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Tell us your views

Welcome to the consultation draft of the Clackmannanshire Housing Strategy (CHS).

This outlines the housing issues we think are most important for the Council and it's
partners to tackle over the next 5 years. It covers all housing tenures.

This is your opportunity to tell us what you think the key housing issues are.

How can you respond to the Draft Strategy?

There are a number of ways you can respond to the consultative draft strategy:-

Complete the questions at the end of this document and return them to any
Council office or post (no stamp needed) to:

Housing Strategy & Research
Housing & Advice Services
Clackmannanshire Council
FREEPOST SC02692

Alloa

FK10 1BR

Complete the online questionnaire at http://www.clacksweb.org.uk/housing/home/

Come along to various events in May and June, watch local press and website for
details.

All responses will be anonymous and will be used to help shape the final
consultation Strategy.

Deadline for responses is 29 June 2012.
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Clackmannanshire Council through
consultation with key partners is
working on a new Clackmannanshire
Housing Strategy to cover the 5

year period from 2012 -2017. The
Housing (Scotland) Act 2001 requires
all councils to have a Local Housing
Strategy. The purpose of this
strategy is to identify and tackle key
priorities for housing.

Firm evidence is an essential
foundation for any Local Housing
Strategy and a full assessment of
current and future housing need

has been carried out in the Housing
Need and Demand Assessment
(HNDA) 2011. This sets out the
requirements for both affordable
and market housing over the next 10
years.

Further evidence has been gathered
by public and private sector stock
condition surveys. Together, these
paint a picture of the physical quality
of our housing stock.

Future Housing Policy

Housing is, however, more than
bricks and mortar. Housing is central
to economic growth, it shapes
communities and good housing is
fundamental to quality of life. The
Clackmannanshire Housing Strategy
has two distinct goals:

- creating an effective housing
system, and;

« tackling social justice issues, such
as the effects of poverty, age and
disadvantage.

Introduction

Itis a challenging time to shape
future housing policy with several
factors having a major influence:

« the decline in mortgage lending

« restricted borrowing for
construction

+ reductions in public subsidy
. steep energy efficiency targets
+ wider financial recession

For individuals, the challenges are
also many, including the cost of
housing, rising utility prices, benefit
reform and the effects of an ageing
population.

Change of regulation of landlord
services will affect public and private
providers. Factoring legislation and
the develoment of standards within
the Scotitsh Social Housing Charter
will govern how management and
maintenance services are delivered.
In particular, our relationship with
tenants will face tighter regulation in
the next five years.

The Strategy, therefore, is required
to set clear policy objectives for
tackling market failure, as well as
providing housing subsidy and
support to those who need it.




Introduction

Priorities

Consultation with staff and key
partners so far has highlighted 8
priorities for the Strategy and these
are:-

«  Housing supply

+ Best use of existing housing
+ Specialist housing

«  Housing support

+  Homelessness

+  Fuel poverty and energy
efficiency

+ Improving neighbourhoods and
communities

+ Housing investment

Key Strategic Linkages

The Community Planning partners
in Clackmannanshire have set

out their priorities in the Single
Outcome Agreement 2011-12. The
Clackmannanshire Housing Strategy
will contribute to the successful
achievement of seven of the
Council’s priority outcomes:-

« The area has a positive image
and attracts people and
businesses

«  Our communities are more
inclusive and cohesive

. Communities are, and feel, safer

« Ourenvironment is protected
and enhanced

« Vulnerable people and families
are supported

« Healthis improving

«  Our public services are
improving.

In addition to the above, there

are two principal linkages for

the Clackmannanshire Housing
Strategy - those with the Local
Development Plan and those with
Health and Social Care providers.
The Strategy is expected to support
the improvement of community
care services. Shared priorities will
include tackling homelessness,
faster assessment and the integrated
delivery of services.

The emphasis for the
Clackmannanshire Housing Strategy
is to support consolidated planning,
setting clear targets for affordable
housing and consistency of policy
between planning and housing.

The Housing System

The demand for housing continues
to grow as household numbers rise
but the recession has reduced the
volume of new houses being built, as
developers struggle to finance new
housing projects.

The way the housing system works
is influenced by underlying financial
and economic circumstances, of
both households and housing
providers. Household income and
available lending determine housing
choices. As fewer mortgages are
available, households are finding

it more difficult to finance home
ownership and are turning to
alternatives such as private or social
renting.




Introduction

Within the social sector, the
numbers of families on low
incomes and welfare dependent
are increasing. They have no
other housing choices open

to them, so there is increasing
pressure on the housing system
to provide low cost homes for
more people.

What are the main issues
for the housing system in
Clackmannanshire?

+ Lack of available finance for
housing developers, leading
to a major reduction in new
house building.

« Lack of available finance for
individuals, has reduced the
first time buyer market.

- Lack of choice in the market -

especially affordable housing.

- Mismatch of house sizes to
household sizes.

The high volume of larger
houses built during the boom
period 2002 - 2008, increased
the overall proportion of bigger
houses in Clackmannanshire.
This helped the economy
during that time, attracting new
business and spending into the
area. The downside to this shift
in the housing system is that
the stock we have now will not
cater sufficiently for the future
profile of households living in
the area - small households and
older people. Added to this, we
now have a huge shortage of
affordable houses, evidenced by
the HNDA. Affordable Housing,
in the main, is housing made

available at a cost below full market
value.

In order to address this, we need

to provide additional affordable
housing to meet the needs of

the community. Increasing the
supply of smaller housing across

all tenures will help to cater for

the increasing numbers of smaller
households. Providing opportunities
for households to downsize, will
create a’‘churn’in larger housing and
continue to offer suitable homes for
households on higher incomes.

Providing a healthy mix of housing
of different types and tenure will
provide sustainable choices for

all, rather than encouraging home
ownership above all else.

Housing and Poverty

Almost half of all people in

social housing are in low income
households compared to one in
seven in other tenures. This shows
a distinct link between poverty and
social housing.

The recession has had a big impact
on poverty. More people of working
age are unemployed, more young
people are unemployed and more
people are in low paid jobs than
were a decade ago.

Scotland has a higher proportion of
households relying on out of work
benefits, including housing benefit.

Suitable housing is just one of
many essential services that local
authorities need to provide for low
income households. There is a wider
agenda required to tackle poverty

and the causes of poverty, which
will require a corporate partnership
approach to include education,
health and employment services.

Welfare Reform

In 2010, the UK Government
announced that by 2014 - 15, it
would cut £11 billion annually from
the UK’s benefit system.

There is a fear that the current
shortage of affordable housing

will continue to worsen as housing
benefit is cut and tenants find it
more difficult to pay rents. Although
this subject is considered in the
Strategy, there needs to be a more
holistic approach to the possible
effects of these cuts across all
Council services.
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Financial Impact on
Clackmannanshire

The effects of welfare reforms mean
that incomes will be reduced for
many households. More than 3/4

of the claimants of housing benefit
will be affected with annual losses of
hundreds of thousands of pounds.

The impact for the Council and
Housing Associations will be a
reduction in income through
housing benefit and an increase in
the need for support services, as
tenants struggle to maintain their
rent payments.

We may see an increase in the
waiting lists for social housing, as
households find it difficult to afford
private rental properties, or are living
in houses that are bigger than their
family requires.

Consultation on the
Clackmannanshire Housing
Strategy

We have consulted various groups
on the main issues that need to be
addressed through the Strategy.
The information gathered so far has
shaped this consultation paper and
we are now looking to consult more
widely.

Your Views

The Priorities discussed above are
set out in more detail in the paper.
Your views are important and we
welcome feedback on the priorities
discussed.

Questions on each section are

set out in an appendix to this
document. We would appreciate
you completing these questions
and returning to us no later than the
29th June 2012. Alternatively, the
questions can be answered on line
at http://www.clacksweb.org.uk/
housing/home/
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Clackmannanshire needs more
homes to meet the future growing
population and smaller household
sizes. We need to ensure that

we build sufficient additional

new housing that meets our
requirements.

We need to encourage and develop
sustainable choices across all
tenures and promote mixed tenure
communities.

Finances are limited, so we need
to look at new ways of funding
house building, whilst maintaining
high quality and diversity to suit all
households.

The Future Need for Housing

The Housing Need and Demand
Assessment (HNDA) shows that
over the next 10 years we will need
to provide an additional 5,724
properties. Of these, around 4,546
(3/4) require to be ‘affordable’and
1,178 for sale on the open market.

The Structure Plan 3rd Alteration sets
out the housing land requirement for
Clackmannanshire over the period
2006-2017, based on the population
growth strategy. There is capacity
for 402 new affordable homes over
this period, well below the HNDA
requirements. These figures will be
reviewed on an annual basis to track
the impact that this will have on the
future need for affordable housing.

It is expected that backlog housing
need will continue to rise as a result
of the requirements not being met.

High volumes of affordable housing
are unlikely to be provided in the

Priority

Housing Supply

coming years, as house building in
general has fallen, and our affordable
housing programme was around 60
per annum at its peak. This would
suggest that the need for affordable
housing will continue to be greater
than supply over the course of the
CHS and the Local Development
Plan. Reduction in available funding
is a further concern, falling far short
of what is required. We need to
develop new, innovative models of
housing provision in order to fill the
gap left by reduced investment.

Affordable Housing

There is a particular need for both
small and large houses. The social
sector has less than 200 large houses
of 4 or more bedrooms, and we need
more to house families who need
them. The growing numbers of
small, single households (especially
young people) have limited income
and need suitable affordable
housing.

There are very limited public
resources to build these houses.

We must look to planning policy,
council owned land, income from
reduction in council tax discount and
partnerships with private developers
to kick start a programme of
affordable housing. The key is
innovation and flexibility.

Private Housing

New private house building in
Clackmannanshire has reduced 94%
between 2006 and 2010. In the last
year, only 26 new private houses
were completed.

The profile of the private sector is
predominately large, family homes,
meaning there is less choice of
properties for smaller households,
such as first time buyers and older
people. The population is ageing
and households are getting smaller
so there is a shift in the types of
housing needed, and in the private
sector it is difficult for individuals and
developers to access finance. The
Council could intervene to assist by,
for instance, offering deferred land
receipts to developers and mortgage
indemnity to individuals.




Priority

Housing Supply

Key Actions Proposed

«  Maximise the amount of affordable housing for Clackmannanshire
and establish a development programme.

+ Develop the Council’s new build programme to maximum
potential, using our own land, prudential borrowing, rental income
etc.

+  Maximise income from reduction in council tax discounts and use
this money effectively to maximise additional housing, such as
targeting empty homes and council new build.

«  Work with Housing Associations to deliver new affordable housing,
encouraging maximum funding from all sources, such as private
finance and reserves.

« Develop innovative and flexible models for providing cost effective
new housing, such as public/private partnerships, National Housing
Trust, mid market rent, deferred land purchase and self build.

«  Promote and increase shared equity schemes with public funding
or private developer cross subsidy.

+ Develop the Affordable Housing Policy, including policy on
commuted payments.

Outcome

Quality affordable housing is available to all households.

To answer the questions and/or make comments on this section, please
complete and return the attached questionnaire, alternatively an electronic
copy can be completed on-line at http://www.clacksweb.org.uk/housing/
home/
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We need to boost the supply of new
housing, but also use the housing we
already have to maximum effect to
ensure we can cater for the diverse
needs of the growing number of
households.

Housing Mismatch

Household sizes and property sizes
in Clackmannanshire are not evenly
matched. This means that there are
a number of homes under-occupied,
over-crowded or standing empty in
all tenures.

Overcrowding is most acute in

the social sector, with 17% of

all households having a smaller
property than they need. On the
other hand, over 3/4 of all privately
owned households have at least one
more bedroom than they require.
We need smaller properties for open
market sale and larger properties
that are affordable. Addressing the
mismatch will encourage a healthy
‘churn’in the property market, as
households move up and down in
size and also across tenures.

Improved Housing Options

To help meet the need for larger
family homes in the social sector, we
need to encourage households living
in homes which are too big for them
to move to smaller properties.

As the social rented sector has the
biggest problem with overcrowding,
there may be some ways of
addressing this more effectively
through allocation policies, including
the council and partner housing

Priority

Best Use of Existing Housing

associations. We are already working
with partners on a common housing
register.

Giving information and advice on
housing in a person-centred way
aims to allow people choice of
tenure, depending on their own
circumstances. We need a diverse
housing system so that people
have more choice - developing
home ownership options for people
who can afford it in the long term,
improving and using the private
rented sector and developing
‘intermediate’ tenures, such as mid
market rent and shared equity,

for people who have reasonable
incomes but who are unable

to afford the full cost of market
housing.

Empty Homes

Approximately 1.8% (421) of all
properties in Clackmannanshire

in 2011/12 were empty for over 6
months. There is a concentration

in town centres, with over 1/4

of housing in Alloa town centre
being long term empty. Only a
small proportion of Council owned
properties are empty at any one
time, often for major refurbishment
or adaptation.

It is important that owners are
persuaded to bring these properties
back into use. The Council will
reduce council tax discount on
empty homes to encourage this.
This will also bring in income which
will be used for affordable housing.




Priority

Best Use of Existing Housing

Private Renting

The private rented sector has
expanded over recent years and has
an increasingly important role in
providing housing for people who
would previously have looked to the
social sector or home ownership to
meet their needs. We need to look
at ways to help people move into
private renting, through developing
the rent deposit/guarantee scheme,
for example, and continue to work
with private landlords to ensure
that the housing and management
provided is of a high standard.

The Council already works with
private landlords to provide a
number of properties for temporary
accommodation for homeless
households and there is potential,
depending on money available, for
this to be expanded.

Changes to Stock - Conversions
and Adaptations

We would like to consider the
scope to alter Council and Housing
Association properties to better
suit demand. This could include
extending smaller properties, to
tackle overcrowding, perhaps
through loft conversions.
Conversion of two bedroom
properties to smaller units, will help
accommodate the rising number of
single households.

Key Actions Proposed

«  Promote and improve the allocations policy looking at, for instance,
downsizing, mutual exchange and choice based letting.

- Encourage tenants to move out of larger properties to smaller
properties, for instance by offering incentives to move.

- Make sure the IT system for allocating properties is fit for purpose.

« Introduce ‘Housing Options’ advice to raise awareness of all the
choices people have.

« Develop the Rent Deposit Guarantee Scheme to improve access to
private renting and reduce waiting times in social rented stock.

+  Maximise the capacity of private sector leasing for temporary
housing for homeless households.

« Encourage private landlords to become accredited, to help improve
standards and promote best practice.

Outcome

The housing we already have is optimised and effective in providing
choice and meeting need.

To answer the questions and/or make comments on this section, please
complete and return the attached questionnaire, alternatively an electronic
copy can be completed on-line at http://www.clacksweb.org.uk/housing/
home/
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There are a number of people who
will require some form of specialist
or adapted housing during their
lifetime. In order to plan for this, we
need to identify who these people
are, what their needs for housing are
and ensure that we have the right
type of properties available to meet
that need.

Specialist housing ranges from
mainstream housing with major
adaptations to housing for specific
client groups. Smaller, minor,
adaptations can also allow people

to continue to live in their own
homes. There is a lack of variety

of specialist accommodation in
Clackmannanshire and most (85%) of
what there is, is centred on the needs
of older people. We will always

need more housing suitable for the
ageing population, but we also need
to provide for other client groups,
including mental health, physical
and learning needs. Further work is
required to determine exactly what
is needed.

Improved Provision

New build housing, and the funding
available for it, has decreased over
the last few years with few purpose
built specialist accommodation
units being provided. Consideration
is required of which models of
specialist housing are most needed.

Priority

Specialist Housing

Access to Suitable Housing

The way that information and advice
is made available to specialist client
groups is important. Information

on what type of housing is available
and how it can be accessed should
be clear so that people can make

a more informed choice on what is
best for them. This will be reviewed
jointly with partners.

A person centred and partnership
approach to assessment of housing
need is required. We need to
improve communication with Health
and Social Services partners to
ensure a co-ordinated approach to
assessment of housing need.

Housing Adaptations

Adapting housing in both the public
and private sectors will be an ever
increasing priority and a challenge
to resource. With the growing
demand for adaptations, there is an
increasing cost and complexity of
adapting existing housing. We are
increasingly faced with substantial
costs for redesigning existing houses,
often requiring extensions for extra
space needed, and consideration
needs to be given to adaptation
versus relocation.




Priority

Specialist Housing

Key Actions Proposed

« Increase specialist provision for those with a physical disability,
through new build wheelchair accessible units.

« Increase the range of housing for older people in all tenures, such
as new build amenity housing e.g. the Dalmore Centre in Alva or
conversion of existing sheltered to housing with care at Westlodge
Gardens.

« Increase specialist accommodation for people with learning dis-
abilities e.g. core and cluster models with partners and proposal at
Upper Mill St, Tillicoultry.

- Work with planners, social services and developers to ensure a
range of housing available on all developments.

«  Work more closely with Social Services in determining demand for
specialist housing (Commissioning Strategy).

- Continue to support provision of housing adaptations in all sectors.

Outcome

People have access to specialist or adapted accommodation where
there is an assessed need.

To answer the questions and/or make comments on this section, please
complete and return the attached questionnaire, alternatively an electronic
copy can be completed on-line at http://www.clacksweb.org.uk/housing/
home/
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Support is central to maintaining
people’s independence, avoiding
tenancy failure and preventing
homelessness.

Providing support for an increasing
number of people in the current
climate of reduced funding,

removal of ring fenced budgets

and competing priorities will be a
challenge. We will have to look more
innovatively at how we identify and
source funding and how support is
coordinated and provided.

Partnership Working

Providing effective support services
requires partnership working
between a range of agencies and
services, to ensure the right type of
support is available and is reaching
those who most need it.

A more coordinated and integrated
approach to support is key, along
with a clear understanding from
assessment through to the support
provided. Animportant area for
development is linked IT systems
and protocols to enable information
to be more easily shared between
services.

Older People

People are living longer and this will
put increased demands on services.
Over the next 20 years, the number
of people in Clackmannanshire
who will be over 75 is predicted to
increase by 86%, to almost 1 in 5 of
the population.

Priority

Housing Support

We need to look at developing
current services and identifying new
ones to meet need.

The reshaping care for older people
programme is aimed at supporting
older people to live independently
in their own home, for as long as
they are able and wish to do so. A
national ‘change fund’has been
set up to enable Health Services
and Local Authorities to redesign
care for older people and this is
being tackled locally through the
Clackmannanshire Partnership
Change Plan.

This plan will set out how the fund
will be best used to provide services
for our older people.

Vulnerable Young People

In line with the national ‘Getting

It Right For Every Child’ (GIRFEC)
principles and our Corporate
Parenting Strategy, we need to
ensure that there is suitable housing
available for vulnerable young
people, including supported housing
for young people.

We have a high number of young
people who need a house. Many
need help with basic living skills,
including budgeting and cooking.
Some also need support with mental
health, alcohol and drug related
issues.

Too many young people who have
been given a tenancy end up having
to leave within the first year because
they are unable to cope. For some,
intensive support is required and
there can be issues with getting the
young people to engage. For others,

more general support, information
and advice, including in preparation
for getting a tenancy is needed.

We need to target services which will
support and educate young people
and give them the skills necessary to
live independently.

Tenancy Sustainment

Housing support plays a crucial role
in tenancy sustainment. We have a
Housing Support Service provided
through the Homeless Service, which
offers targeted support to people
who have multiple and complex
needs and are homeless or at risk of
homelessness.

The Housing Support team has seen
a big increase in the number of
people with multiple and complex
needs, who need a lot of support
and time. This has resulted in those
with low level needs not being
picked up.

Housing Support team offer advice
and support to people who may not
have access to other support and
who need help in order to maintain/
sustain their tenancies or own
properties. Particularly for new and
younger households.




Priority

Housing Support

Key Actions Proposed

« Develop joint working between services such as the police, social
services, health, education, drug and alcohol services and the
voluntary sector.

« Develop services that promote social inclusion, such as housing
support, money and welfare advice.

«  Provide basic living skills training for households.

« Improve current referral processes and information sharing
between services to provide a more integrated person centred
approach to assessment and planning.

« Develop an income maximisation strategy.

- Expand housing support service to enable prioritisation of early
intervention work.

« Intensive housing management service development.

Outcome

Those requiring assistance to live independently in their own home
have access to effective housing support.

To answer the questions and/or make comments on this section, please
complete and return the attached questionnaire, alternatively an electronic
copy can be completed on-line at http://www.clacksweb.org.uk/housing/
home/
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The number of households applying
as and found to be homeless, who
we have a duty to permanently
house, has increased over recent
years.

By the end of 2012, the Council will
have to provide settled (permanent)
accommodation for all households
assessed as unintentionally homeless
or potentially homeless, not just
those classed as being in‘priority
need’ In 2010/2011 this would have
meant rehousing an additional 73
households as a priority. This is a
challenge for us given that fewer
vacancies are becoming available
each year and there are also people
on the housing register needing a
home.

Homeless Prevention

Stopping people becoming
homeless in the first place is by far
the most effective way to deal with
the growing numbers of people in
housing crisis. The previous Joint
Health and Homelessness Strategy
has been effective in helping to
target prevention activities and a
further action plan will be developed
to focus efforts on priority areas,
such as young people, employability
and training.

Almost half of all homeless
applications are made by people
aged between 16 and 24, and 60%
of all applicants are single people.
The main reason for applications is
relationship breakdown, whether
with partner, family or friends.

Many people apply as homeless as
it is the only option they believe
they have. Ideally help should

be provided before crisis point is
reached to offer assistance, such as
debt counselling or mediation, to
help prevent people from becoming
homeless and to highlight the
various housing options that may be
available to them.

Itis important to target resources
to help people stay in the tenancies
they already have. The cost to the
Council of a failed tenancy and
resulting homeless application

is, on average, in the region of
£25,000. Offering support services,
such as basic living skills and
money and benefit advice, will

help to prevent tenancies failing. A
Tenancy Sustainment Strategy will
be developed to concentrate efforts
on the areas most needed. The
expansion of our existing housing
support service, which offers low
level but critical support, will be a
key element of this approach, along
with links to the voluntary sector
who provide much support in this
area.

We will be required under the
Housing (Scotland) Act 2010 to
undertake an assessment of support
needs on all households applying

as homeless. This will have staffing
and financial implications for the
homeless service, however it will
ensure that support needs are
established early and enable services
to work together to ensure a good
housing outcome for clients.

Temporary Accommodation

The Council provides over 300
households with temporary
accommodation each year. The

Priority

Homelessness

majority are young single people
who are accommodated mainly in
Bed and Breakfast (B&B) because
we do not have enough small
properties in our own stock to cover
this demand. Apart from being very
expensive for the Council this is not
the best housing solution for these,
often vulnerable, young people.
They need a supported and, in many
cases, supervised environment.

There are fewer permanent vacancies
becoming available in social
housing each year, so households

in temporary accommodation are
waiting longer to be re-housed. This
means we need more temporary
accommodation units to meet
continuing demand. There is
currently a shortfall of some 74
temporary accommodation units,
which is predicted to rise to 90 by
2015.

A better range of accommodation

is needed as part of our overall
Strategy. Plans are underway to
develop new-build units and to
refurbish a block to meet these
specific needs, but further work is
needed to meet the longer term
requirements. As part of this we
need to continue working with
private landlords to increase the
number of private rented properties
used for both temporary and
permanent housing, as well as
identifying suitable properties in
our own housing which can be
converted to single person housing,
with a support and concierge facility
to help security. This will reduce the
cost and use of B&B, which service
users have told us is a priority.




Priority

Homelessness

Welfare Reform

The changes proposed under
welfare reform are likely to result in
more people applying as homeless,
particularly those under 35 who
will be significantly affected by
restrictions to housing benefit.
This is an issue which requires a
co-ordinated approach across the
Council and with partners to help
minimise the impact to individuals.

Information and Advice

Itis important that housing
information and advice is offered
and available at the right time

and in a format that people can
understand. The Housing Options
approach being developed will
help to highlight what housing
choices individuals have. Although
the previous Homelessness
Strategy delivered improvements

in the standard and range of advice
available, feedback from the various
agencies involved suggests there is
still scope for improved joint working
and of information available. This
will be tackled in the action plan
which will be developed through
annual consultation with partners
and service users.

Key Actions Proposed

Agree an action plan for homelessness activities with partners, to
prioritise key actions.

Develop homelessness prevention activities, such as mediation at
point of application and debt counselling.

Assess support needs at point of application

Improve joint working for young people leaving care, including
improved referral processes and information exchange.

Increase the range of permanent accommodation through new
build and private rented sector.

Identify and provide new ‘models’ of supported accommodation
for young people and single people, such as the new build flats at
Hallpark in Sauchie and conversion of further flats with a concierge
facility.

Consider expansion of rent deposit guarantee scheme to help
people access private rented properties.

Carry out further research into future temporary housing
requirements.

Increase the range and number of temporary accommodation units,
including private sector leasing.

Review the information and advice strategy to ensure an up to date
action plan is developed.

Develop a tenancy sustainment strategy.

Outcome

Homeless and potentially homeless households have access to effective
and appropriate housing options.

To answer the questions and/or make comments on this section, please
complete and return the attached questionnaire, alternatively an electronic
copy can be completed on-line at http://www.clacksweb.org.uk/housing/
home/
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Priority

Energy Efficiency and Fuel Poverty

Energy efficiency is a priority
because of its impact on individual
households and their quality of life,
and because of the damaging effect
on the environment. Domestic, or
household, energy use accounts for
around 30% of all carbon emissions
so it has a significant role to play in
tackling the climate change agenda.

Improving Energy Efficiency

Only 11% of the Council’s housing
does not currently meet energy
efficiency requirements. All houses
will meet the quality standard by
2015 and we need to make plans to
improve energy efficiency further to
achieve future targets.

Efforts need to be targeted at private
housing where the overall standard
for energy efficiency is lower. Only
58% of private housing meet the
Scottish Housing Quality Standard in
relation to energy efficiency. Failures
relate mainly to poor loft insulation,
windows and heating systems.
Homeowners, including private
landlords, are often unaware of the
poor condition of their properties
and targeted information, advice and
assistance with arranging works will
help to improve this area.

Fuel Poverty

A household is considered to be
in fuel poverty when it is required
to spend 10% or more of its gross
income on household fuel. This
is affected by the cost of fuel, the
income of the household and the
energy efficiency of the home. In
2009, it was estimated that 5,000

families in Clackmannanshire were in
fuel poverty (20% of all households).
The Council is already committed to
meeting the Scottish Government’s
challenge of eradicating fuel

poverty by 2016, so far as reasonably
practicable. With the trend for rising
fuel prices, the number of people
living in fuel poverty will have risen
substantially over the past two years.

Households suffering from fuel
poverty can be especially vulnerable
so it is crucial to target this group
to ensure that these individuals
are aware of all the programmes
available to assist them. To help
with this, an energy efficiency and
fuel poverty mapping exercise

is currently being developed.

On completion this will allow
information and assistance to be
directed to the most vulnerable
households.

Mitigating Climate Change

The Scottish Government has set

an ambitious target of reducing
carbon emissions by 42% by 2020
and 80% by 2050, across all sectors.
It is estimated that across Scotland
an average investment of £7,000 per
home is required to meet the 2020
target and an even larger investment
along with a substantial change in
household behaviour will be needed
to meet the 2050 target. Households
must be supported to achieve this.

Renewable Energy

To meet the climate change targets
of reducing carbon emissions by
42% by 2020 and 80% by 2050,

we need to move away from the
commonly used carbon based fuels,
such as gas, to renewable energy
sources. Households have been slow
to take up renewable energy options
for their homes but, with 30% of
carbon emissions coming from this
area, it is essential that households
increase their use of renewable
energy if Government targets are to
be met.




Priority

Energy Efficiency and Fuel Poverty

Key Actions Proposed

+  Maximise funding available to help households improve the energy
efficiency of their home, such as the Universal Home Insulation
scheme, community energy projects, Green Deal and ECO
implementation.

+  Work with residents individually to maximise the take-up of energy
saving schemes, for example through surgery sessions.

«  Provide information and advice in a variety of ways to raise
awareness of the problem, the assistance available and to
encourage a change in behaviour.

+ Encourage private landlords to improve energy efficiency in
privately rented stock.

+ Direct households to providers of energy efficiency solutions,
which are often free or low cost.

«  Continue to upgrade heating and insulation in Council stock.

+  Provide assistance to homeowners in high fuel poverty,
regeneration areas to benefit from reduced costs of area works,
such as CESP in Bowmar.

+ Revise the Affordable Warmth and Home Energy Action Plan.

« Agree targets to improve energy efficiency and carbon emission
reductions.

« Develop a Renewable Energy Strategy to increase the use of
renewable sources.

« Map the fuel poverty and energy efficiency information to help
identify priority areas.

Outcome

Energy efficiency and reductions in fuel poverty and carbon emissions
is maximised across all tenures.

To answer the questions and/or make comments on this section, please
complete and return the attached questionnaire, alternatively an electronic
copy can be completed on-line at http://www.clacksweb.org.uk/housing/
home/
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Priority

Improving Neighbourhoods and Communities

There have been improvements
overall in deprivation indices across

Clackmannanshire, but we have seen

the position of our most deprived
area in Alloa South worsen in the
past six years. It is important that
the Council, with partners, tackles
the root causes relating to poverty if
the deprivation in this core area is to
improve. There are many initiatives
underway and planned which

will help to alleviate the impact

of deprivation and, as with many
priorities, a co-ordinated approach
across all partners is required to
tackle area based disadvantage.

Creating Places People Want to
Live In

The Housing Service will be
developing a Tenancy and Estates
Sustainment Strategy which will
encompass many of the actions
we need to take to improve our
neighbourhoods. It will include
providing tenants with information
and advice to encourage them to
take responsibility for their own
properties and surroundings.

The quality of housing is important
to the general local environment.
We know that much of private
housing, particularly in our town
centres where there is a high
proportion of older blocks of flats,
is in need of essential repair and
maintenance works. Common
ownership issues often means that
people cannot get neighbours

to agree to repairs and housing
has deteriorated to a point where
minimum living standards are not
met and buildings look dilapidated
and can even be dangerous. The

Council will encourage owners to
work together to improve blocks and
will take enforcement action where
necessary.

Local Area Planning

Area plans are aimed at tackling local
issues and priorities identified by
local residents and partner agencies.
Areas with issues of deprivation, anti-
social behaviour or repair and quality
issues will be prioritised and subject
to detailed planning and action
initiatives.

Town centres are also important
to the economic health of the
area and should be places where
people want to live. The poor
conditions and high proportion of
long term empty properties, along
with the complications of multiple
owners, suggest that town centres
would benefit from a targeted
area approach. Consideration will
be given to designating Housing
Renewal Areas in the more
problematic centres in Alloa, Sauchie
and Alva.

Regeneration

The collapse in the private market
and public funding has dealt a blow
to our plans for area regeneration,
particularly in Bowmar. Delivering
new housing and an opportunity
to mix tenure in our regeneration
areas is still a priority and
consideration needs to be given to
more flexible partnership initiatives
and alternative ways to fund
programmes. Concentrating efforts
in particular areas, such as our town
centres and regeneration areas, will
help to make the biggest impact.




Priority

Improving Neighbourhoods and Communities

Key Actions Proposed

«  Work on specific neighbourhood plans in partnership with other
agencies.

- Target joined up resources to the worst performing areas, such as
Bowmar, through a tenancy and estates sustainment strategy.

- Develop action plans for town centre regeneration, considering
Housing Renewal Areas where appropriate. The main priorities
should be Alloa, Alva and Sauchie.

«  Support tenants to help maintain tenancies, jointly with other
agencies, and ensure they know their responsibilities.

«  Develop policy for communal repairs in blocks, including
multi-tenure.

«  Consider a social enterprise approach to improve the look of
neighbourhoods and improve employment and skills opportunities.

«  Promote the “Asset Based” model, 7 step approach “from isolation to
transformation”in community engagement.

Outcome

Organisations and partnerships working with communities will improve
the quality of life for all households.

To answer the questions and/or make comments on this section, please
complete and return the attached questionnaire, alternatively an electronic
copy can be completed on-line at http://www.clacksweb.org.uk/housing/
home/



http://www.clacksweb.org.uk/housing/

Housing investment faces the
challenge of both improving the
quality of existing housing and
addressing the funding weaknesses
in the housing supply system.
Housing finance is facing its greatest
challenge in a generation. This
strategy is likely to face a transition
in how people access and fund their
housing costs.

New Affordable Housing

Capital subsidy for new affordable
housing has been cut dramatically
in the past 2 to 3 years. We need to
do all we can to continue to provide
new affordable housing through
alternative funding methods. To
address cuts in funding, the Council
must consider more innovative and
flexible ways to promote and deliver
development, making use of its
own assets, such as land or unused
buildings suitable for redevelopment
to housing. This approach has
successfully been used to provide
new Council housing in Alva and
Tullibody.

A priority must be to develop
partnerships with private developers.
Joint investment initiatives, such as
the National Housing Trust proposal
for Mid Market Rent properties, will
help provide new affordable housing
and also kick start the building
industry in the area.

The Council’s decision to reduce the
amount of council tax discount on
long term empty and second homes
will bring in additional money to

be used towards new affordable
housing.

Priority

Housing Investment

Investing in Existing Housing

The Council is already well on the
way to meeting the Scottish Housing
Quiality Standard, at 84% pass rate.
We are committed to meeting 100%
SHQS by 2015. Ochil View and
Paragon Housing Association stock
is already fully compliant. This is

a massive achievement for social
housing in the area.

The housing costs for all SHQS
compliance, planned works and
repairs costs will be challenging
over the next 5 years. The costs

will exceed the level of resources
available in the current business plan
and a comprehensive review of the
business plan is set to address this.
This will also consider the Council’s
position regarding resources
available for more new build
developments.

The condition of private sector
housing is generally good but there
are specific issues with blocks of
flats, particularly in town centres,
where common ownership hinders
maintenance, and with particular
properties with extensive disrepair
problems. Ways to encourage
owners to address property
condition, particularly where
properties are below the minimum
Tolerable Standard, will be a priority.




Priority

Housing Investment

Key Actions Proposed

«  Establish priorities from both private and public sector stock
condition surveys and develop funding strategy through the HRA
Business Plan.

+  Meet the 2015 SHQS and local standard targets for social stock.

«  Work more closely with private developers to find ways of providing
a model of investment that does not rely on public sector subsidy.

« Use council owned land and assets where appropriate to provide
affordable housing.

. Use extra income from reductions in council tax discount to invest
in new affordable housing.

» Use affordable planning policy to best effect.
- Set realistic targets for affordable housing.

« Establish an Empty Homes Strategy to bring empty properties back
into use.

Outcome

New, improved and innovative funding opportunities will ensure a flow
of funds to achieve essential housing priorities.

To answer the questions and/or make comments on this section, please
complete and return the attached questionnaire, alternatively an electronic
copy can be completed on-line at http://www.clacksweb.org.uk/housing/
home/
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If English is not your first language, and you require assistance to read
this document please call 01259 450000 and ask to speak to the Housing
Management Support Service.

“Jesli jezyk angielski nie jest twoim rodowitym jezykiem i potrzebujesz pomocy aby
przeczytac ten dokument zadzwon pod numer 01259 450000. Popros$ ‘Housing
Management Support Service’ (Administarcja Wydziatu Zarzadzania Mieszkaniami)
ktory umoéwi ttumacza, ktory pomoze ci przeczytac¢ ten dokument”
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‘S urrainn do na paipearan seo (no gear-chunntas dhi).
Theid na paipearan seo (no gear-chunntas dhiu) fhaighinn air an eadar-theangachedh
gu Gaidhlig. An sgriobh sibh don seodladh a leanas:

Clackmannanshire Council, Lime Tree House, Alloa, FK10 1X, 01259 450000

If you require a copy of this document in a different format please call
01259 450000 and ask to speak to the Housing Management Support
Service.
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