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Foreword 

 

I am proud to present to you the new Local Housing 

Strategy 2012 – 2017 “Developing a housing future 

together … in adversity and beyond”. 

The last few years has seen some really difficult and 
challenging times for housing. Being able to cater for 
increasing housing demand within a global recession has 
impacted upon our ability to deliver much needed housing 
developments, products and services. Pressures placed on 
the housing service have resulted in the need to adopt a 
more flexible and innovative way of working.  

 
I am pleased to say that Torfaen embraces these challenges. Through the development of 
this new Local Housing Strategy, a clear vision for delivering quality housing services and 
products is captured. In developing the strategy we have drawn upon the views of local 
residents and key stakeholders to help shape and drive its priorities, to ensure that we 
effectively address the issues that matter most in Torfaen. 
 
There are a number of challenges facing us over the lifetime of this strategy. However, we 
recognise that there are opportunities not only to provide good quality homes for all within 
sustainable communities, but to also stimulate community regeneration, the local economy, 
protect the environment and improve social wellbeing. To achieve this we acknowledge and 
accept that continued strong strategic leadership and stakeholder engagement is key to 
future success. 
 
Working together is paramount, and I am sure that through effective partnership working, 
we can take forward this vision and build upon our achievements to maintain Torfaen as a 
place where everyone is able to enjoy affordable, good quality housing in a pleasant and 
safe environment.   

 

Councillor G R Clark 

EXECUTIVE MEMBER OF HOUSING, PLANNING AND PUBLIC PROTECTION  
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Executive Summary 

This Strategy has been developed in collaboration with key stakeholders to provide a 

framework and vision for Housing in Torfaen over the next five years.  The new strategy  

follows on from the previous one, ‘It’s all in the mix: A Housing Strategy for Sustainable 

Communities’, which emphasised that housing is not just about homes, but about the 

people who live in them and the local communities.  It is widely accepted that housing is 

more than bricks and mortar; it is a fundamental catalyst in developing wider social, 

economic and environmental benefits.  The contribution that housing makes towards 

supporting educational attainment, improving health and wellbeing, supporting 

communities and generally increasing life chances, cannot be underestimated. This strategy 

has been developed to ensure that we encapsulate these objectives and deliver housing 

services that meet the needs of our residents in what is a very unpredictable economic time.   

The uncertain economic climate has had a negative impact on housing supply and provision. 

Demand for housing is still high, so house prices have remained resilient. However, as the 

supply of new homes continues to decrease, and people’s ability to borrow is restricted, 

many households are finding themselves unable to purchase on the open market. This has 

placed increased pressure on Local Authorities, who have had to subsidise new build 

properties and improve existing stock through the use of capital grant, which has already 

seen significant reductions.  

The current situation has also required the housing service to re-evaluate how it works and 

to consider delivering objectives through effective strategic planning, excellent partnership 

working and more regional collaboration. This approach will help to ensure that the Local 

Authority continues to provide quality services with the reduced resourced available. 

The challenges facing housing have been recognised by the Welsh Government and the 

forthcoming Housing Bill for Wales will undoubtedly tackle many of these issues.   
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Vision 
To ensure that everyone has the opportunity to access a good quality home which is adaptable to 

their lifetime needs and which supports the creation of sustainable communities that promote the 

health, wellbeing and life chances of Torfaen residents. 

1. Introduction 

The Local Housing Strategy is a vision for housing in the Borough and captures the direction 
of travel over the next 5 years. This strategy sets out the principles and goals for working 
with our partners to assess housing need and plan for the current and future housing 
requirements of Torfaen residents. 
 
In 2007, Torfaen launched its Local Housing Strategy; ‘It’s all in the mix: a housing strategy 
for sustainable communities.’ Since its production, there has been an unprecedented 
change within the financial climate, which has led to significant pressures and challenges for 
the housing sector. (Full details of the achievements made during the life of the previous 
Local Housing Strategy can be found in our exit strategy) 
 
There have also been substantial housing policy proposals and changes in Wales, driven by 
the One Wales agreement, the Essex Review, the Simpson Review, the Aylward Review and 
the forthcoming Housing Bill for Wales, which will set out how the Welsh Government 
intends to tackle the issues currently being faced within the housing sector.  
 
Whilst it is no longer a statutory requirement to produce a Local Housing Strategy, the Local 
Authority has categorically confirmed that it is a fundamental tool to ensure the successful 
delivery of housing options and solutions for local residents. This has steered the way to the 
development of a new strategy which will provide an up to date and focussed approach to 
the changed financial climate and housing market, ensuring the delivery of housing and 
housing related services over the next five years.  
 
The strategy has been developed in consultation and collaboration with key stakeholders 
and identifies the housing requirements for Torfaen and the actions that need to be taken 
to deliver them.   
 

For any further information relating to this document please contact:  
 

Housing Strategy and Enabling Team 
Torfaen County Borough Council 
Civic Centre 
Pontypool 
Torfaen  
NP4 6YB 
01495 742630 
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2. Strategic context 
 
The Local Housing Strategy contributes towards many wider strategic agendas and priorities 
and as such cannot be successfully implemented in isolation from the key national, regional 
and local strategies to which it links. (See Appendix 1 and 2) 

 
UK context 
 
Welfare Reform Bill 
The proposed Bill has been introduced to reform how the UK welfare system currently 
operates. The effects of the Bill within housing are likely to be significant, with proposed 
changes to Housing Benefit entitlement and Local Housing Allowance putting greater 
pressure on housing services, as households struggle to maintain their homes. 
 
Political Context 
 
Programme for Government  

The programme sets out the difference the Welsh Government wants to 
make to the lives of people in Wales:  
 
Healthy people living productive lives in a more prosperous and 
innovative economy; safer and more cohesive communities, with lower 
levels of poverty and greater equality; a resilient environment with more 
sustainable use of our natural resources and a society with a vital sense 
of its own culture and heritage. 
 

 
National Context 
 
National Housing Strategy  

The National Housing Strategy ‘Improving Lives and Communities’ 
identifies the various changes and challenges that lie ahead in Wales, and 
sets out the following approach for meeting them: 

 Provide more housing of the right type and offer more choice. 
 Improve houses and communities, including the energy efficiency  

of new and existing homes. 
 Improve housing related services and support. 

 
 
10 Year Homelessness Plan for Wales 

The plan sets out some key principles for the delivery of homeless 
services in Wales to achieve its strategic aims: 

 Preventing homelessness wherever possible. 
 Working across organisational and policy boundaries. 
 Placing the service user at the centre of service delivery. 
 Ensuring social inclusion and equality of access to services. 
 Making the best use of resources. 
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Local Context 
 
Suite of Plans for Torfaen 

The suite contains: 
 Torfaen Community Strategy; 
 Health Social Care and Wellbeing Strategy;  
 Children and Young People’s Plan; 
 Community Safety Plan.  

 
All four plans work towards achieving the Local Service Board’s shared 
outcomes. (See Appendix 3)  

 
Torfaen County Borough Council Corporate Plan 2  

The Corporate Plan contains seven priorities that will drive the delivery of 
services in Torfaen over the next five years and provide support to 
Torfaen’s most vulnerable citizens and communities to achieve the 
following vision:  
 
Torfaen: A safe, prosperous, sustainable place where everyone has the 
opportunity to be the best they can be. 

 
Older Persons Strategy 

The themes of the strategy are: 
• Valuing Older People. 
• A Changing Society. 
• Living Longer and Healthier Lives. 
• Coping With Dependency. 
• Implementing the Local Strategy. 

 
 

Supplementary Planning Guidance 
Provides additional guidance to current local and national planning 
policies and proposals.  (Supplementary Planning Guidance can be in 
relation to a topic, such as affordable housing, or an area, such as a 
proposed housing development within the County Borough) 
 
 
 
 
 

Housing Renewals 
The strategy sets out the Council’s policy in relation to private sector 
renewal: 

 Improve the quality and condition of private sector housing in  
Torfaen. 

 Promote sustainable communities through environmental,  
economic and social regeneration and development. 
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Supporting People Strategy  
 

 Determines the priorities of the Torfaen Supporting People  
Programme to maximise the value of housing-related support  
services. 

 Sets out the overarching vision that: 
People in Torfaen live independently 

 
 
 

 
 

Draft Empty Property Strategy (To be formally adopted in 2012) 
 To identify and target empty properties within Torfaen. 
 To work with property owners and key partners to bring empty properties back into 

use. 
 
Draft Affordable Warmth Strategy (To be formally adopted in 2012) 

 Sets out the aims and objectives for tackling fuel poverty in Torfaen. 
 Identifies how fuel poverty can be eradicated in Torfaen. 
 Identifies energy efficiency products and options available to residents of Torfaen. 

 
 Deposit Local Development Plan (LDP) (To be formally adopted in 2013) 

• Identifies the Council’s objectives and priorities for the development and use of land 
within the authority, and its policies and proposals for implementing them. 

• The LDP will provide concise, evidence based development policies and sets out the 
Council's proposals for guiding the future development and use of land.   

• The objectives of the LDP have been devised to deliver (through the development 
and use of land), the objectives contained in the vision of the Torfaen Community 
Strategy.  
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3. Torfaen’s Strategic Housing Function  
 
An effective Strategic Housing function is integral in assisting the Local Authority to deliver 
better outcomes for residents, fulfil its statutory obligations and successfully impact on 
wider economic, social and environmental agendas. Housing cuts across a broad range of 
services and works with many different partners and stakeholders to deliver better services 
in Torfaen.  

 
Housing Options 
 
The Housing Options service offers a range of information, advice and assistance to all 
residents with a housing requirement or need.  
 
It provides a platform for people to register for housing (both social and private) through 
Homeseeker. The service aims to prevent homelessness wherever possible, provide advice 
and assistance to those households who are homeless or threatened with homelessness 
and, when necessary, the provision of temporary housing. 
 
To assist households in temporary accommodation, the service provides housing related 
support (Supporting People funding) to help people maintain their temporary home as well 
as appropriate support to enable them to move on. 
 
The Council has recognised that the current financial climate and proposed changes to the 
welfare benefit system will have a significant impact on people’s lives. To assist with this 
pressure, the housing service provides welfare benefit and financial inclusion advice and 
support to all residents in Torfaen.  
 
Homelessness 
The following table shows that demand for services has continued to increase in recent 
years and is likely to continue to do so. 
 

  2008/09 2009/10 2010/11 

The number of homeless presentations 
received 

352 399 422 

The number of homeless preventions 82 90 237 

 
Pressures 

 Homelessness presentations have increased every year over the last three years and 
this trend is likely to continue in light of the current economic climate and the 
introduction of welfare benefit reform.  

 The number of homelessness prevention cases has also increased; suggesting that 
the actual number of homeless cases would have been significantly higher had 
prevention activity not taken place. 

 67 referrals for financial inclusion support were received during 2010/11. Our aim is 
to help people maximise their income and their ability to remain in their own home. 
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Temporary Accommodation (TA) 
The Council provides temporary accommodation to those households who are homeless or 
threatened with homelessness, and who are deemed to be in priority need within current 
legislation. 
 
Temporary accommodation provision currently includes: 

 Private sector accommodation. 

 Council temporary accommodation units. 

 Accommodation from Registered Social Landlord (RSL) partners. 

 Bed and Breakfast (B & B), only in an emergency situation. 
 
The Council makes every effort not to use B & B unless in an emergency situation.  
 
 2009/10 2010/11 

Households placed in TA  during the year 287 374 

Households in TA at the end of the year 106 103 

 
Pressures 

 Provision of temporary accommodation will increase in line with homelessness 
presentations that cannot be prevented. 

 Maintaining a minimum use of B & B for emergencies. 

 Providing a suitable range of temporary housing across the County Borough to meet 
demand and reduce the financial risk of using B & B. 

 
Homeseeker - Common Housing Register  

The common housing register, Homeseeker, is provided in 
partnership between Torfaen Council and its housing association 
(RSL) partners, which seeks to offer applicants a choice of housing 
within Torfaen.  

 
There is high demand for rented (social and private) and assisted home ownership housing 
in Torfaen, which is increasing and evidenced as more people apply to join the Homeseeker 
register. 
 
Pressures 

 3362 applicants were on the Homeseeker register as at October 2011 and this is 
likely to continue increasing due to people’s inability to access affordable rented 
housing, or step onto the property ladder, due to bank lending conditions and 
mortgage conditions. 

 In some areas there is insufficient social rented accommodation available to meet 
demand in terms of the type and location of available properties. 

 1707 applicants applied to join the common housing register in 2010/11 and 602 
applicants were housed during the same period, emphasising the widening gap of 
supply and demand. 
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Housing Renewals 
 
Torfaen currently has 4 declared Neighbourhood Renewal Areas; Pontypool, Garndiffaith 
and Varteg, Forgeside, Northville and Southville. These communities were selected 
following evidence gathering and a Neighbourhood Renewal Assessment, which identified 
these areas as having high levels of deprivation and poor property conditions within the 
private sector.   
 
The work of the housing renewal service is vital in assisting home owners who are living in 
poor quality housing, which they are struggling to maintain to a reasonable standard. 
However, due to the current financial climate and associated pressures, the level of funding 
for renewal areas in Torfaen has been decreasing every year for the last three years. 
 

  2009/10 2010/11 2011/12 

Specific Capital Grant £1,600,000 £1,400,000 £925,000 

 
Pressures 

 Capital Allocation to Neighbourhood Renewal Areas is decreasing due to the 
changing emphasis on Government supported capital programmes across both 
Central and Welsh Governments. 

 The Council has competing pressures for capital schemes. Capital pressure means a 
very limited use of Torfaen Renovation Grants. 

 336 applicants were waiting for a Torfaen Renovation Grant in 2010/11. 

 Demand for assistance is likely to continue to increase due to the uncertain 
economic pressures within the UK and people’s financial inability to maintain their 
homes. 

 A changing emphasis from the Welsh Government away from the current grant 
system to a system of targeted loans schemes to help owners maintain their homes. 

 
Supporting People 
 
As a result of effective strategic planning, commissioning and financial management 
arrangements, the Supporting People team administer the Supporting People Programme. 
The programme provides essential housing related support and supported housing to the 
most vulnerable people in our communities, enabling them to maximise, maintain and 
sustain their independence through a wide range of services and projects.   
 
Housing related support offers a preventative solution and a cost effective alternative to 
intervention by statutory services. Research suggests that every £1 spent on housing 
related support creates a saving of £1.68 to the public purse. The programme supports the 
achievement of a range of positive outcomes for individuals and communities. 
 
The programme in Torfaen is committed to: 

 The delivery of a range of services to cater for the diverse needs of vulnerable groups in 
Torfaen. 
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 Ensuring that the Supporting People Programme in Torfaen is equipped to respond to 
the programme of public sector cuts and uncertain economic conditions. 

 Developing collaborative approaches with stakeholders, working across boundaries and 
sectors where appropriate. 

 Contributing to the development of national policy and remaining responsive to the 
changing political environment.  

 Promoting creativity and innovation in the commissioning of housing related support 
services. 

 

  2008/09 2009/10 2010/11 

Supporting People Grant & Supporting 
People Revenue Grant 

£3,485,149.00 £3,580,990.00 £3,678,724.00 

The number of units of support funded by 
supporting people 

2,595 2,711 2,787 

The number of people supported through 
the supporting people programme 

3,087 3,716 3,856 

 
The Aylward Review, a Welsh Government review of the Supporting People Programme in 
Wales, whilst commending the programme as providing value for money and much needed 
preventative and effective services, has also made a series of recommendations intended to 
simplify the administration and focus on the outcomes for users of Supporting People 
services. 
 
Pressures 

 The recession and changes to the welfare and benefits system has increased the 
demand for Supporting People services and this is set to increase further. 

 The impact of the UK government public spending policy has reduced current budgets 
and further cuts are indicated. 

 The recommendations emerging from the Aylward review will impact on the distribution 
and nature of Supporting People funding across Wales, alongside considerable change to 
the future governance and administrative arrangements of the Programme. 

 

Housing Strategy and Enabling 
 
The team is responsible for co-ordinating the delivery of the objectives set out in the Local 
Housing Strategy, with the main focus being around increasing the supply of good quality 
affordable homes and securing the investment to deliver sustainable products.  
 
As enablers, we work in close partnership with internal departments and external 
organisations that are responsible for delivering housing and housing-related services. The 
team are responsible for ensuring robust evidence sources are maintained, to enable a 
range of suitable housing products to be offered and an appropriate housing options service 
to be delivered. 
 
One of the key challenges that face the Local Authority is the need to increase the supply of 
Affordable Housing.  This will be achieved through various mechanisms including the 
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delivery of new houses, bringing empty properties back into use, and creating opportunities 
to increase supply and improve quality within the private rented sector.  
 
Delivery of new affordable housing is becoming more difficult in the current financial 
climate.  Innovative and creative methods of delivering more for less are required. Greater 
pressure is being placed on the Local Authority to deliver good quality affordable homes, 
whilst providing a variety of tenure options for individuals.  The limited availability of Social 
Housing Grant, which contributes to the development of affordable homes, will impact 
significantly on delivery.   
 

  2008/09 2009/10 2010/11 

Social Housing Grant £6,749,000.00 £3,059,000.00 £1,306,000.00 

 
Current statistics 

 262 residential and 400 commercial properties were empty in March 2011.  

 131 empty properties were re-occupied during 2010/11. 

 513 people were on the Help2Own waiting list during 2010/11. 

 54 people were successfully re-housed through Help2Own during 2010/11. 
 

Pressures 

 Housing investment in affordable housing is forecasted to be significantly reduced 
over the coming years which will result in difficult decisions having to be made. For 
example: 

 Should the focus be on producing more affordable homes at existing 
standards, or producing a reduced number to a higher energy efficiency 
level? 
 

 The difficult financial climate and the proposed welfare reform changes indicate that 

there will be an increase in the demand for affordable housing.    

 Expanding the range of tenure options for the intermediate market, whilst 

maintaining the statutory priority of assisting those who are at greatest risk 

of homelessness, will need to be addressed. 

 Recognising the potential increase in the number of residential and 

commercial properties becoming empty. 

 

 Implementation of the Community Infrastructure Levy (CIL) could have a significant 
impact on the delivery of affordable housing through the planning system.  There is 
uncertainty at the moment as to whether or not affordable housing will be 
incorporated into the CIL as this is the subject of a current consultation on the CIL 
Regulations. Should this happen, then it will become the responsibility of the Council 
to prioritise expenditure from the list of agreed infrastructure projects.  However, as 
the Levy is not required to be apportioned to a particular project, there is the risk 
that other infrastructure projects may be considered to have a greater priority than 
affordable housing.  If affordable housing is excluded from the CIL, there is a risk that 
after the Levy has been paid there will be reduced sources of income available for 
affordable housing, especially on less viable sites.  
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4. Living in Torfaen 

 

 Torfaen is the most easterly of the South Wales Valleys; it has a population of 
90,533, of which approximately one in five are over 65 years of age. 

 Torfaen has an estimated housing stock of 39,500 dwellings. The majority are private 
sector properties (75%), but Torfaen has proportionately the second largest social 
housing stock in Wales (25%).  

 Torfaen comprises 24 wards (See Appendix 4) and has three main urban centres; 
Cwmbran, Pontypool and Blaenavon. These towns form three very distinct areas and 
significant differences exist between them. 

 The average price of property within Torfaen is £109,838 (August 2011) 

 The average income of residents within Torfaen is £29, 037, just below the Welsh 
average of £30, 906. (See Appendix 5 for map of earnings in Torfaen) 

 There are high levels of deprivation in parts of Torfaen, with 4 of the boroughs Lower 
Super Output Areas (LSOAs)1 being ranked in the top 10% most deprived in Wales 
and 10 being ranked in the top 20% (Welsh Index of Multiple Deprivation 2011). (See 
Appendix 6 for map of deprivation in Torfaen) 
 

North Torfaen 
 The average price of a property in this area is £99,698 (Blaenavon ward). 
 The average income is £23,905 (Blaenavon ward). 
 The North of the borough has more empty properties than other parts of Torfaen.  
 5 LSOAs are ranked in the top 20% most deprived areas in Wales. 
 Over 40% of properties in the North of Torfaen were built before 1919. 

 
Mid Torfaen 

 The average price of a property in this area is £159,000 (Wainfelin ward). 
 The average income is £30,863 (Wainfelin ward). 
 1 LSOA is ranked in the top 20% most deprived areas in Wales. 
 Nearly 40% of properties in the Pontypool area were built before 1919. 

 
South Torfaen  

 5 LSOAs are ranked in the top 20% most deprived areas in Wales, the majority being 
in the North of Cwmbran. 

 Nearly 50% of properties in the Cwmbran area were built after 1965.  
 
However within South Torfaen significant differences exist between the North of Cwmbran 
and the South, which is reflected in the average incomes and average property prices.    
North Cwmbran 

 The average price of a property in this area is £113,828 (Fairwater ward). 
 The average income is £32, 823 (Fairwater ward). 

 
South Cwmbran 

 The average price of a property in this area is £252,885 (Llanyravon ward). 
 The average income is £40,690 (Llanyravon ward). 

                                                           
1An area of approximately 1500 people which is used to measure deprivation 
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Challenges        

 
Property Condition 
In the social sector, it is anticipated that by 2013/14, 5 of the 7 Registered Social Landlords 
operating within Torfaen will have brought their houses up to WHQS. (See Appendix 7 & 8)  

 
However, within the private sector, the situation is more acute and robust evidence based 
information from the Private Sector Stock Condition Survey commissioned by Torfaen, has 
identified some key challenges: 
 

Welsh Housing Quality Standard (WHQS) 

 28,000 (96.7%) of the private sector dwellings in Torfaen can be classified as failing 
the WHQS.   

 The most common reason for failure of the WHQS is dwellings not being safe and 
secure. 

 The overall cost to rectify WHQS failures alone in the private sector is estimated to be 
£236.9 million (£8,400 per dwelling). (See Appendix 9 for a full breakdown of costs) 

 
Disabled Adaptations 

 Approximately 4,800 private sector households (16.6%) have a disabled resident.   

 The provision of adaptations for disabled residents is mandatory and Local 
Authorities need to consider this when assigning budgets to housing provision. 

 There is a strong association between disability and income, with 36% of households 
with a disabled resident having a household income below £10,000 per annum, 
compared with 12% where there is no one with a disability.  

 The total cost of all adaptations that could potentially be fitted to benefit residents 
with a disability is just under £8.6 million (£4.6 million with means testing).  
(See Appendix 10 for a full breakdown of costs) 

 
Housing Health and Safety Rating System (See Glossary) 

 4,600 private sector dwellings (15.9%) were estimated to have at least one Category 
1 Hazard, the highest rates being associated with pre-1919 dwellings, converted flats 
and the private rented sector.   

 The total cost of remedial works to deal with a Category 1 hazard alone is £16.9 
million (£3,700 per dwelling). If a more comprehensive standard were adopted, the 
costs would be £73.1 million (£15,900 per dwelling). 

 The most common cause of a Category 1 Hazard was falling on stairs. 
 
Inadequate heating and energy efficiency 

 The average SAP (Standard Assessment Procedure) rating for a private sector 
dwelling in Torfaen was 58 (target SAP is a minimum of 65). (See Appendix 11 for a  full 
breakdown of SAP ratings across all housing tenures) 

 660 dwellings (2.3%) had a SAP of less than 30 and 2,500 (8.6%) dwellings were in 
fuel poverty. 

 The total cost of energy efficiency improvements alone to dwellings in fuel poverty in 
the owner-occupied sector is just under £2.8 million (£1,500 per dwelling). 

 In the private rented sector, it is just over £1.3 million (£2,200 per dwelling). 
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Evidence Base 
The Local Housing Market Assessment, which identifies the level of housing need across all 
tenures, identified the following additional housing requirements: 

 Torfaen’s specific overall housing requirement for new dwellings across all tenures 
for the 5 year period (2010-15) is 2156.  49% market housing, 35% socially rented 
with the remaining 16% being intermediate (49:35:16). As the Local Housing Market 
Assessment was undertaken on a sub regional basis with Newport City Council and 
Monmouthshire County Borough Council, the sub regional target was 68% market 
housing, 28% socially rented and 4 % intermediate. 

 Further to stakeholder debate, consideration of priority needs identified by the 
Common Housing Register, the resources of those with intermediate need and 
viability testing, the Council’s affordable housing target has been formally adopted 
as 70% social rented and 30% intermediate provision. 

 Approximately 220 new affordable dwellings are required each year between 2010 
and 2015. 

 
Viability Study 

 The Affordable Housing Viability Study and work carried out in preparing this 
document provides evidence for the Torfaen Affordable Housing Delivery Statement, 
Supplementary Planning Guidance and the emerging affordable housing policy 
contained in the Deposit Torfaen LDP.  

 The study sets out the most ambitious yet achievable and viable target(s) and 
threshold(s) for affordable housing, which fully reflect the availability of a range of 

 finance for affordable housing and reflects priority infrastructure needs. 

 4 distinct housing sub-market areas were assessed and the viable percentage of 
affordable housing thresholds were identified: 
 

o Afon Llwyd & Blaenavon   10% 
o Pontypool     25% 
o Cwmbran West & North   20% 
o Cwmbran South & East   30% 
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5. Consultation & Resident Engagement 
 
To determine the housing priorities of Torfaen residents, extensive consultation was 
undertaken with a wide cross section of the community.  A report and outcomes paper was 
produced following an evidence day held with key stakeholders and partners, and a short 
consultation questionnaire was produced for residents to complete.  

 
Residents from different parts of the community participated in the consultation process. 
The following table highlights the top 8 housing priorities identified by these residents. 
 

Housing Priorities 

 

Challenges for Torfaen 
 
A number of key housing challenges currently face Torfaen, which can be met by focussing 
on the following themes: 

 Ensuring up to date research is available and developing a robust evidence base. 

 Improving the condition of new and existing homes in both the private and social 
sectors. 

 Increasing the supply of affordable housing across a range of tenures.  

 Providing better services to support Torfaen residents maintain their homes. 

 Capitalising on the additional benefits that housing brings to an area. 
 

(A full breakdown of the consultation results is available in Appendix 12) 
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6. Research and Development 
 
To successfully plan for future housing requirements, it is vital to have robust evidence that 
provides accurate and up to date information that can effectively identify levels of housing 
need in Torfaen. Investing in housing research and development will ensure that the right 
type of housing is provided in the right location. 
 
Recently commissioned research projects have included an affordable warmth review for 
the private rented sector and privately owned properties, as well as a literature review of 
the Homeseeker scheme. Robust evidence gathering also supports the opportunity to 
develop, launch and monitor specific projects i.e. energy efficiency funding, affordable 
housing viability, Gwent matrix and local and national performance indicators. 
 
Performance improvement and outcomes monitoring are becoming required elements 
across all Housing Services.  Without clear indicators of performance it is difficult to know if 
the service is improving and achieving the desired objectives. 
 
Where we want to be 

 Sharing information with partners and colleagues effectively within Torfaen. 

 Having robust policy procedures in place. 

 Having a consistent regional approach for evidence gathering. 

 Monitoring housing performance and outcomes across the borough. 
 

How we will achieve this 

 Develop collaborative approaches for the gathering and dissemination of 
information. 

 Collate and maintain data on a regular basis to inform housing policy. 

 Attend, lead, and proactively influence relevant forums to share and gather 
information and best practice.  

 Continue to collate and submit Welsh Government performance indicators and 
monitor the LHS action plan. 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

Torfaen Homes is a new 

website site that provides 

information on a wide range 

of housing issues. 

It enables people to self 

assess their housing 

needs and identify the 

most suitable solutions. 
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7. Improving existing homes and communities 
 
Improving and maintaining existing homes and communities is vital in helping to make 
Torfaen a place where people want to live and work. A person’s needs will change and 
develop at different points in their lives, but a safe, warm and secure home will always be 
necessary. To ensure homes are suitable, additional support, adaptations or improvement 
work may be required to enable residents to live independently for longer. However, with 
the reduction of available resources, the need to make effective use of existing assets has 
become more important than ever.  
 
It is essential that all housing, regardless of tenure, meets recommended standards e.g. 
Welsh Housing Quality Standard for public sector housing and that all sectors are energy 
efficient, safe and secure.  This will not only assist individual households, but have wider 
community benefits in terms of improved regeneration, health and wellbeing and 
educational attainments. 
 
Where we want to be 

 Improving and maintaining the quality of all social housing to the Welsh Housing 
Quality Standard by 2012/13. 

 Improving the quality and standard of private sector housing through 
Neighbourhood Renewal Area investment. 

 Making best use of unoccupied homes and delivering the aims and objectives of the 
Empty Property Strategy. 

 Delivering the aims and objectives of the Affordable Warmth Strategy to reduce fuel 
poverty and energy inefficiency across households. 

 Maximising and making use of investment and funding opportunities e.g. Arbed 2. 
 
How we will achieve this 

 Oversee and monitor the delivery of the Welsh Housing Quality Standard. 

 Maximise and make best use of Specific Capital Grant and explore other funding 
opportunities. 

 Implement and monitor the Empty Hopes Initiative. 

 Bring forward empty property loans to reduce social and environmental issues 
within the community. 

 Work with key partners and 
organisations to maximise 
opportunities for improving existing 
homes and communities. 

 Play a key role in the monitoring of 
the Affordable Warmth Strategy and 
the Empty Property Strategy. 

 Work with private sector landlords 
to ensure the standards of their 
properties are raised. 

 Feed into the delivery of local 
Regeneration initiatives. 

Improvement works were carried out at local bakery, 
‘Bread of Heaven,’ as part of the work of the 
Pontypool Neighbourhood Renewal Area.  
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8. Increasing supply 
 
The Local Housing Market Assessment identified an unquestionable need for more 
affordable and intermediate housing options. A crucial role of the Local Housing Strategy 
will be to ensure that appropriate mechanisms are in place to guarantee the delivery of 
more housing of the right type and in the right location. 
 
The demand for more affordable housing has been exaggerated by changes in the economic 
climate. More people are now privately renting or seeking intermediate housing options, 
because their economic circumstances have prevented them from accessing the owner 
occupied sector without additional help. 
 
Where we want to be 

 Increasing the amount of affordable housing. 

 Increasing the level of private sector investment. 

 Increasing the range of housing products available to suit people at different stages 
of their lives. 

 Maximising Section 106 agreements and planning gain opportunities. 

 Working collaboratively with key partners to increase supply. 
 
How we will achieve this 

 To work in partnership to maximise the opportunities for the delivery of affordable 
housing through an annual investment programme for Social Housing Grant. 

 To expand the Help2Own scheme. 

 To introduce a Help2Rent scheme. 

 To bring forward Empty Property Loans. 

 To work in partnership with Forward Planning and Development Control to maximise 
opportunities for affordable housing through Supplementary Planning Guidance. 

 To engage with private sector landlords to increase the availability of high quality 
rented properties. 

 To work with key internal and external organisations and partners to bring forward 
land for the provision of affordable housing. 

 To make use of existing land by working in collaboration with the Welsh 
Government, Welsh Health Estates, the 
Local Authority and other organisations 
to ensure access to land and deliver 
the best possible outcomes. 

 To further develop the Strategic 
Housing Forum to maximise 
opportunities to improve services. 

 To identify and maximise all avenues of 
investment opportunities and funding 
options.  

 To review and make more creative use 
of existing stock to meet emerging 
needs. 

Blenheim Square development secured approximately 
£1.5 million private finance and £456,039 Social 
Housing Grant investment to deliver 51 new homes;    
14 were ‘affordable.’ 
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9. Services to support Torfaen residents now and in the future  
 
Residents of Torfaen often need advice and support in accessing and managing a home, at 
different stages of their lives, to ensure that they maintain their home and independence. It 
is important that these services are readily available, easy to access, and meet the specific 
needs and requirements of residents. Torfaen is particularly keen to ensure that housing 
advice and support is accessible to diverse communities and individuals with specific needs.  
 
Torfaen is committed to delivering housing services that reflect the needs of the community 
and ensuring that residents are encouraged to have a greater say in how services are 
developed. During the consultation process for this strategy, steps were taken to ensure 
that residents from all walks of life were given the opportunity to identify their housing 
priorities.  
 
Where we want to be 

 People in Torfaen live independently through the provision of accessible housing 
related support services. 

 People have a choice of suitable housing in an area where they would ideally want to 
live. 

 Residents have access to good quality support, advice and information about 
available housing services and products. 

 Services are fully accessible to all residents and take account of individual needs and 
circumstances.  

 Housing related support is provided to the most vulnerable and disadvantaged, who 
are either at risk, or have lost their home. 

 
How we will achieve this 

 Review the Homeseeker Policy and related services to ensure that it is accessible to 
everyone, is easy to understand and assists people to access appropriate housing. 

 Continue to work with housing partners to develop alternative housing solutions for 
all residents e.g. options for young people to remain in the area, help for older 
people to downsize and potential shared living schemes. 

 Understand the needs of 

vulnerable people in Torfaen and 

implement the Supporting 

People Strategy. 

 Adopt an inclusive framework for 
the planning and commissioning 
of services. 

 Ensure housing services are 
efficient, effective and offer 
good value for money. 

 Place the service user at the 
heart of the Supporting People 
programme. 

 

In 2010, a partnership approach between Housing 

Strategy, Supporting People, TYPPS and the Seren 

Group successfully worked together to deliver 

Torfaen’s first 24hr supported housing project for 

vulnerable people with support needs. 
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10. The benefits of action on housing 
 
The importance of housing cannot be overstated; it not only fulfills a basic human need for 
shelter, but contributes significantly to improving health, wellbeing, educational attainment 
and the economy. Housing supports many wider strategic agendas and is a key factor in the 
creation of balanced and sustainable communities. 
 
The work of the strategic housing function has led to a number of additional benefits for 
Torfaen. New developments have created training and employment opportunities, skills 
development and economic growth, resulting in sustainable benefits for the area.   
 
Where we want to be 

 To be key partners in the delivery of the wider Torfaen Strategies (Health, Social Care 
and Wellbeing Strategy, Children and Young Person’s Plan, Older Person’s Strategy, 
Community Strategy, Corporate Plan and the Local Development Plan). 

 To increase opportunities for employment in the Local Authority.  

 To increase the opportunities for training, development and apprenticeships. 

 To allow more people to live independently within the community. 

 For housing services and products to be sustainable and delivering positive 
outcomes. 

 
How we will achieve this 

 To actively contribute to the relevant forums for the various Torfaen Strategies.  

 To work with key development partners to maximise the opportunities for 
employment and training, advocating the use of local supply chains and 
procurement frameworks, and the production of annual investment programmes. 

 Improve access to financial inclusion advice and information to help reduce poverty.  

 Improve property conditions, which can contribute to poor levels of health. 

 Undertake area based housing renewal improvements in areas of deprivation to 
enhance the condition of properties and increase security, reduce crime and boost 
local areas and economies.   

 Improve the energy efficiency of 
properties to reduce fuel 
poverty and improve general 
health and wellbeing. 

 To monitor the impacts of 
housing services and 
undertake benefits realisation. 

 
 
 

 

 

 

The work at Pentwyn 

led to the creation of 

8 apprenticeships 

and the installation 

of 35 computers in 

homes. 

A nature conservation 

area was developed and 

work was carried out with 

the local cricket team 

around membership and 

play facilities. 
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Conclusion 
 
The Local Housing Strategy forms the basis for the development and delivery of housing 
services in Torfaen over the next five years and will be regularly monitored and evaluated to 
track its progress.  
 
The actions identified in the strategy will be delivered through an annual action plan, which 
will set out specific measurable outcomes to determine how each objective will be achieved 
and who is responsible for it.  
 
The action plan will be reviewed annually, and key actions for the following year determined 
through consultation with stakeholders and housing partners. Overseeing, monitoring and 
reviewing the action plan will be the responsibility of the Strategic Housing Forum.  
 
Through the implementation of an annual action plan, sufficient opportunity exists for the 
strategy to change and adapt to the shifting environment in which housing is currently 
situated. This will ensure that the strategy continues to reflect the needs and requirements 
of residents within the Borough and can work towards achieving them. 
 
  

 
Melin Development 
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Appendix 3 – Local Service Board Shared Outcomes 

 Torfaen has a healthy population with a good quality of life 
 People in Torfaen are safe 
 People in Torfaen are educated for life 
 People in Torfaen enjoy a prosperous economy 
 People in Torfaen live in quality affordable homes 
 People in Torfaen live in clean, green, sustainable communities 
 Frail people in Torfaen are happily independent 

 
 
 
Appendix 4 – Torfaen Wards 
 

Blaenavon Abersychan Pontnewynydd Snatchwood 

Trevethin Wainfelin Brynwern Pontypool 

St Cadocs/Penygarn New Inn Cwmynyscoy Panteg 

Upper Cwmbran Pontnewydd Croesyceiliog North Greenmeadow 

St Dials Fairwater Coed Eva Two Locks & Henllys 

Llantarnam Croesyceiliog South Llanyravon North Llanyravon South 

Appendix 2 – Regional Networking 
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Appendix 5 – Average Incomes in Torfaen 
 

 
 
 
 
 
 
 
 
 
 

 
 
 
 
 
 
 
 

Paycheck data from CACI 

 
 
Appendix 6 – Levels of deprivation in Torfaen 

 
Welsh Index of Multiple Deprivation 2011 
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Appendix 7 – Welsh Housing Quality Standard requirements 

To meet this standard housing must be:  
 In a good state of repair;  
 Safe and secure;  
 Adequately heated, fuel efficient and well insulated;  
 Contain up to date kitchens and bathrooms;  
 Well managed (for rented housing);  
 Located in attractive and safe environments;  
 As far as possible suit the specific requirements of the household (e.g. specific 

disabilities). 
 
 
Appendix 8 - Projected Achievement of WHQS by Individual Landlords 
 

 
Measuring progress in improving social housing in Wales March 2011 

 
Appendix 9 – Breakdown of costs to achieve Welsh Housing Quality Standard in the 
private sector in Torfaen 
 

 

Category Total cost to remedy 

(£ million) 

Average Cost Per 

Dwelling 

(£) 

1. In a good state of repair  £14.7  £5,800  

2. Not safe and secure  £136.1  £4,700  

3. Inadequate heating/insulation  £41.0  £1,800  

4. Non modern kitchen/bathroom  £23.1  £1,800  

5. Poor management  £1.3  £300  

6. Poor environment  £12.4  £1,200  

7. Does not meet specific needs (adaptations)  £8.3  £4,600  

Total  £236.9  £8,400  

        Private Sector Stock Condition Survey 
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Appendix 10 – Breakdown of Disabled Adaptations costs 
 

Adaptations Adaptations* Adaptations Cost Cost after means testing 

Straight stair lift 320 £972,000 £544,000 

Curved stair lift 80 £787,000 £118,000 

Ramps 60 £148,000 £96,000 

Through floor lift 40 £409,000 £205,000 

Grab/hand rails 1,080 £538,000 £321,000 

Redesigned kitchen 90 £542,000 £231,000 

Redesigned WC 570 £1,418,000 £843,000 

Redesigned bath 680 £3,390,000 £2,041,000 

Door answer 60 £177,000 £58,000 

Emergency alarms 170 £171,000 £106,000 

Total 3,150 £8,552,000 £4,563,000 
        Private Sector Stock Condition Survey 
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The following ranking has been formed from collating the WAG fuel poverty indicator with data assembled by Torfaen Council and mapped on GIS, including: 

Average SAP ratings, number of benefit claimants, number of persons aged over 70, and the number of hard to treat properties. 

 

Rank Ward 

Total 
Residential 
Properties 

(ONS) 

% Private 
Residential 
Properties 

(ONS) 

Fuel Poverty 
Indicator for all 

tenures  
(Welsh Government) 

Average SAP 
Private 

Properties  
(HEES, Warm Wales 

& PSSCS data) 

Average SAP 
Housing 

Association  
(Bron Afon/HEES)  

% of Benefit 
Claimants 

(NOMIS) 

% Over 70 
(Hometrack) 

% of 
properties 
which are 

‘hard to treat’** 
(HEES) 

1 Snatchwood 859 70% 14.8-16.1% 45 70 26.4% 13.9% 55% 

2 Blaenavon  2552 70% 16.2-17.9 % 47 70 23.8% 13.8% 66% 

3 Pontnewynydd 644 86% 14.8-16.1% 40 68 23.1% 11.4% 57% 

4 Brynwern 829 70% 14.8-16.1% 46 76 25.9% 12.6% 36% 

5 Panteg 2851 84% 16.2-17.9% 55 67 14.5% 13.5% 43% 

6 Wainfelin 954 87% 14.8-16.1% 47  19.3% 9.8% 67% 

7 Pontypool 754 80% 13.5-14.7% 53 72 21% 14.4% 57% 

8 Abersychan  2761 71% 16.2-17.9% 59 69 24.9% 11.5% 42% 

9 Llantarnam 2061 72% 8.4-14.7% 56 69 21.2% 19.2% 24% 

10 St. Dials 1705 61% 10-14.7% 55 67 25.6% 12.2% 12% 

11 Cwmynyscoy 532 72% 12.4-13.4% 49 75 31.7% 12.1% 40% 

12 Pontnewydd 2652 65% 10-13.4% 52 64 24.8% 14.1% 19% 

13 St. Cadocs and 
Penygarn 

617 65% 10-11.1% 43 61 16.6% 12.7% 20% 

14 Trevethin 1440 52% 10-11.1% 47 69 33.7% 6.7% 13% 

15 Croesyceiliog 
South 

805 84% 10-11.1% 57 66 11.6% 24.7% 11% 

16 Llanyrafon North 912 82% 10-11.1% 53 65 15.5% 18.7% 7% 

17 Croesyceiliog  
North 

1528 78% 8.4-11.1% 57 64 17.2% 16.7% 10% 

18 Llanyrafon South 1067 94% 2.8-11.1% 57 77 10.4% 16.6% 16% 

19 Upper Cwmbran 2237 62% 8.4-9.9% 55 67 24.1% 8.2% 8% 

20 New Inn 2658 87% 2.8-11.1% 59 73 12.6% 13% 8% 

21 Fairwater 2146 74% 2.8-9.9% 61 67 18.4% 7.2% 6% 

22 Greenmeadow 1530 65% 2.8-8.3% 56 69 19.9% 3.7% 6% 

23 Two Locks 2579 75% 2.8-8.3% 55 62 16% 8.3% 10% 

24 Coed Eva 899 75% 2.8-8.3% 58 68 15.4% 6% 5% 

     Average = 50 Average = 66    

The above rankings take into consideration data collected from houses across tenure 

* Residents who are in receipt of a means tested benefit or over 70 years of age are more likely to live in fuel poverty. Benefits in the above table include those who are of working age and claiming one or more of 

the following benefits: bereavement benefit, carer's allowance, disability living allowance, ESA and incapacity benefit, severe disablement allowance, income support, job seeker's allowance, and widow's benefit. Not 

including: child tax credit, state pension credit, council tax benefit, and housing benefit 

** Hard to treat households is a term used to define households that cannot accommodate staple energy efficiency measures, such as, solid walled houses or houses which are off the main gas grid. These houses 

are often inhabited with fuel poor residents. 

Priority ranking of wards most vulnerable to Fuel Poverty in Torfaen Appendix 11 – SAP Ratings by Ward 



 

30 
 

0 20 40 60 80 100 120 140 160 180 200

Number of Respondents

Bring empty properties back into use

More affordable housing

More assistance for first time buyers

Improved community safety

Tackle fuel poverty and energy efficiency

More adaptations to properties

Financial advice to help residents stay in their homes

Reduce overcrowding

Improve the conditions of private properties

Tackle under occupancy

Support people to live at home more independently

More intermediate rental properties

More housing options for older persons

More access to private rented properties

Other
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Appendix 12 – Consultation results 
 

* 377 residents participated in this consultation 
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Glossary 
 

Affordable Housing 
Schemes to meet the needs of households unable to access housing on the open market  
 

Anti-Social Behaviour 
Behaviour that negatively effects a person(s) or communities enjoyment of their local area 
 

Aylward Review 
An independent review of the Supporting People programme in Wales 
 

Category 1 Hazard 
A serious hazard that a Local Authority must take action to rectify 
 

Choice Based Lettings 
A scheme for the allocation of social housing, that provides the applicant with a choice of 
which property they are interested in renting 
 

Disabled Facilities Grant 
Government funding provided to Local Authorities to provide adaptations and services to 
disabled residents, enabling them to stay in their own homes for longer 
 

Demographics 
The characteristics of a population e.g. age, gender, ethnicity  
 

Energy Efficiency 
Advice and products that can help make a property more energy efficient 
 

Essex Review 
A report commissioned by the Welsh Government on Affordable Housing delivery in Wales 
 

Financial Inclusion 
Helping people gain the skills and confidence to manage their money and reduce their debts  
 

Fuel Poverty 
When a household cannot afford to keep their home warm at a reasonable cost (when they 
spend over 10% of their income on energy costs)  
 

Help2Own 
A Torfaen Council Scheme designed to help households access the owner occupied sector 
 

Homeseeker 
The common housing register for the allocation of social housing within Torfaen  
 

Housing Associations 
Organisations that provide social housing at affordable rents on a not for profit basis (also 
known as Registered Social Landlords)  
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Housing Bill (Wales) 
A proposed piece of legislation for housing in Wales that will include proposals to tackle 

Wales’s most prominent housing problems 

Housing Health and Safety Rating System 
A risk assessment tool used to assess potential risks to the health and safety of occupants in 
residential properties in England and Wales 
 

Local Development Plan 
A long-term strategic planning document guiding the development and use of land within a 
specific Welsh Local Authority Area 
 

Local Housing Market Assessment 
A detailed study of a district and/or region that gives detailed information on the present 
and future housing need 
 

Local Strategic Partnership 
An umbrella organisation made up of Council’s, Registered Social Landlord’s, voluntary 
groups and private sector groups to improve equality of life in communities 
 

Local Service Board 
Leaders of local public and third sector organisations come together to take collective action 
to ensure public services are effective and citizen focussed 
 

Lower Super Output Areas 
An area of approximately 1500 people which is used to measure deprivation 
 

Neighbourhood Renewal Area 
Renewal areas improve housing and living conditions in specific areas and tackle a wide 
range of related environmental and socio-economic conditions 
 

Neighbourhood Renewal Assessment 
An assessment of an area prior to undertaking regeneration or renewal work 
 

One Wales 
An agreement between Plaid Cymru and the Labour Party during their joint Governance of 
Wales between 2007 and 2011  
 

Private Sector Stock Condition Survey 
A review of the condition of private sector properties in an area 
 

Registered Social Landlord 
Organisations that provide social housing at affordable rents on a not for profit basis (also 
known as Housing Associations)  
 

Shared Ownership  
Purchasing part of a property through a Registered Social Landlord or the Council  
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Simpson Review 
A review of local authority service delivery 
 

Social Housing Grant 
A grant given to Registered Social Landlords by the Welsh Government to provide housing 
for rent or low cost home ownership that meets local needs and priorities  
 

Specific Capital Grant 
A Welsh Government grant given to Local Authorities to finance work undertaken in 
Neighbourhood Renewal Areas 
 

Standard Assessment Procedure (SAP) 
The recommended method for measuring the energy efficiency of properties 
 

Supporting People 
A Government programme, introduced to fund and co-ordinate the provision of housing 
related support to vulnerable groups  
 

Sustainable Communities 
Communities that meet the needs of existing and future residents and provide opportunity 
and choice in areas such as housing, health, education and jobs 
 

Tenure 
The financial arrangements under which someone has the right to live in a property e.g., owner-
occupied, private rented and social rented 
 

TYPSS (Torfaen Young Peoples Support Service) 
A Multi-Agency/Multi-Disciplinary service which takes a holistic approach to meeting the 
needs of vulnerable young people aged 16 to 21 
 

Welfare Benefit Reform 
A reform of the current benefit system to help people progress into work 
 

Welsh Housing Quality Standard 
A standard to which the Welsh Government requires all social landlords to improve their 
properties by 2012 
 

Welsh Index of Multiple Deprivation 
The official measure of deprivation in Wales 
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