord organisations.  These included the
Council's Head of Housing Strategy, the
Chief Executive of each of the three RSLs,
the Director of Housing Services/Housing
Manager in each RSL, the Council's
Housing Strategy Manager and front line
housing officers.

1.5.4 These interviews have been used
to examine the current Newport context in
which each organisation operates, evidence
of the symptoms and underlying causes of
changing demand, responses developed to
these problems and emerging issues.  The
topic guides used for the interviews are
provided in Appendix 1.  In addition, these
interviews enabled us to develop a clearer
understanding of each landlords' lettings
policies and practices.

• Interviews with Applicants for Social

Housing in Newport

1.5.5 Using a sample of names and
addresses from the Housing Registers of
the four social landlords, interviews were
conducted with 250 applicants for social
rented housing living in the County
Borough.
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1.5.6 The interview covered: 

- applicants' current and previous
housing circumstances;

- housing options considered;

- the rehousing process;

- applicants' views of social housing;

- their views of local neighbourhoods;

- their longer term housing aspirations;

- a profile of the applicant household.

The questionnaire used for these interviews
is provided in Appendix 2.

1.6 Organisation of Report

1.6.1 In this opening chapter we have
set the context for the study, outlined the
aims of the research and summarised the
methods employed.  In the next chapter
we present the locality context in terms of
Newport and its housing market, as well as
profiling the stock of the individual 

landlords and evidence of lettings.  This
chapter also looks at the responses made
by each organisation to changing demand.
Chapter three considers the lettings policies
and practices employed by the four social
landlords at the time of the study and
specific responses to changing demand
associated with the allocations function.
This is then complemented by examining
applicants' experiences and views of the
rehousing process.  Chapter four looks in
more detail at evidence of the demand for
social housing in Newport through the
housing registers of the Council and local
RSLs.  It also profiles the current housing
circumstances of the applicants for social
housing interviewed for this study.
Chapter five presents the perceptions of
both the staff of social landlords and those
applying for social housing.  This is
followed in chapter six by a similar analysis
of Newport neighbourhoods.  The final
chapter (seven) draws together the key
findings from the study and offers pointers
as to how policies at a national and local
level might respond to the issues identified.
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2.1 Introduction 

2.1.1 This chapter provides brief
contextual information about Newport, its
housing and the organisations providing
social housing within the County Borough
area.  It is in three sections: the first
profiles Newport’s geography, population
and socio-economic characteristics, the
second examines the profile of the housing
stock, lettings and vacancies.  In the final
section, we consider the main organisations
providing social housing in Newport (the
Council and Charter, Glamorgan and
Gwent and Gwerin Housing Associations)
and examine their experiences of, and
responses, to changing demand.

2.2 A Profile of Newport

2.2.1 The County Borough of Newport
lies between Cardiff to the west and
Monmouthshire to the east, with the
authorities of Torfaen and Caerphilly
immediately to the north.  It is an area of
approximately 190 square kilometres.
Newport has a population of 137,000
which is projected to grow to 140,100 by
2006, reversing a modest decline in
population between 1991 and 1996 when
outward migration exceeded natural
growth.  There are 22,100 people aged 65
and over (16.2% of the population), of
whom 9,600 (7.0%) are aged 75 and over.
At the other end of the age spectrum
26.5% of the population are aged 19 or
under.  More than one in seven households
have children younger than five, whilst just
over 5% of households have three or more
children aged under 16 and a similar
proportion of households comprise lone
parents with children under 16. 

2.2.2 In October 1999, there were 4.3%
unemployed in the Newport Travel To Work
Area (TTWA), compared with rates of
4.3% and 5.7% respectively in the Cardiff
and Swansea TTWAs.  However, unitary
authority-wide figures hide local variations
and the Pill area had the highest
percentage of its economically active
resident population unemployed (14.9%),
followed by Tredegar Park (12.7%) and
Bettws (8.2%).

2.2.3 Four wards (Alway, Bettws,
Pillgwenlly - usually known as Pill, and
Ringland) are amongst the most deprived
in Wales.  Together these wards have 60%
of children on free school meals, compared
with a Newport average of 30%.  Table
A.1 in appendix three shows the extent of
multiple deprivation in each of Newport’s
20 electoral divisions (NAW, 2000b).  It
highlights the considerable gulfs existing
between seriously deprived areas and those
which are much more affluent. 

2.3 Housing in Newport 

2.3.1 As at 1st April 2000, Newport had
a total dwelling stock of 57,978, of which
just over 75% were in private ownership
(owner-occupied or owned by private
landlords), compared with 20% in council
ownership and almost 5% owned and
managed by registered social landlords.
Compared to Wales as a whole, with a
social rented stock of 20%, Newport
therefore had a more significant social
housing sector.  The stock of each of the
four main social landlords and their recent
lettings is analysed below.   
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2.4 The Social Housing Stock Profile

2.4.1 The four main Newport landlords
owned a total of 14,064 properties in the
County Borough.  Map 2.1 shows where
the main concentrations of social housing
are.  As can be seen from Table 2.2, the
local authority was by far the majority
landlord, with nearly 82% of the total 

stock owned by the four organisations.
Table 2.1 also shows the percentage of
housing stock of each landlord located in
the County Borough area.  Over half of
Charter Housing Association’s stock, a third
of Gwerin Housing Association's stock and
just 3% of Glamorgan and Gwent Housing
Association's stock was located in the
Newport CBC area. 

The Welsh Assembly Government – Applying for Social Housing in Newport
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Table 2.1:  Stock Owned by the Four Case Study Landlords

Organisation Rented Total rented Percentage of Percentage of

properties in properties total rented total social

Newport owned by the Stock located housing owned

CBC area organisations in Newport by the four

CBC area organisations

Newport
County 11,355 11,355 100% 81.4%
Borough
Council

Charter
Housing 1,897 3,568 53% 13.6%
Association

Gwerin
(Cymru) 611 1,800 34% 4.4%
Housing
Association

Glamorgan
and Gwent 94 2,809 3% 0.7%
Housing
Association

[Note:  as at August 2000]
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2.4.2 Table 2.2 shows that the majority
of housing stock owned by Charter and
Glamorgan and Gwent Housing
Associations were houses, while nearly half
of Newport CBC’s stock and just over a
third of Gwerin’s stock were houses.  Some
of the flats, bungalows and bedsits were
identified as being specifically for certain
groups e.g. older people or those with
disabilities.

2.5 The Organisations: Individual
Profiles of Stock, Vacancies and Lettings 

Newport CBC

2.5.1 At 7 August 2000, Newport CBC
had a total of 11,355 properties in
management.  Table 2.3 shows the
breakdown of property type.
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Table 2.3: Newport CBC Stock by Property Type
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2.5.2 Newport CBC’s properties were
spread across the County Borough, with
eight areas accounting for nearly 60% of
the stock (Bettws, Ringland, Duffryn,
Alway, Pill, St Julians, Rogerstone and
Malpas).  A further ten areas had between
200 and 500 properties each, in total
accounting for a further 26% of the stock
(Broadmead Park, Caerleon, Cromwell
Road, Gaer, Llanmartin, Maesglas, Old
Barn, Royal Oak, Shaftesbury and
Somerton).  Map 2.1 shows the 10 areas
with most council stock and the proportion
of the stock for which they account. 

2.5.3 In 1999-2000, a total of 1,435
vacancies were generated in the council
sector in Newport, a turnover rate of
12.6%.  However, this varied considerably
by property type, with approximately 20%
of general flats becoming vacant, 25% of
bedsits and 33% of maisonettes, in
comparison with only 6.7% of houses. 

2.5.4 Over the same period, Newport let
1,299 properties (11.5% of the Council
stock), with 43% of lettings made to
families, 17% to elderly persons, 16% to
singles under 30, 13% to other single
person households and 12% to couples
and multi-adult households.

2.5.5 There were 14 self-defined areas in
which Newport CBC made more than 20
lettings during 1999-2000.  These are
shown in Table A.2 (appendix 3) as a
proportion of the council stock in each
area.  The three areas with the highest
ratio of lettings to stock were all included
in the list of eight areas noted above as
accounting for 60% of the total stock
owned by Newport CBC.    

Charter Housing Association

2.5.6 At the time of the study, Charter
had a total stock of 1,897 dwellings in the
Newport area (just over 53% of its total
stock), of which 56% were houses, 41%
flats and maisonettes and 3% bedsits.
Charter’s stock was located in 24 defined
areas, with particular concentrations in Pill
(14% of stock), Somerton (11%) and
Barrackswood (11%).  There were eleven
further areas where the association owned
between 50 and 100 dwellings.  

2.5.7 Charter reported 238 vacancies in
the year 1999-2000, a turnover rate of
12.5%. These lettings were concentrated in
a relatively small number of areas,
including major concentrations in
Barrackswood (52 lettings equating to 25%
of the stock in the area) and Pill (41
lettings equating to 16% of the stock in
this area).  There were only six other areas
where Charter had 10 or more vacancies
during the year, with turnover rates ranging
from 7% in Somerton to 19% in
Stowhill/York Place.

2.5.8 According to WHATS (Welsh
Housing Associations’ Tenancies and Sales),
during 1999-2000, Charter made 330
lettings in Newport.  The vast majority of
these (89%) were relets, with the
remainder as first lettings (all of which
were general needs accommodation).  Of
the total lettings, some 37% were one
bedroom properties, 25% two bedrooms,
30% three bedrooms, just under 4% four
bedroom properties and 3% bedsit
accommodation.  34% of the lettings were
to single households under the age of 30,
34% to single households between 30 and
60, 23% to families and 9% to elderly
households.
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Glamorgan and Gwent Housing Association

2.5.9 At the time of the study,
Glamorgan and Gwent Housing Association
had a total stock of 94 properties in
Newport, representing just 3% of its total
housing stock.  These were split between 4
areas (39 in East Newport, 13 in North
Newport, 23 in the central area and 19 in
Pill).

2.5.10 During 1999-2000, Glamorgan
and Gwent made 59 lettings in Newport .
Almost half  were in Pill and 80% were
lettings to new properties.  35% of the
lettings were two bedroom properties,
almost 46% three bedroom properties,
12% four bedrooms or more and 7%  one
bedroom properties.

Gwerin Housing Association

2.5.11 At the time of the study, Gwerin
Housing Association had a total stock of
611 properties in Newport, just over a third
of its total housing stock.  These were
spread over 16 areas, although in five of
these, the association’s stock holding was
in single figures.  

2.5.12 Table A.3 (in appendix 3) shows
the location of properties owned by
Gwerin, showing the greatest
concentrations in Pill (18%), Barracksfield
(14%), Rhiwderin (13%) and Lliswerry
(12%).  The table also shows the ratio of
lettings to stock.  There does not appear to

be a correlation between a high ratio of
lettings and the size of estate owned by
the association, which might suggest a
higher turnover (and less stability) of
tenancies on larger estates.  However,
given that Gwerin own less than 4.5% of
the total social housing in Newport, a more
meaningful correlation may be the ratio of
lettings to the scale of social housing
owned by all landlords in any one area.

2.5.13 WHATS data shows that Gwerin
made a total of 274 lettings during 1999-
2000, of which 87 (32%) were in Newport
area (all of them relets).  Over two fifths of
these lettings (43%) were of one bedroom
properties, almost 20% two bedroom,
32% three bedroom properties, with the
remainder either larger (4 bedroom) or
bedsit accommodation.  23% of the
lettings were to single households under
30, 20% to single households between 30
and 60, 41% to families and 16% to
elderly households.  

2.5.14 Table 2.4 shows summary statistics
for the four landlords in relation to stock,
vacancies and lettings.  The higher
percentages shown for Charter and
Glamorgan and Gwent Housing
Associations in relation to lettings as a
proportion of stock can be accounted for
by the extent of new build by the two
associations during 1999-2000.  80% of
the lettings made by Glamorgan and
Gwent and 27% of those made by Charter
were to new properties. 
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Table 2.4: Summary Statistics for all Four Landlords

Factor Newport Charter Gwerin Glamorgan

CBC & Gwent

Properties

Number of
Properties 11,355 1,897 611 94

Percentage
of properties 81.4% 13.6% 4.4% 0.7%

Vacancies

Vacancies
1999-2000 1,453 238 Not known Not known

Vacancies
As a 12.8% 12.5% Not known Not known
proportion of
stock

Lettings

Lettings 1999-
2000 1,299 328 75 59

Lettings as a
proportion of 11.4% 17.2% 12.3% 63%
stock

Size of

property let

(percentage)

Bedsits N/K 3% 3% Nil

1 bed N/K 37% 43% 7%

2 bed N/K 25% 20% 35%

3 bed N/K 30% 32% 46%

4 bed + N/K 4% 2% 12%



2.6 The organisations’ experience of
changing demand

2.6.1 All four organisations said that
they had experienced changing demand
within Newport, and for those
organisations that work in other areas,
beyond the Newport County Borough area.
The symptoms of changing demand were
identified as being more complex than an
inability to let certain properties in certain
areas.  They included:

• increased turnover. Tenants were
using all sorts of routes to move e.g.
the HOMES Mobility Scheme, people
moving to property owned by other
landlords and to the private sector.
‘Churning’ was noted as being a
factor on some estates, with some
households moving in, then moving
on after a short tenancy.

• increased mobility. More tenants
were exercising their right to
exchange. The fact that should
people leave the social rented sector,
they can access it again in the future
was seen as being an important factor
behind both increased turnover and
mobility. 

• more long-term voids. This was
particularly the case in older
properties owned by housing
associations and ‘unpopular’ property
types such as bedsits

• more selective applicants. A greater
proportion of applicants were being
very specific about where they would
consider offers e.g. families with
children specifying ‘not on estates’

• a higher rate of refusals. All four
landlords had noted an increase in the
rate of refusals.  There was a strong

feeling that people were waiting until
they got what they wanted, rather
than taking the first offer of
accommodation made by a landlord 

• shorter waiting lists and re-housing

applicants at lower levels of need

• reduction in demand from specific

groups. One of the organisations
noted that fewer families with
children were applying for re-housing. 

• increased scrutiny of the lettings

function (and housing management

more broadly). This related to areas
of high demand in which there was
an increased interest from residents
and those on the waiting list in the
lettings that were made  

• a resultant increase in workload

associated with an increased flow of

lettings and managing estates.

Unstable communities/estates with
high turnover were noted by all four
organisations as presenting particular
difficulties for housing management.
Estate management was seen as
having become more intensive than in
the past and the organisations were
having to manage the impact of
higher turnover and the presence of
longer-term voids on communities.
Levels of staff satisfaction were felt to
be decreasing and levels of stress
increasing

2.6.2 Thus the symptoms of changing
demand were identified as being far
broader than low demand.  Moving to a
consideration of low demand, there were
differences in the degree to which
changing demand had expressed itself as
low demand within Newport:  
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• Gwerin and Glamorgan and Gwent
Housing Associations did not consider
that they had a problem letting
properties in Newport compared to
other areas. 

• Charter Housing Association noted
that demand was still strong for small
developments, particularly in areas
perceived as ‘better’ and that there
were still areas and types of property
that were extremely popular.
However, the association did have
some trouble letting particular types
of properties and  properties in
certain areas.

• Newport CBC noted that there were
areas of both high and low demand
and different types of property that
were in high and low demand.

2.6.3 Differences in level of demand
appeared to relate to the profile of
properties owned by each organisation,
with characteristics such as property type,
age and condition of property noted as
being significant, as well as precise
geographical location.  The reputation of
the sector and individual landlords was also
noted as being a potentially negative factor
deterring people from applying.

2.6.4 All four organisations noted
particular problems with letting sheltered
accommodation.  Here, again, there were
differences of degree relating to specific
property type, e.g. bedsit accommodation
was particularly unpopular, and the range
of sheltered provision in specific areas, e.g.
a problematic area was one in which two
of the associations and the local authority
all had sheltered schemes and there was
also a residential home.     

2.6.5 General trends relating to
differences in demand were identified as:

• new build properties were more
popular than refurbished properties
and there being a continuum within
new build properties in that more
recently built properties were more
popular than properties that were, for
example, five years old 

• multi-storey accommodation, bedsit
and above-ground floor
accommodation for older people and
above ground floor maisonettes for
families being unpopular

• small estates and existing satisfactory
dwellings purchased by the housing
associations being more popular than
larger estates

• ‘established’ communities and
properties in rural areas being more
popular

2.6.6 Although the organisations were
not experiencing low demand to the extent
that has been documented elsewhere in
Wales and in the UK, changing demand
was noted by all four organisations as
highly significant:

‘If people are saying that they don’t want

your product ….. then your reason for

existing is not there.’

‘There is a need for a co-ordinated

strategic neighbourhood management

approach …… all sectors/tenures are

affected by changing demand.’

‘Changing demand is significant and will

get more significant … it impacts on other

areas of estate management and is

increasingly resource hungry.’ 
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2.6.7 The fact that the situation was
constantly changing was emphasised by all
the organisations.  However, there were
differences of opinion as to whether things
would get worse or better in the near
future.  The majority of those interviewed
felt that things may well get worse i.e.
properties becoming less easy to let,
combined with a higher turnover.
However, one officer noted that her
organisation was receiving applications
from people who would not have applied
to housing associations in the past and felt
that as associations and local authorities
use more marketing techniques, people’s
perceptions of social housing will improve
resulting in an increase in the number of
applications made. 

2.6.8 That the situation on estates is
constantly changing was also noted in the
work carried out by Alan Murie and
colleagues published as Tenants’ Views of
Social Rented Housing  (NAW, 2001a).
This study concluded that there is
underlying pressure for estates to become
more volatile and subject to high turnover
and that significant intervention is needed
to turn things around. 

2.7 The organisations’ responses to
changing demand 

2.7.1 All four organisations had
developed a wide variety of responses to
changing demand, which could be divided,
into the following themes:

• lettings policy and function

• marketing

• housing/estate/tenancy management
policies and function

• ensuring quality of the product

• organisation-wide responses  

• working in partnership

• information gathering

2.7.2 Lettings issues are dealt with in
Chapter three of this report, whilst other
responses listed are summarised below.

Marketing

2.7.3 All four landlords mentioned
marketing as one response to changing
demand.  None had a comprehensive
marketing strategy but were at the stage of
trying out various activities.  Newport CBC
had used the following methods:

• advertising boards in council offices
showing examples of vacant
properties – to show the types of
properties that were available in the
hope that people would apply for
housing.  However, this was not a
property shop type initiative where
applicants could  apply for specific
properties

• using the Newport Matters Newport
CBC newsletter distributed to every
home in the borough

• a video display in the Kingsway
Shopping Centre

• a roadshow based on the authority’s
neighbourhood committee structure

• joint initiatives with the registered
social landlords in Newport aimed at
young people

2.7.4 The organisation was also looking
at the possibility of inviting private tenants
in receipt of housing benefit to apply for
council housing and offering properties to
employers, colleges or hospitals for their
staff or students.
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2.7.5 Newport CBC and the registered
social landlords who operate in the
borough did not market each other's
properties; they remained competitors to a
certain extent.  However, they did work
together to promote the benefits of the
sector as a whole.  One example of this
was the Pill initiative, (outlined in Chapter
three), where the marketing/promotion of
new housing built by all three registered
social landlords in an area which also had
local authority housing was carried out
jointly.  Joint advertising, leafleting and
consultation with the local community was
carried out.  Visual signs, rather than signs
in English, were used on the developments
themselves to ensure that people whose
first language was not English were not
being disadvantaged.  Given high levels of
expressed demand for the new properties,
there was a consensus that this joint
marketing exercise had been a success. 

2.7.6 Charter had done some advertising
in the press and were at the stage of
putting together a newsletter for
applicants.  Some reciprocal advertisements
had been placed with other landlords
(Gwerin and Caerphilly CBC) and the
organisation had advertised vacancies
through the HOMES ‘available homes’

website.  Gwerin use "For Let" boards
where they have the greatest fluctuations
in demand to try and increase applicant
interest.  Charter were developing their
own website which would provide
information to potential applicants and a
facility to make applications on-line.  The
organisation was also looking at revamping
the main reception area so that ‘it doesn’t

look like a housing office’.  The specialist
lettings team acknowledged that marketing
was still in its infancy within the
organisation and that they were still at the

stage of developing a range of ideas and
initiatives. 

2.7.7 An example of trying to improve
the marketability of a particular area was
provided by Newport CBC in respect of
Alway.  There a redecorating scheme was
put in place and a show home was used to
promote council housing in the area,
environmental improvements were made
on the estate by an environmental task
force and the HOMES scheme was used in
an attempt to widen the customer base for
the area.  Some scepticism was expressed
about the benefit of marketing; the
comment ‘you cannot market a non-

marketable product’ was made. 

Housing, estate and tenancy management

policies

2.7.8 All four organisations said that
changing demand had made them rethink
the way they manage their housing.
Responses included:

• reviewing the organisation’s approach
to anti-social behaviour and
neighbour nuisance, to move towards
the ‘Leicester model’ (Charter).  The
Leicester model involves all
complaints being referred to, and
assessed by, the mediation service,
with some cases being referred back
to the housing department.
Evaluation of the initiative has shown
that early referrals of all cases to
mediation services is a more efficient
and effective, less cumbersome and
cheaper way of resolving neighbour
problems than conventional methods
of dispute resolution.  The Leicester
experience has also found that early
mediation has led to increased levels
of tenant satisfaction and a belief that
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the landlord is taking tenants’
problems seriously

• promoting the ability of the landlord
to manage estates (Gwerin).  This
included making it clear that the
organisation will deal with harassment
and anti-social behaviour and trying
to line up services for new schemes
like refuse collection before tenants
move in

• putting significant resources into
ensuring that estates are looked after
(Charter).  For example, an estates
team which provided landscaping
services and a number of caretakers
who lived on estates 

• putting additional resources into
housing management (Charter).  An
additional housing officer had been
appointed to reduce the patch size in
Newport recognising the work
needed on rent arrears and
neighbourhood action plans.  The
new post would reduce the patch size
to 280-320 properties 

Ensuring the quality of the product

2.7.9 Increasing competition for
customers had stimulated social landlords,
particularly the registered social landlords,
to look very carefully at the product they
were providing.  Initiatives included:

• a working group of housing officers
being involved in the development
process of new schemes (Charter) 

• the organisation working as teams
rather than departments (Gwerin).
For example, housing management
being involved with development in
looking at the design, mix and
finishes of new schemes

• trying to put more
interesting/desirable features into
properties (Gwerin) e.g. putting TV
points in bedrooms

• promoting tenants’ choice in new
schemes (Charter) e.g. pre-allocation
of new schemes and providing new
tenants with a choice of kitchen units
and bathroom suite, wall tiles, wall
finish and floor tiles in kitchen and
bathroom, paint colours and type and
colour of front door.  Gwerin were
also looking at pre-allocation and
tenants’ choice for new schemes

• making sure that properties were in
good condition at the point of letting
(Gwerin, Newport CBC) e.g.
decorating properties, replacing old
fittings such as kitchen sinks and
toilets, tidying up gardens, repairing
fences, improving maintenance and
cleanliness in and around flats and
maisonettes

• providing incentives for certain types
of accommodation (Gwerin) e.g.
carpets and curtains provided in
sheltered accommodation 

• officers having discretion to provide
extra decoration allowances to new
tenants (Charter) 

• looking at providing incentives more
generally (Charter) e.g. providing
white goods packs and removal
expenses.  Charter was to set a
budget for incentives for the financial
year 2001-2002

Organisation wide responses

2.7.10 All organisations noted changes
that they were making which affected the
way in which the whole organisation
worked.  These had involved, and were
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continuing to involve, cultural changes and
significant changes in direction.  Responses
could be divided into three themes:  

• a shift away from a focus on
development and increasing the
number of properties
owned/managed towards an
approach which involves asset
management (the registered social
landlords) e.g. trying not to waste
money on properties which do not
have a future and not adding to the
problem by building too many
properties.  In the same vein,
Newport CBC states in its HSOP ‘for

the foreseeable future, the authority

is not looking for any significant net

gain in the number of units overall,

but rather a replacement of older

unpopular housing with modern high

quality homes.’

• a much clearer focus on communities
and neighbourhoods e.g. developing
a community initiatives strategy,
carrying out neighbourhood studies
leading to neighbourhood strategies,
producing estate agreements which
focus on the priorities of the
community 

• a move towards treating tenants and
applicants as customers, rather than
as recipients of welfare

2.7.11 Examples of the focus on
neighbourhoods and communities are
provided below. 
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Community Investment Strategy:
Charter 

The strategic aims of Charter’s Community
Investment Strategy are:

• to enhance lives and add value

Charter Housing Association aims to make
the most of its activity as is possible in a
way that enhances life and conditions, in
the neighbourhoods and estates in which
it works.  This work will encompass all
groups and people of all ages, particularly
the young and most excluded from
society. 

• to empower and enable

Charter Housing Association will aim to
involve and empower people, building
their capacity to get the most out of their
lives. Our policies and practices will not
foster dependency but will recognise
people’s choice and right to a voice in 

things that affect their everyday lives. 

• to promote inclusion 

Charter Housing Association aims to be an
organisation which has a genuine
understanding of community and the
causes and effects of social exclusion;
which understands how, as a business
contributing to community life, it can
actively promote inclusion and help sustain
those communities. 

One of the many initiatives that had
resulted from this organisational emphasis
on Community Investment was the
establishment of neighbourhood
agreements.  These were joint plans for
estates or neighbourhoods that outlined
the aspirations of the community and the
problems which need to be overcome to
achieve them.  They set down steps that
the organisation and the tenants will take
over a defined period to achieve the
aspirations. 
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Neighbourhood Studies: Glamorgan and
Gwent

Neighbourhood studies had been carried
out by the organisation which involve
collecting information on four groups of
indicators:

• property                

An accurate assessment of the investment
requirements of the stock and its potential
to raise money was obtained from a
detailed stock condition survey and
valuation (which measured value in
relation to original cost), the rate of
depreciation, running costs (repairs and
management) and estimates of future
repair requirements

• demand

Housing management indicators of
changing demand were examined, such as
rates of turnover, void periods, bad debts
and rent losses from voids.

• popularity

Staff perceptions and the tenants’ survey
were used to produce an estimate of
resident attachment to an area.  Refusal
rates, levels of tenant satisfaction, the
degree of interest in an area, size of
waiting list and propensity of existing
tenants to leave expressed by transfer
requests and levels of abandonment were
measured.  

• sustainability

Socio-economic indicators measuring the
degree of social exclusion at the
neighbourhood level proved very difficult
to obtain.  Instead, staff perceptions were
used to measure the commitment of
residents to form tenants’ groups, along
with some measures of social exclusion, an
understanding of the reputation of the
area and the investment plans that
stakeholders have for the future.

Using these indicators, a risk assessment
was undertaken, identifying areas of
greatest and lowest risk.  The association
was able to categorise all of the areas in
which stock is owned on a spectrum of
risk somewhere between these two
extremes.  The neighbourhood study can
be regularly updated and used to review
annual priorities.

The results of the neighbourhood study
are incorporated in neighbourhood
statements.  With a set of statements for
each area, the association is then able to
make informed choices about different
types of investment.  Choices are:

- to invest in stock maintenance and
investment commensurate with the
long-term future of the houses and
the community

- to invest in the social fabric of
neighbourhoods by building the
capacity to engage in self-help and
to improve access to economic
activity and social support

- to invest in intensive housing and
environmental management
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Working in partnership

2.7.12 At the time of the study, the
nominations agreement between Newport
CBC and Charter Housing Association was
being reviewed in the light of significant
variations in demand between areas across
the borough.  Charter had developed an
area popularity listing based on officer
perceptions, length of waiting list, number
of refusals etc and were aiming to link this
to a new nominations agreement.  (The
listing is included in Chapter six of this
report).    

2.7.13 A three-tier system was
anticipated, where 50% nomination rates
would apply to popular or scarce
properties, a 25% rate to properties in
average demand/less scarce properties and
the least popular properties/areas would be

taken out of the nominations agreement
altogether.  

2.7.14 The four organisations were also
looking to develop a marketing agreement
so that all landlords market the social
sector rather than marketing their own
stock as separate organisations.  This, at
least in part, resulted from the success of
joint marketing in Pill.

2.7.15 The Pill Local Lettings Policy
outlined in Chapter three was a joint
initiative between the four organisations.  It
was only one initiative amongst many
which were, and are, being carried out in
the area.  Of significance to this project is
the exploration of the potential for a
neighbourhood management approach (see
box below).
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Working Together on Neighbourhood
Management: Charter, Gwerin,
Glamorgan and Gwent Housing
Associations and Newport CBC  

A successful bid for Section 16/87 funding
to support innovation in housing
management meant that a project to
examine the feasibility of a neighbourhood
management approach in a multi-landlord,
multi-tenure district of Newport which is
subject to regeneration and community
development under the leadership of
Newport County Borough Council (Pill)
was carried out during 1999/2000.  The
project, undertaken by Newbury King
Consultants, aimed to identify future
directions for joint working between all
landlords with properties in the area which 

enable services to be of high quality, cost
effective and positively contribute to area
regeneration and capacity building of the
community.  It also aimed to set out an
action plan for the area which:  

• maximises the use of resources
already available in the community

• explores the availability of new
resources (financial and people)

• minimises duplication of effort by the
various landlords and other service
providers in the area

• explores opportunities to work with
owner occupiers and tenants living in
the private rented sector

• evaluates the pros and cons of
appointing a neighbourhood
manager



2.7.16 As well as multi-landlord work like
the Pill project, partnership work was also
taking place with non-housing
agencies/organisations.  The various
neighbourhood studies carried out had
resulted in a greater knowledge about the
work of other agencies outside of housing
and better information about what services
they can, and do, provide.   All four
organisations recognised the need to work
in partnership with other organisations and
disciplines to meet the needs of existing
and new communities.  The complexities of
working in partnership and the resources it
needs were highlighted e.g. housing
officers not being trained for partnership
working and relevant training not being
available.   

Information gathering

2.7.17 All four organisations had
undertaken information-gathering exercises
to help them find out more about why
demand is changing.  These included: 

• exit surveys of tenants leaving. All
four landlords had these in place, but
they had all been recently
implemented at the time of the study
and none of the landlords had
systematically analysed the results

• surveys of tenants, including
questions about customer perceptions
of the services provided and the areas
in which they live 

• the feasibility and neighbour
studies highlighted earlier in this
chapter   

• information gathering for strategic
planning purposes. Newport CBC
regularly carried out analyses of the
housing register and had developed a

profile of new applicants, the results
of both being included in its Housing
Strategy and Operational Plan

• specially commissioned research.
Charter commissioned Priority Search
to carry out research into potential
customers on incomes up to £20,000
per year -  families, single people and
couples, working or unemployed for
less than 6 months.  The research
examined their views of registered
social landlords and was published in
late 2000. 

2.8 Summary of Key Issues 

2.8.1 Newport’s social housing is
spatially concentrated, with 60% of the
council’s stock being located in just eight
areas.  The registered social landlord stock
is more scattered, but are were still
particular concentrations, for example, in
Pill, Somerton and
Barrackswood/Barracksfield.

2.8.2 At the same time, the proportion
of lettings varies quite considerably
between different areas.  In the council
sector, in those areas which made more
than 20 lettings in 1999-2000, the
proportion of lettings to stock varied
between 6.6% and 17.4%.  In Charter,
turnover rates ranged from 7% to 25%,
with an average turnover rate of 12.5% in
1999-2000.  Similarly, Gwerin’s lettings as
a proportion of their properties varied from
9.2% to 21%.   

2.8.3 The four landlord organisations
had all experienced various symptoms of
changing demand which they noted as
being far broader than low demand for
certain areas or property types.  In terms of
low demand, experiences varied, with the
registered social landlords noting that low
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demand was not as prevalent in Newport
as in some other areas in which they had
properties.  All four organisations described
a range of popularity of both areas and
property types. 

2.8.4 The four organisations also all
thought that changing demand was a
significant issue which required changes in
how the organisations worked.  Responses
to changing demand which had already
been implemented at the time of the study,
were wide ranging, from specific marketing
initiatives aimed at promoting the 

properties available for rent from one or
more of the landlords, to ensuring high
quality of both the properties and services
provided to tenants.  A number of
partnership and cross-organisation
initiatives had also been put in place,
alongside organisation-wide responses such
as an increased focus on the needs of
specific neighbourhoods and communities.
Information gathering was also seen as
important, with all four landlords having
implemented exit surveys of tenants
leaving their properties, although at the
time of the study, no analysis of responses
from tenants had been undertaken. 

The Welsh Assembly Government – Applying for Social Housing in Newport
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3.1 Introduction

3.1.1 This chapter outlines the lettings
policies and practices of the four landlords.
It then goes on to look at specific
responses to changing demand associated
with lettings that the landlords were
implementing, before examining applicants’
experiences and views of the re-housing
process.   

3.2 Lettings policy and practice

3.2.1 At the time of the study each of
the four landlords operated a fairly
traditional mainstream lettings policy based
on a needs-based points system.  The key
elements of the four policies are
summarised in Table 3.1. It shows that
whilst the policies varied, there were
significant similarities in the housing needs
factors used.  

3.2.2 During the interviews, staff raised
a number of concerns about lettings
practice.  A number of factors were seen as
creating actual or potential barriers to
applicants and as not being consistent with
customer choice:

• excluding applicants with insufficient
‘need’ e.g. owner-occupiers and
tenants of other landlords  

• requesting information as ‘evidence’

to support applications e.g. letters
from GPs

• complexity of the systems e.g.
operating points thresholds which are
different in different areas which
means that an applicant may not be
eligible for one area, but may be
eligible for another  

• restrictive practices with respect to
the size of property offered to
different types of households 

• the flow of information between
organisation and applicant which is
not consistently good and accurate.
Combined with complex points
systems and other rules, this can
mean that applicants are not aware of
possible options or alternatives 

3.2.3 In addition, the outcome of past
lettings policies in concentrating people in
need together was felt to have caused
problems in some areas e.g. some estates
had a high child density and/or flats with a
concentration of vulnerable single people
with support needs.  This was seen as
contributing to the negative image of these
estates and therefore as possibly putting
off potential applicants from applying for
re-housing.

3.3 Lettings: responses to changing
demand 

3.3.1 Chapter two outlined some of the
initiatives and changes the four landlords
had put in place as a result of, or to
combat the symptoms of, changing
demand.  In addition to these, the four
organisations had also made, or were
making, specific changes to their lettings
practice.  These included: 

• the creation of a specialist team to
give greater focus

• increased flexibility in lettings practice

• better provision of information to
applicants

The Welsh Assembly Government – Applying for Social Housing in Newport
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• initiatives aimed at creating stability
on new estates 

• joint initiatives between the landlords 

• the piloting of a Delft approach to
lettings (not in the Newport area)

A specialist team

3.3.2 Charter Housing Association set up
a specialist lettings team in March 2000
which was largely in response to the
increasing workload involved in lettings,
combined with pressure on housing officers
to keep rent arrears down and deal with
estate management problems.  The team’s
responsibilities were to deal with
applications, pre-allocate properties where
possible, make offers to applicants, deal
with refusals and re-offer properties.  

Increased flexibility

3.3.3 Charter Housing Association had a
flexible approach to its lettings that
involved the housing officer making the
lettings team aware of any particular
requirements for a letting.  The general
principles applied were to be aware of
support needs or vulnerability of applicants
and to make sure support is in place for
such applicants and to have sustainable
communities in mind when making lettings
i.e. making ‘sensible’ lettings.  

3.3.4 Gwerin Housing Association also
noted that they had become much more
flexible in applying their lettings procedure
than in the past.  For example, if there was
no-one on the list for a particular vacancy
and someone expressed interest to an
officer, they would be shown the property
before they filled in an application form
and were registered on the list.  Gwerin
would let a property to a group of friends

instead of a family in some instances, but
noted that other estate management issues
could result from this.  

3.3.5 Newport CBC had considered
increased flexibility to address the problem
of long-term voids i.e. making offers of
accommodation to applicants with no
points and removing restrictions on
registering on the council’s waiting list (a
need to live or work in Newport).

Better information

3.3.6 Newport CBC recognised the
importance of providing choices in relation
to housing and actively encourages
applicants to choose areas in which they
would like to live.  The organisation had
increased the amount of information
provided to applicants and applications
were more actively managed towards an
offer i.e. provided with clear information
about what properties were likely to be
offered to them given their level of housing
need.  This resulted in some people
deciding not to pursue an application, as
they did not want what was likely to
become available. 

Creating stability 

3.3.7 Charter Housing Association had
put in place a ‘meet the neighbours’ policy
applied when new developments were let.
The main principles of this are summarised
in the box below.

3.3.8 Charter had also put local lettings
plans in place eg in Millheath, Bettws,
where the objective is to under-occupy 2
and 3 bedroomed houses by letting them
to single people with some access to
childless couples and couples with 1 child
for a period of three years.

The Welsh Assembly Government – Applying for Social Housing in Newport



Joint initiatives between the landlords 

3.3.9 A local lettings initiative in which
all 3 registered social landlords were
involved was the Pill Local Lettings Policy,
(see box below).   The 3 registered social
landlords were building over 100 new
properties in the area and there was
concern about generating sufficient
demand.  A common waiting list was
developed for the area and
marketing/promotion was carried out
jointly.  Assured shorthold tenancies were
used to reinforce the message that anti-
social behaviour would be dealt with.

3.3.10 At the time of the study, all 3
registered social landlords noted that they
had had no trouble in letting properties in
Pill and that the waiting list was healthy.
Gwerin Housing Association noted that no
tenants had moved on from their
properties even though there is plenty of
choice between social landlords, private
landlords and owner occupation in the
area.  

Delft

3.3.11 Whilst this research was ongoing,
Charter Housing Association was
undertaking a pilot of the Delft model of
lettings where all vacancies are advertised
and applicants "opt-in" to being considered
for any vacancy.  This pilot was taking
place in the Caerphilly CBC area, but given
its success, i.e. positive feedback from staff,
applicants and tenants, Charter intended to
extend the approach to other areas in
which they work.  

3.4 Applicants’ experiences and views
of applying for re-housing

3.4.1 Of the 250 applicants interviewed
for the study, 90% (223) said that they had
applied to Newport CBC and 46% (115) to
one or other of the three associations.  Of
all those interviewed who had applied,
31% had applied to Charter Housing
Association, 14% to Gwerin and 2% to
Glamorgan and Gwent.  Table 3.2 shows
these percentages alongside the percentage
of the total social housing owned by the
four organisations.  Just one applicant had
applied to another housing association with
property in the Newport area.

The Welsh Assembly Government – Applying for Social Housing in Newport
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Meet the Neighbours

New housing will be let to small groups of
near neighbours at the same time. They
will be invited to a suitable venue as near
to the new development as possible. The
venue will, wherever possible, also be
important to the new community e.g. the
local school.

The housing and maintenance staff
responsible for the area will always be
present, as will the clerk of works
responsible for the development.
Wherever possible, community initiative
staff and tenant representatives will 

attend. Also included will be people who
might help in the development of the new
community, e.g. local head teacher,
councillor.

Where the new housing is next to an
earlier development, existing tenants
should also be invited to meet the
neighbours. 

Information provided to new tenants will
include tenancy conditions and elements
of being a good neighbour, neighbour
disputes and mediation, tenancy
participation and housing plus. 
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3.4.2 Of the total number of applicants,
28 had applied for specialist housing which
included adapted housing and sheltered
housing both with, and without, a warden.  

3.4.3 75 applicants (30%) had applied to
more than one of the landlords.   When
asked which of the four organisations
would be their preferred landlord, 23
stated that they did not know, while 52

applicants stated a preference.  Of these,
33 applicants stated that Newport CBC
would be their preferred landlord, 14
Charter Housing Association and 5 Gwerin
Housing Association.

3.4.4 Table A.4 (in appendix 3) shows
the length of time that applicants had been
on the waiting lists of the local authority
and the registered social landlords.  22% of

The Welsh Assembly Government – Applying for Social Housing in Newport

Pill Local Lettings Policy

In order to achieve the overall aims of
assisting the regeneration of Pill,
contributing to the long-term sustainability
and stability of the community, the local
authority and 3 registered social landlords
that were building in the area decided that
the new properties would be let using a
special policy that allowed all the landlords
to use the same criteria and points system
(including nominations from the local
authority to the registered social
landlords). 

Priority was given to people who wanted
to live in the area because they came from
Pill, had family or friends who lived in the
area or had other strong attachments such
as work or cultural or religious ties.  Extra
points were awarded to people wanting to
live in the area, having links with the local
community or working, or seeking work,
in the area.  Allocations were normally
made to the applicant with the most
points. 

The policy also aimed to keep out people
who may cause a problem or nuisance in
the area.  People were normally excluded
from the waiting list if: 

• the applicant or a member of their
household had been convicted of
supplying drugs within the last five
years 

• the applicant or a member of their
household had been subject to a
possession order for neighbour
nuisance or anti-social behaviour or
disorder within the last five years 

• the applicant or a member of their
household had been convicted of, or
held responsible for, criminal damage
against the property of a housing
association or the council within the
last five years 

• there was debt to a housing
association or the council and an
agreement to clear it had not been
consistently maintained for a
reasonable period of time 

• the applicant was below pensionable
age and has a financial interest in, or
owns, another property (exceptions
can be made for circumstances such
as relationship breakdown or
disability) 

• the applicant or a member of their
household has been violent towards
staff or a representative of any of the
registered social landlords or the
council 



those on Newport CBC’s waiting list had
been on the list for up to 1 year, while
41% had been on the list for over 5 years.
This contrasts with the pattern of those on
the waiting lists of the registered social
landlords; 32% had been on the lists for up
to 1 year, while just 18% had been on the
lists for over 5 years.  There are a number
of reasons for this, including the stock
profile of the organisations, availability of
vacancies and the age profile of those
applying to the different landlords for re-
housing.  The characteristics of the
applicants involved in this study are
described in detail in Chapter four of this
report.    

3.4.5 Table 3.3 shows the importance of
different factors to the applicants
interviewed.  93% of the applicants felt
that it was very or fairly important to have
a choice of the general area in which they
wished to live, 84% very or fairly
important to have a choice of the specific
estate on which they wished to live and
80% very or fairly important to have a
choice about the type of property they
would be offered. Only 3% of applicants
felt that it was very unimportant to have a

choice about the type of property they
would be offered, while no applicants
stated that it was very unimportant to
them to have a choice about the general
area in which they wished to live.  

3.4.6 Table 3.4 shows the percentage of
the applicants stating that landlords had
offered them a choice of area.  23% of
those applying to Newport CBC stated that
they were offered a choice of area, while
31% of those applying to the three
registered social landlords stated that they
were offered a choice of area.  These levels
are fairly low, particularly given the policy
position of the organisations in relation to
applicant choice/preference shown in Table
3.1.

3.4.7 Table A.5 (in appendix 3) shows
the ranking given by the applicants to four
different factors – location of property, the
area surrounding the house, size of
property and design of property.  It
provides further evidence of the
importance of location to applicants, with
location identified as the most important
factor by 64% of the applicants.  16% of
the applicants identified the size of
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Table 3.2:  Applications and Housing Stock
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property as the most important factor to
them and 10% identified the area
surrounding the house and the design of
the property as most important.  Just 3%
of the applicants identified location as the
least important factor to them, while 54%
identified the design of property as least
important.   

3.4.8 Table A.6 (also in appendix 3)
shows the importance attributed by the

applicants to the availability of various
facilities in, or near, an individual property.
Compared to the importance attributed to
choice of general area, specific estate and
type of property, the levels of importance
attributed to the availability of a private
garden, access to a garden, a play area for
children, parking and permission for and
space for pets were significantly lower.  For
example: 
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General Area Specific estate Type of Property

Number Percentage Number Percentage Number Percentage

Very
important 191 76% 157 63% 161 64%

Fairly
important 42 17% 52 21% 40 16%

Fairly
unimportant 4 2% 21 8% 24 10%

Very
unimportant - - 3 1% 7 3%

Not
answered/ 13 5% 17 7% 18 7%
don’t know

Total 250 250 250

Table 3.3: Importance of Choice to Applicants

Table 3.4: Applicants stating that they were offered a choice of area: Number and 

Percentage

Offered choice Newport CBC Registered social landlords

of area?

Number Percentage Number Percentage

Yes 51 23% 36 31%

No 165 74% 69 60%

Not answered/ 7 3% 10 9%
Don’t know

Total 223 115



• 59% of applicants felt that a private
garden was very or fairly important     

• 55% of applicants felt that access to
a garden was very or fairly important

• 45% of applicants felt that access to
their own parking space was very or
fairly important

• 42% of applicants felt that parking
on nearby roads was very or fairly
important

• 37% of applicants felt that a play
area for children was very or fairly
important

• 25% of applicants felt that permission
for, and space for, pets was very or
fairly important  

3.4.9 Table 3.5 shows the percentage of
applicants who stated that they had been
advised by the organisation to which they
applied for rehousing how long they might
wait for an offer in their preferred areas
and those that stated that they knew how
long they might wait for an offer.  These
percentages are low, reflecting staff

concerns about the flow of information
between organisation and applicants noted
earlier in this section. 

3.5 Summary of Key Issues

3.5.1 The most important factor for the
large majority of the applicants involved in
this study was choice, in particular about
the location of the property that they
might be offered.  This was far more
important than the design of the individual
property, or the availability of various
facilities in or near the property.  The
proportion of applicants that stated that
they were offered choice by the landlords
was low, supporting a concern raised by
staff in the landlord organisations that
information was not conveying effective
messages about choice.  At the time of the
study, the four landlord organisations were
examining their lettings practices, with a
focus on increased flexibility and better
information to applicants, as well as
measures to increase stability on new
estates and joint initiatives between the
landlords.
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Newport CBC Registered social

landlords

Advised by the organisation how long you
might have to wait for an offer in preferred 10% 17%
area(s)

Applicant knows how long they might
have to wait for an offer in preferred 8% 12%
area(s)

Table 3.5 Knowledge about Possible Waiting Time for an Offer
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4.1 Introduction

4.1.1 This chapter is divided into two
sections.  In the first we examine data from
the housing registers of the four social
landlords and look at lettings.  In the second
part we present a profile of applicants based
upon the primary survey, examining
household structures, current and past
housing circumstances and their future
aspirations.

4.2 Newport CBC’s Housing Register

4.2.1 The Council’s Housing Register is
separated into two; those households on the
general waiting list seeking access to the
social rented sector and existing council
tenants seeking a transfer.

4.2.2 As at 3 April 2000 there were 3,380
households on Newport’s general waiting
list.  The breakdown by household type is
shown in Table 4.1.

CHAPTER FOUR:
HOUSING REGISTERS AND APPLICANTS

Table 4.1: Newport CBC General Waiting List by Household Type
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4.2.3 However, there were only 1,317
households (39%) on the active general
waiting list (of whom 61.4% were elderly),
with a further 2,008 households (59.4%)
on a deferred list, with the remaining 1.6%
being suspended from consideration for re-
housing.  In most instances those
applicants on the deferred list only wishing
to be considered for housing at some
future date, whilst applicants may have

been suspended due to current or previous
rent arrears.

4.2.4 The picture is similar in respect of
the transfer list.  As at 3 April, 2000 there
were 1,166 households on the Council’s
transfer list; approximately 10% of the
Council’s tenants.  A breakdown by
household type is shown in Table 4.2.

4.2: Newport CBC Transfer List by Household Type
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4.2.5 Whilst the demand for tenancies
from transfers is more equally balanced
between elderly persons and family
households, these two groups account for
almost three quarters of the transfer
demand.  In the case of transfers, 65% of
households are on the active list with
33.5% deferred and 1.3% suspended.

Active Demand for Council Housing by
Area

4.2.6 If we take those households on the
active general waiting list and active

transfer list then the five most popular
areas, each with over 400 households
registered for re-housing are shown in
Table 4.3.

4.2.7 In comparison, those areas with
the largest stocks of council housing
(excluding Pill and St Julians), and most
lettings in 1999-2000, have relatively lower
levels of expressed demand.
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Table 4.3: Areas with Highest Active Demand for Council Housing 

Area Stock of dwellings Number of lettings Lettings as percentage

during 1999-2000 of stock

Maindee 97 9 9%

Caerleon 383 45 12%

St Julians 655 0 0%

Gare 447 36 8%

Pill 678 70 10%

Table 4.4: Active Demand for Council Housing in those Areas with Largest Stock 

Numbers

Area Stock of dwellings Lettings during Lettings as percentage

1999-2000 of stock

Bettws 1,600 278 17%

Ringland 1,111 138 12%

Duffryn 949 124 13%

Always 690 108 16%

Rogerstone 563 37 7%

Malpas 532 83 16%



4.2.8 Whilst there are between 300-400
active applicants on the housing register
prepared to consider accommodation in
either Rogerstone or Malpas, the figure is
only just 200 for properties in the Ringland
area, around 170 in Bettws, under 150 for
Duffryn and only 100 for Alway.

4.2.9 Thus, whilst in most of the areas of
Newport, the ratio of council lettings in
1999-2000 to active households on the
housing register was less than 1 in 5, in six
areas (Broadmead Park, Ringland, Duffryn,
Alway, St Brides and Bettws) it was more
than 2 in 5, with three areas (Alway, St
Brides – an area including only 5 council
properties, and Bettws) having more
lettings in 1999-2000 than the total
number of households on the active list
prepared to consider accommodation in
these areas (and in many cases no doubt
preferring other areas).

4.3 Charter’s Housing Register

4.3.1 As with Newport CBC, Charter’s
Housing Register is held separately for
general waiting list applicants and existing
tenants seeking a transfer.  At the point of
survey, there were 1,353 applicants on the
general waiting list (three quarters of these
were active, with the remainder
suspended) and 531 existing tenants on
the transfer list (92% active and the
remainder suspended), for property in
Newport.  In table A.7 in appendix 3 of
this report we have shown applicant
demand for Charter's housing in those
areas of Newport where the association has
50 properties or more, with a ratio of
vacancies to applicants as a measure of
relative popularity.

4.4 Glamorgan and Gwent's Housing
Register

4.4.1 At the time of the study, the
association reported 90 applicants on its
housing register for Newport, of which 88
were active and two suspended.  There
were 5 households on the transfer list and
87 on the general waiting list, including
nominations from the local authority and
HOMES Mobility Scheme applicants.

4.5 Housing Applicants

4.5.1 Of the 250 applicant households
interviewed as part of this study, just over
a third (36%) were elderly (all persons
aged 60 or over), whilst 29% were
families, 14% single people (6% single
under 30), 6% couples with no children
and the remainder (15%) other types of
household.

4.5.2 In terms of current tenure 38% of
applicants were owner-occupiers
(predominantly elderly people, who had
lived in their current homes for six years or
more), compared with 36% who were
renting a property of their own or a room
in lodgings and 23% who were living with
parents or other family members.  More
than 80% of elderly household applicants
were in owner-occupation, compared with
only one in eight of single people of non
pensionable age and only 6% of families.
By way of contrast, over two-thirds of
family applicants were currently renting
their accommodation, with a further 24%
sharing with parents or other family
members.  Two thirds of single people
under 30 were also living with parents or
other family.
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4.5.3 Of the 36% of all applicants
interviewed who were renting their current
home over half (55%) were tenants of
private landlords, with 28% renting from a
housing association and 17% renting from
the Council.  Unsurprisingly, young people
and families were over-represented in the
private rented sector, whilst the elderly and
couples without children were over
represented in the Council sector.  Of those
currently renting almost four-fifths were
doing so as an unfurnished basis, although
over a third of those renting from private

landlords held tenancies on a furnished
basis.

4.5.4 Almost two-thirds (65%) of
respondents had lived at their current
address for 6 years or more, compared
with just 12% who had lived there for a
year or so, a further 12% resident for
between one and three years and 11% of
applicants who had lived at their current
address for between three and six years.
Only amongst those renting from private
landlords had half of the applicants lived at
their present address for under three years.

Table 4.5: Comparative Waiting List Statistics

Factor Newport Charter Gwerin Glamorgan &

CBC Gwent

Housing Stock 11,355 1,897 611 94

Housing register/
Waiting list total 4,546 1,914 917 92
including transfers

Total active
housing 2,077 1,503 363 90
register/waiting list

Housing

Register/waiting 3,380 1,353 816 87
list excluding
transfers

Active housing
register/waiting 1,317 1,013 335 86
list excluding

transfers

Transfer list
Total 1,166 531 101 5

Active transfer
List 760 490 28 4

[Note: definition of active not consistent. Newport CBC excludes deferrals and suspensions, Charter
excludes suspensions only, Gwerin exclude those below housing need threshold.]
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In contract, almost all (96%) of the home
owners had been at their present address
for more than 6 years.  Only a third of
young single people had been at their
present address for under 3 years,
compared with half of couples and a similar
proportion of family applicants.

4.5.5 Almost two in every five applicants
(39%) had someone in their household
with a long term illness, infirmity or
disability.  However, this is perhaps
unsurprising given the proportion of elderly
applicants, with more than two-thirds of
these households having to contend with
an illness or disability, of which the most
common were mobility difficulties or long
term sickness. 

4.5.6 In summary, of those interviewed
for this study who were on the housing
registers of social landlords in Newport, just
over a third were elderly compared with
almost 30% who were families and 14 %
single people.  Almost two fifths were
currently home owners (predominantly
elderly people), whilst over a third (36%)
were renting and 23% living with family
and friends.  This profile clearly impacts
upon the housing preferences and
expectations of these applicants and the
choices they are likely to make.

4.6 Matching Applicants with Housing
Opportunities 

4.6.1 Whilst over half of all applicants
had considered renting from a housing
association, of those who had not half said
they would consider this option.  This was
particularly the case amongst younger
applicants and those currently renting their
own homes.  It is clear that for many
applicants future tenure, but more
particularly location, are key issues
informing choice. Fewer than one in eight

applicants said they would be prepared to
consider living anywhere in Newport.

4.6.2 More than two-fifths of all
applicants (42%) said that there was one
specific locality in Newport where they
wished to live.  Again, this was much
higher amongst elderly households (58%)
and for those in owner-occupation.  The
preferred areas included:

Area Expressed Preference

St Julians 20%

Maindee 16%

Caerleon 14%

Gaer 14%

Rogerstone 14%

Rhiwderin 12%

Hardport 11%

Maesglas 10%

4.6.3 However, as we have noted above,
whilst the three top "preferred" areas have
a Council owned stock of over 1100
dwellings (about 10% of the stock), only
54 lettings were made in these areas in
1999-2000.  Thus, whilst there are more
than 400 applicants prepared to consider
re-housing in each of these localities, the
chance for many of the offer of a property
in these areas remains low. At the other
end of the spectrum more than half of all
applicants interviewed indicated that there
were five areas of Newport to which they
would not wish to move.  These were:

• Ringland 77%

• Duffryn 67%

• Alway 62%

• Pill 58%

• Bettws 51%
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4.6.4 However, in 1999-2000 lettings by
Newport Council alone in these five areas
totalled 718 properties, and these areas
represent 43% of the council stock in the
County Borough.  They also accounted for
more than 55% of lettings in 1999-2000,
and therefore the fact that between 51%
and 77% of applicants interviewed
indicated that these were areas of social
housing they would prefer not to live gives
cause for concern, since it seems unlikely
there will be sufficient future demand for
vacancies occuring in these areas, unless
perceptions can be changed.

4.6.5 In chapter six we consider in
further detail applicants' perceptions of
different neighbourhoods in Newport.

4.7 Summary of Key Issues

4.7.1 The analysis of the Council and
RSL housing registers showed that there
was a continued level of expressed demand
for social housing in the Borough.
However, in the case of each landlord the
total numbers on registers obscure the fact
that significant proportions are either
deferred or suspended, for a variety of
reasons (of which the most significant are
the applicants' own request or because of
arrears or outstanding rechargeables
against tenants for work which the landlord
has had to do to repair the property).
There is also a considerable demand,
particularly on the Council's register, from
elderly persons, some of which is for
specific accommodation or as a form of
"safety net".

4.7.2 Amongst those on the Council
housing register the area of highest
demand are St Julians, Caerleon, Maindee,
Gaer and Pill.  However, with the exception
of St Julians and Pill these are relatively

small areas of social housing and, with the
exception of Caerleon and Pill have
produced relatively few lettings in 1999-
2000.  Amongst Charter's applicants the
highest demand is for property in Maindee,
the Civic Centre and Corporation Road
areas, yet vacancies in each of these areas
were small (6-10 units) in 1999-2000.  In
contrast demand from Council applicants
for Ringland, Bettws, Duffryn and Alway is
much more modest, although these areas
accounted for almost 650 lettings in 1999-
2000.

4.7.3 Our survey of applicants, (from the
general waiting lists, excluding those
seeking an internal transfer), confirms the
high incidence of elderly persons on the
register and the relatively small numbers of
single people (particularly young people).
Whilst over a third of all those interviewed
were currently renting, (over half from
private landlords) and almost a quarter
living with family, almost two fifths (mainly
elderly) were home owners.  The applicants
were also widely spread across the Borough
in terms of their current address, with
relatively few living on the major existing
Council estates.

4.7.4 The vast majority of applicants
were clear that they were not prepared to
consider rehousing in just any area within
Newport.  Location is of paramount
importance.  A small number of popular
areas emerged, in many cases reflecting the
current location of those interviewed,
whilst other areas, with high concentrations
of social housing on estates were shown to
be the least popular with applicants.   
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5.1 Introduction

5.1.1 Drawing on the interviews with
staff and the results of the applicant survey,
this chapter presents organisational and
applicant perceptions of social housing in
Newport. 

5.2 Staff and organisational
perceptions

5.2.1 The reputation of social housing
and the stigma faced by people living in
the sector was identified by staff within all
four organisations as a significant cause of
changing demand.  

5.2.2 Both Charter and Gwerin stated
specifically that the sector had become
associated with housing ‘undesirable’

groups in society such as paedophiles,
families and individuals with severe
behavioural problems and asylum seekers.
The phrase ‘you’ll take anyone’ was
commonly said to staff.  

5.2.3 Charter acknowledged that they
and other registered social landlords had a
poor reputation with many people, but
acknowledged that they didn’t think that
the council had a much better reputation.
Newport CBC noted that council housing is
now almost universally the housing of last
resort and that this had an overall effect on
the social rented sector within Newport.

5.2.4 Anti-social behaviour was felt to be
a key factor that had had an effect on
demand at the local level, as well as on
demand for the sector as a whole.  Anti-
social behaviour was felt by Glamorgan
and Gwent to be a crucial element in the
popularity of individual estates, although it

was acknowledged that sometimes
peoples’ perceptions of the level of anti-
social behaviour on estates were not based
on reality.  The press was felt to have
played a role in giving social landlords a
bad image eg ‘neighbours from hell’

stories.  In general, social landlords were
felt not to be very good at countering this
by promoting the things that they do well.
The poor visual image of some estates was
noted as a factor contributing to poor
reputation. 

5.2.5 A practical example of the stigma
faced by people living in the social sector
was given as a young woman who lived on
a housing association estate and was
attending a job interview.  When she gave
details about where she lived, she was told
that there was no point in going any
further with the interview because she
would not be offered the job.

5.2.6 Alongside the negative image of
the sector, a range of interconnected
factors were felt to be causes of changing
demand: supply, choice and competition;
peoples’ use of the social sector, their
expectations and aspirations; housing
estate and tenancy management practices
and the relationship that social housing
organisations had with customers.

Supply, choice and competition

5.2.7 All four organisations cited
oversupply of social housing in certain parts
of the borough or of certain property types
as an issue.  For example, an over-provision
of sheltered accommodation in Pill, an
oversupply of 3 bedroomed maisonettes
owned by the local authority and too many
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2 bedroomed properties on larger estates
owned by Charter.  Some property types
were felt to be unacceptable to the
majority of applicants e.g. bedsits in
sheltered accommodation.  

5.2.8 The registered social landlords
noted that, in practice, as well as being in
competition with each other, they are also
in competition with the local authority for
applicants in some areas.  The nominations
system didn’t make much sense (and
wasn’t working in practice) in areas where
there are low levels of demand.  In general,
the degree of choice within and between
landlords was identified as being greater
than used to be the case.

5.2.9 Choice for people looking for
housing also extended to other tenures.  In
some areas of Newport, it was cheaper to
buy a house than to rent from a registered
social landlord, particularly given low
interest rates.  There was also a perception
that building societies and banks were
prepared to lend to ‘practically anyone’.  It
was also felt that people don’t take into
account repair costs when they buy their
own property, they tend just to look at the
bottom line of what the mortgage will cost
them per month in comparison to rent.      

5.2.10 Charter noted that there was a
fairly buoyant and good private rented
sector in Newport and that people could
get a different product in that sector
compared to what was available from the
local authority or registered social
landlords.  For example, in the private
rented sector, people could get
accommodation with white goods, curtains,
carpets, council tax and even heating paid
as part of the rent.  People did not have to
invest so much in a property where some
furniture was provided compared to
moving into an unfurnished registered

social landlord or local authority property.
It was noted that registered social landlords
providing rented property were competing
against Low Cost Home Ownership and
the private rented sector as well as against
the local authority and each other.

5.2.11 It was felt that some people were
choosing assured shorthold tenancies by
moving to, or choosing, the private rented
sector, raising questions as to whether the
security of an assured tenancy is ‘the prize

we think it is’.  If investors can get 8%
return on their investment by renting
property out and Buy to Rent mortgages
continue to be available, the private rented
sector is likely to remain a factor.  This view
was not expressed by all four landlords; the
local authority did not consider that the
private rented sector was significant
enough to provide competition to the
social sector.

5.2.12 An officer at Charter felt that the
sector hadn’t moved far enough (or quickly
enough)  towards treating customers as if
they had choice, when people clearly had
choice. 

5.2.13 Quality of provision was also
thought to affect levels of demand and be
a factor in competition, particularly in
relation to registered social landlord new
build.  Standards of new build had
improved over the years and older estates
(particularly larger estates) suffered in
comparison to newer estates; the density
of older estates tended to be higher and
the proportion of smaller properties greater.  

Peoples’ use of the social sector

5.2.14 People’s use of the social sector
was felt to have changed, with people
dipping in and out of the sector, rather
than treating it as something permanent.
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This more temporary use of the sector did
not sit easily with the level of investment
that people had to make when they moved
into a completely unfurnished property. 

5.2.15 Newport CBC felt that they had
lost the ‘hardcore of their traditional

market’, with an increasing number of
single people and households with
identified support needs applying for
accommodation.

5.2.16 Glamorgan and Gwent noted a
similar change in their customer base, with
an increasing proportion of people
approaching them for help being younger
and more desperate, displaying higher
levels of housing and support needs.

Expectations and aspirations

5.2.17 Peoples’ expectations and
aspirations were noted as key and as
having increased.  What organisations have
to offer is frequently not matching those
expectations; registered social landlord
rehab properties were cited as an example.
People who know the sector associated
registered social landlords with new build
properties and estates rather than rehabs.

5.2.18 An officer at Charter felt that
people looked at their homes aspirationally
ie they are the basis of what people think
of them, their place in society and a place
to be creative, and that housing
professionals rarely consider this.  People
had left Charter to go into the private
rented sector and saw this as ‘a step up’.
This linked with the fact that when people
provided their address for whatever
purpose, other people frequently knew that
they lived in social rented housing.

5.2.19 The strongest aspiration was felt to
be that people want to buy their own
home.  An officer at Charter felt that the
organisation suffered from owning estates
that are all rented housing and a lack of
areas of mixed tenure.  Some Charter
tenants would like to buy their home, even
without any discount, but the organisation
is not able to meet this need and so people
move, even when their family and friends
live near them in the Charter property.

Housing, estate and tenancy management

practices

5.2.20 The main factor noted here was
that social sector landlords encouraged
people to be dependent eg in how
neighbour nuisance was dealt with, people
expected all the answers from the landlord
and if the problem was not resolved,
people were disappointed and can then
end up moving out.  A paternalistic
approach telling people how to behave can
put people off and they may choose the
private rented sector instead where the
perception is that they will be left alone.
Glamorgan and Gwent specifically raised
the lack of effective sanctions for tackling
anti-social behaviour which contributed to
tenants’ dissatisfaction with landlords’
action (or perceived inaction).

5.2.21 High standards of estate
management were felt to be crucial.
Newport CBC noted that where there was
a rise in housing management problems in
an area, the public noticed it and that this
could cause a fall in demand very quickly.
Glamorgan and Gwent noted that once a
spiral of decline had started on an estate, it
was very hard to stop this process and
people would choose not to go there. 
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5.2.22 The issue of all tenants getting the
same service no matter how they behave
was raised by Charter and felt not to
reinforce good behaviour.  The regulatory
framework was felt to be unhelpful here.
The idea of a "gold standard" of housing
management, as developed by Gwell Valley
Housing Association in England, was
considered worthy of development.

Relationship with customers

5.2.23 Charter noted that in general,
registered social landlords had got a poor
rapport and dialogue with customers.
Most of the dialogue seemed to involve
saying ‘no you can’t do or have this/that.’

Given the way that people accessed social
housing, ie via a points system, the
relationship with people was built on this
‘urban gatekeeper’ style of management.   

5.2.24 Given the shift in the customer
base for social landlords and changing
expectations of society, knowledge
amongst social landlords about different
segments of the market and what people 

actually want in terms of housing was low.
One view expressed was that  absolute
housing need had largely been dealt with
and that issues of quality as defined by the
customer were important (but
organisations didn’t know enough about
how customers define quality).                    

5.3 Applicant perceptions 

Tenure preferences

5.3.1 191 (76%) of the 250 applicants
were considering renting from the council,
98 (39%) were considering renting from
registered social landlords/housing
associations and 15 (6%) were considering
renting from the private rented sector.
There were differences between the six
household types identified within the study
as shown in Table 5.1.  The key differences
were that:

• Whilst all groups of households were
well represented amongst those
considering renting from the council,
the picture was less clear in relation
to other rented options.

The Welsh Assembly Government – Applying for Social Housing in Newport

54

Table 5.1: Percentage of each Household Type Considering Renting from the

Council, Registered Social Landlords or Privately

Household Type Renting from local Renting from Renting privately

authority registered social

landlord

Single 30-59 100% 76% 9%

Elderly 100% 21% 4%

Other 100% 13% 0%

Single under 30 97% 57% 18%

Family 90% 72% 15%

Couple with
no children 72% 68% 13%
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• Single people aged over 30, families
and couples with no children were
more likely to consider renting from a
registered social landlord than other
types of household (particularly the
elderly).

• Although only a minority of
households were considering renting
privately in Newport, the proportions
were higher among single person
households under 30 and childless
couples.

5.3.2 The lower percentages of those
considering renting from registered social
landlords in comparison to renting from the
council relate, at least in part, to the level
of understanding about what a registered
social landlord/housing association is.  Just
13% of the applicants were very clear
about what a registered social landlord is,
with 39% fairly clear, 21% fairly unclear
and 19% very unclear.

5.3.3 The most common reasons given
for not considering renting from a
registered social landlord were the
area/estate the applicant may have to live
in (52%) and a limited choice of where to
live (38%).  

5.3.4 Table A.9 (in appendix 3) shows
the preferred tenure of the applicants by
household type.  Overall, owner-
occupation and renting from the local
authority were the most popular tenures of
preference.  Key differences between the
various household types were that:

• elderly households and couples with
no children were more likely than
other groups to have owner-
occupation as their preferred tenure

• single households under 30 and
‘other’ household types were more
likely to have renting from the local
authority as their preferred tenure

• single households between 30 and 59
were more likely to have renting from
a registered social landlord as their
preferred tenure  

Applicants’ views of social housing

5.3.5 Applicants were asked open-ended
questions about what words came to mind
when local authority and registered social
landlord/housing association housing were
mentioned.  Applicants were also asked
what words would be used by the general
public when local authority and registered
social landlord/housing association housing
were mentioned.  Responses are considered
below for each tenure under a number of
themes. 

Local Authority Housing 

• who is the housing for

5.3.6 Views were varied, with some
applicants stating that they thought local
authority housing was specifically for
people with low incomes: those who
couldn’t afford to buy, those who couldn’t
afford better, those ‘at the bottom of the

social ladder’, deprived people, poorer
people.  Other applicants thought that
local authority housing was for specific
groups of people such as older people or
people with particular needs.  

5.3.7 An alternative view was that local
authority housing was for ‘all types of

people’.  A similarly varied set of views was
attributed to the general public.
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• a long wait for a property

5.3.8 There was a quite frequently
expressed view from applicants (and
attributed to the general public) that, in
order to get access to local authority
housing, a long wait would be needed:

‘There is no chance of getting a place.’ 

‘Lots of red tape.’

‘They keep you waiting.’

‘I cannot understand how it works.  We

were told we have no chance.’ 

• choice

5.3.9 Local authority housing was seen
by applicants as providing plenty of choice
of areas.  However, applicants did not think
that the public would make this
association.   

• cost

5.3.10 Local authority housing was seen
by applicants as offering affordable or low
rents and as being cheaper than other
tenures.  The same view was attributed to
the general public. 

• security

5.3.11 Good rights, security and the fact
that the local authority ‘look after people’

were noted by applicants.   Security was
not a characteristic of local authority
housing attributed to the general public.

• upkeep  

5.3.12 Varied views were expressed by
applicants, with the poor upkeep of some
estates and badly maintained estates
highlighted.  The phrase ‘uncaring

landlord’ was also used.  Positive views
were also noted, with local authorities seen
as looking after both properties and
estates.  Views attributed to the general
public were all negative: ‘poorly

maintained estates’, ‘rundown estates’. 

• scale 

5.3.13 The large scale of local authority
estates was noted by applicants, sometimes
associated with negative factors e.g.
‘sprawling estates with problems’, ‘no

space or privacy’.  Large scale was also a
view attributed to the general public.

• problems associated with the tenure  

5.3.14 A variety of problems were seen by
applicants as being associated with local
authority housing eg crime and violence,
vandalism and drugs, loads of kids and
teenagers and social problems.

‘Many council estates are affected by noise

and trouble.’

‘I can’t tell others where I live.’

• variability

5.3.15 Many comments by applicants
were made in relation to specific areas or
neighbourhoods, eg:

‘There are different types of areas, some

good, some bad.’ 
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‘It’s not always a nice place you can get

offered.’

5.3.16 Some comments were made which
compared local authority housing to other
tenures:

‘It’s the same as a housing association.’

‘It’s not your own house.’

Views attributed to the general public
included:

‘Snobbery from private owner.’

‘They would turn it down.’

‘Total repulsion.’

Registered Social Landlord/Housing

Association Housing

• who is the housing for

5.3.17 Views expressed by applicants
noted that housing association housing was
for households with low incomes (for the
under privileged, for those in desperate
need), and for specific groups of people
e.g. single mothers or parents, women with
domestic troubles.

‘Housing associations are benefactors of

underprivileged people.’

‘Housing associations have an allowance

from central government for taking

problem tenants.  As soon as they get rid of

one problem, another moves in.’

Similar views were attributed to the general
public

• choice

5.3.18 A choice of styles was noted as a
positive factor in relation to housing
association housing.

• cost

5.3.19 Applicants expressed various views
about the cost of renting from a housing
association.  Cheap rents were noted by
some, along with rent levels similar to
those charged by the local authority, while
others thought that rents were higher than
the local authority.  This variety of views
was also attributed to the general public:
‘subsidised housing’, ‘some say they are

expensive.’

• rights

5.3.20 Applicants expressed the view that
rights in housing association property were
limited eg ‘you cannot have anyone to

stay.’

• quality of accommodation

5.3.21 The quality of accommodation
provided by housing associations was seen
as being better than that provided by the
local authority.  Housing associations were
also identified with new estates. 

‘More energy efficient, new homes.’

‘Better class of housing overall.’  

• upkeep

5.3.22 Views differed on how well
housing associations maintained their
properties, but a greater number of positive
comments were made than negative ones
eg:
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‘Good maintenance of the buildings.’ 

‘Good, clean, tidy, no dampness.’ 

‘They seem to do more to properties.’

However, a view was also expressed that
housing associations have ‘new estates that

are not looked after very well.’

• scale

5.3.23 The scale of housing association
property was noted as smaller than local
authority housing, with local smaller estates
and little groups of housing mentioned.
This was seen as a positive characteristic of
housing association properties: ‘it is nicer

housing – scattered’.  

• problems associated with the tenure

5.3.24 As with local authority housing, a
variety of problems were identified as
being associated with housing association
properties eg lots of kids, noise and
violence. A view attributed to the general
public was that housing association estates
were ‘where they put all the people in

trouble.’ A comment was also made about
housing associations themselves rather than
the housing they own: ‘the principle is very

good, but they have elitist management.’

5.3.25 Some comments were made which
compared housing association housing to
other tenures:

‘It’s like the council I suppose.’

‘A nicer image than council housing.’

‘Above council housing and below private

housing.’

5.3.26 Applicants were also asked their
views about the private rented sector.  In
summary, the sector was identified as being
expensive, of variable quality in relation to
both the accommodation and its
maintenance, as offering choice of location,
but potentially problematic relationships
between landlord and tenant and a lack of
security.  However, several applicants
identified the private rented sector as being
‘better than the council.’     

Applicants’ views on changes within social

housing 

5.3.27 Applicants were asked whether in
the time that they had lived in Newport,
local authority housing and registered
social landlord had got better, stayed the
same, or got worse.  

5.3.28 Table 5.2 shows the responses
about local authority housing by household
type.  Overall, approximately a third of
applicants who answered this question
75% felt that local authority housing had
stayed the same, 21% that it had got
better and 18% that it had got worse.  Key
differences between the household types
were that:

• single households under 30 were least
likely to feel that local authority
housing had got worse 

• family households were most likely to
feel that local authority housing had
got worse

• couples with no children were most
likely to feel that local authority
housing had stayed the same  

• couples with no children were least
likely to feel that local authority
housing had got better
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5.3.29 Table 5.3 shows the responses
about registered social landlord housing by
household type.  Overall, 59% of
applicants did not know or did not answer
this question.  This links to the low level of
knowledge about registered social
landlords/housing associations noted earlier
in this section.  However, amongst those
who did, 22% of those interviewed felt
that registered social landlord housing had
got better, 16% that it had stayed the
same and just 2% that it had got worse.
Key differences between the household
types were that:

• elderly households were most likely to
feel that registered social landlord
housing had got better

• couples with no children were least
likely to feel that registered social
landlord housing had got better

• couples with no children were most
likely to feel that registered social
landlord housing had stayed the same

• ‘other’ households and single
households aged 30-59 were most
likely to feel that registered social
landlord housing had got worse

Applicant views about moving into the

social sector 

5.3.30 When asked about how they felt
about moving into council housing, a
significant proportion of comments from
applicants were qualified by a reference to
the location of the property, eg:  

‘As long as area was right, I’d be happy.’

‘Depends where it is.’

‘I do not want to live on an estate.’

‘It has to be the right area.’

‘It must be the right area.’
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Table 5.2: Perceptions of Changes Within Local Authority Housing Over Time

Household Local authority Local authority Local authority

Type housing has got housing has housing has got

better stayed the same worse

Single
under 30 44% 47% 9%

Single
30-59 20% 60% 20%

Family 38% 31% 30%

Elderly 27% 48% 24%

Couple with
no children 15% 69% 16%

Other 30% 47% 23%

Total 21% 36% 18%



The same was the case for feelings about
moving into registered social landlord
housing, eg:  

‘Alright as long as it’s in the area I want.’

‘We’d be happy depending where it is.’

Other applicants noted their lack of
knowledge about registered social
landlords/housing associations:

‘Don’t know – I’d have to find out about it.’

‘I can’t say as I don’t know much about it.

If it is like the council, I wouldn’t mind.’

5.4 Summary of Key Issues

5.4.1 The main issues emerging from the
interviews with staff were the perceived
poor reputation of the sector, questions of
supply and demand, (and particular issues
of over-supply in parts of Newport) and
evidence of competition within and beyond
the social sector.  In addition, social

housing was increasingly perceived as a
temporary solution to many people’s
housing needs, with most aspiring to home
ownership at a later stage in their housing
career.  Staff also questioned whether the
estate management services provided were
appropriate to the needs of different
groups of tenants, and the extent to which
their rapport with their customers could be
improved.

5.4.2 In terms of applicants’ tenure
preferences, young single persons and
couples were more likely to wish to rent
from registered social landlords or from
private landlords.  Families and older single
persons were more likely to consider
renting from registered social landlords,
whilst the elderly were much more likely to
wish to rent from the Council.

5.4.3 Applicants views of who social
housing was for varied.  However, in
general, both local authority and registered
social landlord/housing association
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Table 5.3: Perceptions of Changes within Registered Social Landlord Housing Over Time

Household Registered Registered social Registered

type social landlord landlord social landlord

housing has housing has housing has got

got better stayed the same worse

Single
under 30 28% 72% 0%

Single 30-59 59% 29% 11%

Family 65% 30% 5%

Elderly 82% 18% 0%

Couple with
no children 22% 78% 0%

Other 47% 36% 17%

Total 22% 16% 2%



61

tenancies were seen as meeting the needs
of those on low incomes, or those in
desperate need.  Social rented housing was
also seen as for specific groups such as
single parents and older people with
particular needs.  Whilst respondents
identified long waiting times for social
housing, choice of area was seen as a
positive attribute of council housing.
Whilst the upkeep of both council and
registered social landlord/housing
association properties was perceived as
being of mixed quality, housing association
properties in general were considered to be
in better condition.  At the same time,
registered social landlord/housing
association developments were seen
positively as relatively small scale whilst
council housing was viewed negatively
because of the preponderance of large
estates.  A number of other general
problems were identified by applicants 

associated with both sectors.  These
included violence and crime, vandalism,
noise, high child densities and other social
problems.                      

5.4.4 Just over a fifth of applicants felt
that council housing had improved during
the time that they had lived in Newport.  A
slightly smaller proportion thought it had
got worse.  In comparison, a similar
proportion of applicants considered that
registered social landlord housing had got
better whilst just 2% felt that it had
worsened.   

5.4.5. Applicants, when asked about how
they felt about moving into council
housing, often qualified their response.
Many said that whether they decided to
accept a specific offer or not would depend
upon the estate area in which it was
situated.  
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6.1 Introduction

6.1.1 The previous chapter examined
staff and applicant perceptions of social
housing as a tenure. In this chapter we are
concerned with their respective views of
individual neighbourhoods.  In the first
part, we draw upon Charter's analysis of
area popularity in relation to their Newport
stock.  In the second part, we examine
applicants’ views of the popularity and
unpopularity of specific parts of the
Borough.

6.2 Staff and organisational
Perspectives

6.2.1 Interviews with staff in the four
social landlord organisations did not focus
specifically on their perceptions of whether
the demand for housing in specific
neighbourhoods was relatively high or low.
In general, each was aware of a continuum
of expressed demand from more to less
popular areas.  However, Charter has
developed an area popularity listing (shown
as table A.9 in appendix 3), based on the
length of the waiting list, the number of
refusals etc, with the intention of
developing a tiered nominations system
with Newport CBC.  This will range from
50% nominations for properties in popular
areas, to 25% in areas of average
popularity down to those areas and types
of property considered unpopular, which it
is intended should be taken out of the
nominations agreement.  This popularity
index will be updated on a regular basis.    

6.3 Applicants' Perceptions of
Neighbourhood

6.3.1 The applicants interviewed were
currently resident in many different parts of
Newport, but the highest concentrations
were in Maindee (12%), followed by St
Julians and Somerton (each 7%) and then
Pill and Gaer (each with 6% of applicants).

6.3.2 Overall, almost 62% of all
applicants said they were very satisfied
with the area in which they were currently
living, whilst a further 28% expressed a fair
degree of satisfaction, compared with only
11% who were dissatisfied.  In general,
younger households expressed higher levels
of dissatisfaction than those aged 60 or
over, whilst those currently renting either
from the Council or an RSL, though
relatively few in number (16%) tended to
be more dissatisfied with their current area
than those currently living in the private
sector.  Whilst the figures for individual
areas are small, levels of dissatisfaction
were relatively high in Maesglas, Somerton
and Lliswery.

6.3.3 Applicants were asked whether, on
re-housing, they would be prepared to live
anywhere in Newport.  Only 12%
indicated that they would, with this being
higher for those who had lived at their
current address for less than 12 months
(27% prepared to move anywhere in
Newport), for those aged 19 or under
(38% prepared to live anywhere) and for
those currently renting from a private
landlord (18% prepared to move anywhere
in the Borough) or a housing association
(23% willing to move anywhere).
However, 42% of all applicants interviewed

The Welsh Assembly Government – Applying for Social Housing in Newport

CHAPTER SIX:
HOW NEIGHBOURHOODS ARE VIEWED



said there was only one specific place
where they wanted to live (59% of those
aged 60 or more and over half of those
currently living in owner-occupation).

6.3.4 Applicants were asked in which
areas of Newport they would prefer to live.
The following were, in descending order,
the most popular locations: 

• St Julians

• Maindee

• Rogerstone

• Gaer

• Caerleon

• Rhiwderin

• Handpost

• Maesglas

6.3.5 When applicants were asked to
specify their area of first preference, these
same eight communities were included
(with St Julians, Gaer and Maindee the top
three) with Lliswerry and Pill also being
cited by 5% of respondents in each case.
Whilst demand for St Julians was coming
from a majority of those applicants
currently living in this ward (11% of all
respondents) it was also coming from a
small number of applicants from areas such
as Caerleon, Corporation Road, Somerton,
Royal Oak and Ringland.  In the case of
Gaer (where a further 10 per cent of
applicants were resident) again the demand
was predominantly from those living
locally, although there was expressed
demand from those currently living in
Caerleon and Baneswell.  In the case of
Maindee (8% of respondents living here),
more than half of the expressed preference
for this area came locally.

6.3.6 In addition to a general liking for
the area(s) chosen, applicants were asked
to specify why they would choose to move
to these areas.  The most significant
reasons given were to be near family
(28%) or friends (22%), because of its
convenient location (25%), the quiet
nature of the area (20%) and because of
good local shopping facilities (13%).
Those areas regarded as relatively peaceful
areas in which to live included Shaftesbury,
Somerton, Caerleon, Barneswell, Maindee,
Rhiwderin, Gaer and Rogerstone.  These
areas considered to have good access to
shopping facilities included Corporation
Road and the Civic Centre, Llanmartin,
Baneswell, Shaftesbury and Pill.

6.3.7 On the other side of the coin,
respondents were asked to specify any
areas of Newport which they would not
wish to move to.  The following five areas
were the least popular, each one specified
by more than half of all respondents as an
area in which they would not choose to
live: 

• Ringland (77%)

• Duffryn (67%)

• Alway (62%)

• Pill (58%)

• Bettws (51%)

Only two other areas were specified by
more than a quarter of all applicants as
ones to which they would not like to
move; Rhiwderin (46%) and Barrackswood
(26%).

6.3.8 When respondents were asked to
specify the one area of Newport to which
they would least like to move, the same
five areas were identified, and in the same
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order of unpopularity, although with
Ringland being by far the least popular,
with almost half (46%) of all applicants
interviewed saying that this was the area
they would least like to move to.  In
comparison only 16% of applicants
identified Duffryn as their least preferred
area and 15% Alway.

6.3.9 If we take each of these areas in
turn then Ringland was particularly
unpopular with elderly people, couples and
single people under 30 (less so with older
single people and families).  It was also
very unpopular amongst those in owner-
occupation or currently renting from the
Council, though less unpopular amongst
those currently renting privately.  In terms
of current location then only amongst
those living in Somerton, Maindee and
Ringland itself was it perceived as less
unpopular.

6.3.10 Duffryn was seen as the least
preferred area by 16% of respondents,
though more popular amongst those aged
40-59 than other age groups and
particularly amongst older single people
and couples without children.  In terms of
current residence Duffryn was particularly
unpopular amongst those turning living in
Somerton and (although small numbers)
those resident in Ringland.

6.3.11 The Alway area was seen as least
preferred by 15% of respondent
applicants, and was particularly unpopular
amongst older single people.  Again, in
terms of current location Alway was
unpopular with applicants living in Pill,
Bettws and Somerton.

6.3.12 The main reasons given for the
unpopularity of these particular areas were
perceived neighbour problems (35% of

applicants), a high incidence of vandalism
and graffiti (20%) and their inconvenient
location.

6.3.13 Applicants were asked if there
were any areas of Newport in which they
would not accept rehousing.  Only 4% said
that there were not.  Again the proportion
of respondents who said they would not
accept the offer of housing in the five least
popular areas was as follows: 

• Ringland 84%

• Duffryn 76%

• Alway 67%

• Pill 64%

• Bettws 55%

6.3.14 Once again, and it should be noted
that the numbers are very small, those who
said they would accept housing in these
areas tended to be those already resident
there in the main.

6.4 Summary of Key Issues

6.4.1 Whilst housing staff of the social
landlords had a general perception of
differential demand for properties in
specific locations, this had not been defined
objectively in most cases.  However,
Charter had developed an index of area
popularity with the intention of using this
to inform revisions to the nomination
agreement with the Council.

6.4.2 In terms of applicants, the vast
majority (90%) were satisfied with the
areas in which they currently lived.
However, just 12% indicated that they
would consider moving anywhere within
the Newport area.  Most had clear views
about where they would move to and over
two-fifths said that there was one specific
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area in which they wished to live.  St
Julians, Maindee and Gaer were the most
popular areas of first preference, with
demand particularly strong from those
applicants already living in these areas.  

6.4.3 On the reverse side of the coin,
more than half of applicants specified five
areas of Newport where they would not
choose to live; Ringland, Duffryn, Alway,
Pill and Bettws.  The main reasons given
for the unpopularity of these areas were
perceived neighbour problems,
vandalism/grafitti and their location.
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7.1 Main Findings

7.1.1 This report has analysed the views
of those providing and those applying for
social rented housing in one unitary
authority; the County Borough of Newport.
In this final chapter we draw together the
key research findings, highlight a number
of broader issues to emerge from the
research and offer recommendations for
future policy and practice.  

Social Rented Housing in Newport

7.1.2 The social housing stock in
Newport is highly concentrated spatially.
Sixty percent of the Council's housing is in
just eight localities, some of which are
quite compact.  Whilst the RSL stock is
more scattered there are still particular
concentrations.

7.1.3 In 1999-2000 the ratio of lettings
to stock varied considerably by area.  In the
Council sector turnover rates ranged
between 7% and 17%.  Charter's turnover
rates varied from 7% to 25% (averaging
12.5%) whilst Gwerin's ranged from 9% to
21%.

7.1.4 The four landlord organisations
had all experienced various symptoms of
changing demand (e.g. demographic
change shifts in individual expectations,
views of the social housing sector), which
they considered far broader than just low
demand for certain areas or property types.

7.1.5 Responses by social landlords to
changing demand in Newport had ranged
from specific marketing initiatives to
enhancing services provided.  A number of

joint initiatives between different social
landlords operating in Newport had also
been put in place (e.g. joint housing
register for the Pill area).

Applying for Re-housing

7.1.6 For the large majority of applicants
the key factor in re-housing was choice of
location, which was of much greater
significance than either the design of
individual properties or the availability of
facilities.

7.1.7 Applicants considered they were
offered little choice of area; less than a
quarter of those applying to the Council
and under a third of those applying to
registered social landlords said they were
given significant choice.  Applicants’
perceptions suggest that the reality of
choice is, for many, more limited than the
information provided by social landlords
would suggest. 

7.1.8 The four landlord organisations
were, at the time of the research,
examining their lettings policies and
practices with a view to providing better
information to tenants, increasing flexibility
in allocations, enhancing joint working and
promoting greater stability amongst
communities living on estates.

The Demand for Social Housing

7.1.9 The analysis of the council and
registered social landlord housing registers
showed there was a continuing expressed
demand for social housing in Newport, but
this includes significant numbers of
applications which are either deferred
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(often at their own request) or suspended,
whilst the difficulties experienced at the
fieldwork stage of identifying those still
seeking social rented housing in Newport
confirms the findings of earlier research
which suggests current housing registers
contain a significant amount of
"deadwood". There is also considerable
demand for Council housing from the
elderly, many of whom are currently living
in their own homes, and who may have
registered for social housing as a "safety
net".  If housing registers, which were
supposedly up-to-date at the time of the
fieldwork, do not accurately reflect current
demand for housing, it is difficult to
understand customers’ needs, expectations
and aspirations. 

7.1.10 Amongst those on the Council's
housing register the areas of highest
demand included St Julians, Caerleon,
Maindee, Gaer and Pill.  In contrast,
demand from applicants for Council
housing in Ringland, Bettws, Duffryn and
Alway (which together accounted for half
of all Council lettings in 1999-2000) was
much more modest.

7.1.11 Amongst applicants with Charter
Housing Association the highest demand
was for property in the Maindee, Civic
Centre and Corporation Road areas, where
there had been few vacancies in 1999-
2000.

7.1.12 The great majority of general
waiting list applicants were clear that they
were not prepared to consider re-housing
in just any area of Newport.  For most
applicants choice of location is of
paramount importance.

Perceptions of Social Housing

7.1.13 Social landlords in Newport
expressed concerns not only about the
relationship of supply and demand (and
issues of over-supply of social housing in
parts of the Borough, and of some types of
accommodation),  but also about
competition for tenants, (not only within
the sector but between tenures), as well as
the perceived poor reputation of the sector.

7.1.14 Social landlords also perceived
social housing as a temporary solution to
many people's housing needs and not as a
long term preferred tenure option.
Amongst applicants, whilst the elderly were
more likely to wish to rent from the
Council, families and older single persons
were more likely to consider registered
social landlord accommodation.  Younger
people expressed a tenure preference for
either housing association or privately
rented accommodation.

7.1.15 Applicants views of who social
housing was for varied.  However, in
general Council and registered social
landlord properties were seen as meeting
the needs of those on low incomes, or in
high housing need (including specific
groups such as the elderly and lone parent
households).

7.1.16 Council housing was viewed
negatively because it was seen to consist
mainly of large estates.  In comparison
registered social landlord developments
were in general viewed more positively
because of their relatively small scale and
because they were perceived as being in
better condition. 

7.1.17 However, around a fifth of all
applicants considered both council and
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registered social landlord housing in
Newport had improved during the time
they had lived in the Borough, although a
slightly smaller proportion thought council
housing had worsened.

Perceptions of Neighbourhood

7.1.18 Whilst housing officers had a
general perception that demand differed
for properties in different locations, only
one organisation (Charter) had analysed
this objectively, and had produced an index
of the relative popularity of each area and
property type.  

7.1.19 Nine out of ten applicants
interviewed said they were satisfied with
the areas in which they currently lived.
However fewer than one in eight said they
were prepared to move anywhere in the
Borough and over 40% said they had one
specific area in mind when considering
offers of re-housing.  Areas of first
preference for re-housing reflected strongly
where applicants were currently living.
Most would prefer to remain in the areas
they are familiar with.

7.1.20 Conversely, over half of applicants
interviewed specified five areas of Newport
where they would not choose to live.  The
main reasons for the unpopularity of these
areas were perceived neighbourhood
problems, such as crime, anti-social
behaviour and vandalism, and their
location.

7.2 Broader Issues 

7.2.1 Changing demand for social
housing is changing the ways in which
social landlords are managing their
properties and dealing with vacancies,
applicants and the letting of homes.  

7.2.2 Whilst we do not have a perfect
understanding of changing demand, there
are a number of factors including
demographic and economic change which
are at the heart of the issue. Evidence
suggests that, as a result of economic and
demographic change, an ever increasing
preference for home ownership, and the
decline of some neighbourhoods, often
those dominated by social housing, the
overall demand for social rented housing is
in decline. As other research has noted the
profile of households living on estates is
changing, with a growing polarisation
between older tenants on the one hand
and younger tenants, with a "hollowing
out" of those in the middle of their housing
careers.  As a result many areas are seeing
an increase in turnover; a trend which we
can expect to see continue if younger
households continue to see social housing
as a stop gap measure. 

7.2.3 In the face of changing demand
many social landlords have changed their
allocation policies, developing lettings
policies which, whilst still addressing
housing need, have also sought to widen
access to social housing whilst sometimes
also seeking to restrict access to those
households perceived as bringing problems
to an area.  Clear messages are emerging
from government about the need to
develop lettings policies which promote
consumer choice, whilst at the same time
encourage sustainable neighbourhoods.  In
Wales this has led to the creation of a
Lettings Sounding Board to consider
different approaches to letting social
housing. Much of the debate about new
approaches to letting social housing has
arisen in response to a desire to revive
unpopular and low demand housing
estates.  However, it must be recognised
that changes in lettings policies and
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practice at a local level may have only a
limited impact.

7.2.4 The Newport study has shown a
correlation between low demand from
applicants for social housing and those
areas ranked highly in terms of the Index
of Multiple Deprivation.  This highlights the
problems which Newport faces in
improving the quality of neighbourhoods,
which will require a carefully co-ordinated
multi-agency approach to the problems.
Whilst there are cross-sectoral initiatives in
place (for example in Pill) in other areas,
where the profile of the rented stock is
dominated by the Council, there may be a
need for stronger local government action,
including the consideration of localised
stock clearance.

7.3 Future Directions for Policy and
Practice

7.3.1 There is a need for Newport to
consider the overall demand for both
rented housing and affordable owner-
occupation in a much more detailed
fashion.  This would allow the Authority to
consider not only the balance between
housing supply and demand, both in
relation to different tenures and in respect
of particular areas of the Borough, but also
how it might develop its planning and
housing policies, both to direct future
housing development and to address issues
of neighbourhood decline.  What is
required is much clearer local housing
market analysis and a better understanding
of the choices available at a local level and
the trade offs which individuals may
choose to make between different
alternatives.

7.3.2 In terms of the development of
lettings policies it may be that social

landlords will need to not only take greater
care in matching applicants with particular
properties in specific locations but also to
enforce tenancy conditions as a means to
ensure greater responsibility amongst
individual tenants.  This also suggests that
there needs to be a greater concern with
vetting potential tenants prior to letting,
without social landlords pursuing policies
which are unnecessarily exclusionary There
may also be a need, post allocations, for
increased support to new tenants, not only
through social services, but also perhaps
input from tenancy support officers. 

7.3.3 However, changing demand for
housing is much more than just a housing
issue.  Many of the factors which shape
applicants' (and indeed tenants')
perceptions of social housing, and their
decisions as to whether to move to (or stay
in) a particular area are beyond the control
of either the Council or a housing
association.  It is therefore of critical
importance that effective joint working
across a number of agencies is encouraged
in order to develop strategic approaches
which seek to respond to the pressures of
changing demand at a local level. However,
responding to changing demand, consumer
perceptions and evidence of household
mobility will not in itself be sufficient.
Social landlords need to think ahead about
the nature of the housing product which is
on offer and what is wanted by housing
consumers - and how providers can best
meet the demands and aspirations of
customers or potential customers. 

7.3.4 Since location emerges as the key
factor for potential social housing tenants
then a number of issues need to be
considered in relation to those areas
perceived as unpopular.  These might
include tackling neighbourhood problems
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such as crime and vandalism, as well as
raising the visibility of estate wardens.
However, there are also wider questions as
to how public transport links between areas
of predominantly social housing and
employment opportunities and other
services could be improved.

7.3.5 Whilst applicants have clear views
about areas of social housing which they
consider "popular" or "unpopular" there may
also be scope to improve the quality and
transmission of information about the re-
housing process.  Whilst this in itself may
not immediately overcome the negative
image of social housing in some parts of
Newport, better information about the
range of opportunities available in different
areas of Newport, coupled with better
information about the prospects of being
offered re-housing in specific areas may, by
widening applicants knowledge, actually
increase demand in those areas of Newport
where there are greater prospects of being
re-housed.

7.3.6 Whilst the improvement of public
services at the neighbourhood level is the
key to preventing their further decline, the
image of the social rented sector in
general, and certain estates in particular,
makes it difficult to address the problems
of low demand.  Given the evidence
amongst certain groups of applicants (i.e.
younger people) of their preference for
private rented housing, there is a strong
argument in favour of a much more
positive approach to marketing social
housing, focusing on its availability,
affordability, relative security and the
quality of the services available. At the
same time as improving information to
market social housing to new customers,
social landlords should not lose sight of the
need to take notice of what current
residents say they want and develop
services to ensure that as many of those
who are at present tenants of Newport's
social landlords remain in the sector
receiving a quality of product and service
appropriate to their needs and
expectations.
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Chief Executives Topic Guide

Perceptions of current position in relation to housing demand and supply in Newport

Comparison between Newport and other areas of operation (RSLs)

Differences within Newport – problems in particular areas   

Any changes (Newport-wide and/or more locally) – what and over what time period?

What do you think is driving any change(s)?

What impact has there been on your organisation – development, housing management,
other?  

How significant an issue is changing demand for the organisation?  In comparison with other
drivers of change? 

Reponses by your organisation – discussion at board/committee, senior management,
changes in policy and practice – lettings and other, partnership with other social landlords 
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Housing Directors/Managers Topic Guide

Perceptions of current position in relation to housing demand and supply in Newport

Comparison between Newport and other areas of operation (RSLs)

Differences within Newport – problems in particular areas - ranking of popularity of areas
identified on application form plus any differences between new build/rehab, property type
and size  

Any changes (Newport-wide and/or more locally) – what and over what time period?

What do you think is driving any change(s)?

What impact has there been on housing management – policies, practices, resources etc    

How significant is changing demand for housing management?  In comparison to other
issues such as rent arrears, anti-social behaviour?  

Responses – Newport/organisation wide and local – discussion, change in policy/practice,
partnership with other social landlords

Specific initiatives/information collection  

- analysis of refusals

- exit surveys/information about leavers

- marketing initiatives/strategies
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Front-line Lettings Officers Topic Guide

Perceptions of current position in relation to housing demand and supply in Newport

Differences within Newport – problems in particular areas - ranking of popularity of areas
identified on application form plus any differences between new build/rehab, property type
and size  

Any changes (Newport-wide and/or more locally) – what and over what time period?

What do you think is driving any change(s)?

What impact has there been on policy and practice in your organisation?

What impact has there been on how you do your job?

Responses – Newport/organisation wide and local – discussion, change in policy/practice,
partnership with other social landlords

Specific initiatives/information collection  

- analysis of refusals

- exit surveys/information about leavers

- marketing initiatives/strategies
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APPENDIX TWO:
SUPPLEMENTARY TABLES

Table A.1: Rank of Index of Multiple Deprivation:  Newport Electoral Divisions

Electoral Division Rank (according to Welsh Index of 

Multiple Deprivation, 2000)

Pillgwenlly 15

Tredegar Park 23

Bettws 51

Ringland 82

Always 181

Victoria 218

Stow Hill 246

Gaer 269

Shaftesbury 335

Liswerry 383

Beechwood 551

Llanwern 576

St Julians 621

Allt yr yn 727

Malpas 732

Marshfield 771

Rogerstone 800

Langstone 830

Graig 846

Caerleon 849

[Note:  there are 865 Electoral Divisions in total across Wales]
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Table A.2: Newport CBC: Ratio of Lettings to Stock, 1999-2000

Area Number of Number of Ratio

Properties Lettings

Bettws 1,600 278 17.4

Alway 690 108 15.7

Malpas 532 83 15.6

Old Barn 210 29 13.8

Duffryn 949 124 13.1

Broadmead Park 239 31 13.0

Ringland 1,111 138 12.4

Caerleon 383 45 11.7

Somerton 240 26 10.8

Pill 678 70 10.3

Royal Oak 310 30 9.7

Gaer 447 36 8.0

Maesglas 452 32 7.1

Rogerstone 563 37 6.6

Table A.3: Gwerin Housing Association: Ratio of Lettings to Stock, 1999-2000

Area Number of Number of Ratio

Properties Lettings

Maindee 38 8 21.0

Maesglas 22 4 18.2

Baneswell 46 7 15.2

Barracksfield 88 13 14.8

Somerton 56 8 14.3

Handpost 32 4 12.5

St Woolas 35 4 11.4

Rhiwderin 81 9 11.1

Pill 108 10 9.3

Lliswerry 76 7 9.2
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Table A.5: Applicant Ranking of Different Factors: Number and Percentage

Location of Area Size of Design

Property surrounding Property of property

House

No. % age No. % age No. % age No. % age

Most
important 161 64% 24 10% 39 16% 25 10%

2nd most
important 45 18% 94 38% 63 25% 24 10%

3rd most
important 17 7% 57 23% 102 41% 42 17%

Least
important 8 3% 52 21% 22 9% 135 54%

Not
answered/ 19 8% 23 9% 24 10% 24 10%
don’t know

Total 250 250 250 250

Table A.4: Applicants: Length of Time on Waiting Lists

Length of

time on

waiting list Newport CBC Registered Social Landlords

Number Percentage Number Percentage

Less than
2 months 6 3% 3 3%

2-4 months 3 1% 2 2%

4-6 months 14 6% 11 10%

6 months - 1 year 27 12% 19 17%

1-2 years 44 20% 32 28%

2-5 years 36 16% 25 22%

5+ years 92 41% 21 18%

Don’t know 1 - 2 2%

Total 223 115
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Table A.6: Importance of Availability of Various Facilities in/near a Property: 

Percentage of Applicants

Private Access Play area Own Parking Permission

Garden to a for parking on for and

garden children space nearby space for

roads pets

Very Important 28% 18% 11% 22% 8% 12%

Fairly Important 31% 37% 16% 23% 34% 13%

Fairly Unimportant 19% 19% 10% 16% 17% 17%

Very unimportant 15% 16% 48% 30% 30% 42%

Not answered/ 8% 10% 15% 9% 11% 15%
Don’t know

Table A.7: Charter’s Housing Register by Geographical Area

Area Stock Vacancies Applicants Ratio of

on Housing Vacancies

Register to Applicants

(see note)

No. Percentage

Barrackswood 207 52 25% 171 30

Bettws 90 10 11% 79 13

Civic Centre 74 9 12% 278 3

Corporation Road 71 6 8.5% 238 2.5

Duffryn 54 4 7% 42 9.5

Maesglas 102 18 17% 114 16

Maindee 87 10 11.5% 406 2.5

Malpas 90 5 5.5% 162 3

Pill 263 41 16% 186 22

Shaftesbury 81 6 7% 171 3.5

Somerton 216 15 7% 130 11.5

Stowhill/York Place 53 10 19% 190 5

Treberth Farm 87 14 16% 124 11

Harlequin Drive 66 2 3% - -

[Note :  a low ratio = high demand/popularity]



The Welsh Assembly Government – Applying for Social Housing in Newport

82

Table A.8: Applicants Current Area of Residence

Area % of Applicants Area % of Applicants

Baneswell 1.0 Maindee 11.7

Barracksfield 1.0 Malpas 1.9

Barrackswood 0.5 Old Barn 1.0

Bettws 1.9 Pill 5.6

Broadmead Park 1.0 Rhiwderin 4.7

Caerlon 3.7 Ringland 2.8

Civic Centre 1.4 Rogerstone 5.1

Corporation Road 4.2 Royal Oak 1.9

Duffryn 4.2 St Julians 7.5

Gaer 6.5 St Woolas 0.5

Handpost 1.9 Shaftesbury 3.7

Llanmartin 0.5 Somerton 7.5

Lliswerry 5.1 Stowhill/York Place 2.3

Maesglas 5.1 Elsewhere 4.7

Note:  It is important to note that the geographic distribution of those applicants
interviewed for this study does not reflect the location of social rented housing in Newport,
and as we shall show later in this chapter current location shapes people's views of areas for
rehousing and where they do, and do not, wish to move.
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Table A.9: Tenure of Preference by Household Type (Percentage)

Household Owner- Low cost Renting Renting Renting Don’t

type Occupation Home from from Privately know/

Ownership Local registered Not

Authority social answered

landlord

Single
Under 30 14% 0% 59% 24% 3%

Single
30-59 26% 0% 47% 27% 0%

Family 32% 2% 40% 26% 0%

Elderly 42% 1% 52% 4% 1%

Couple
with no 42% 0% 40% 18% 0%
Children

Other 33% 0% 67% 0% 0%

Total 36% 1% 44% 16% 1% 3%
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Table A.10: Charter's Index of Housing Stock Popularity

Most popular/scarce (A) Average popularity/less Least popular/least

scarce (B) scarce (C)

Allt yr Ynn Barrackswood Always

Baneswell Bettws Barrack Hill

Bassaleg Bishpool Broadmead Park

Beechwood Bryn Bevan Brynglas Top

Blaen-y-Pant Caerleon Corporation Road

Brynglas Cardiff Road (B/C) Duffryn

Caerleon Road Chepstow Road Gaer Vale

Civic Centre (A/B) Christchurch Road Henson Street

Croydon Court Cromwell Road Llanmartin

Durham Road Dos Road Malpas Court North

Gaer Graig Road Moorland Park

Hatherleigh Liscombe Street Old Barn Estate

Highcross Lliswerry Pill - flats

Malpass Park Maesglas Pill - Charlotte Green

The Moorings Maindee Ringland

Pill - houses Malpas Court South York Place - flats

Rogerstone Malpas Road (B/C)

St Julians Corporation Road

York Place - houses Ringwood

Royal Oak

Shaftesbury

Somerton

Town Centre


