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Housing & Community Safety 

Housing Need and Demand Assessment (HNDA) Key Issues 
Summary 

1.0 Background  

The HNDA is updated every five years or so and will establish a clear picture of 
housing need and demand in Clackmannanshire over the coming 5 years and for all 
housing tenures.   

The Government provided a new software toolkit to calculate the figures contained 
within this report.  The HNDA is designed to give broad, long-term estimates of 
future housing requirements and to provide the evidence base to underpin policy 
decisions for future Local Housing Strategy (LHS) and development plans. 

The new HNDA guidance states the following core elements are to be included in the 
completed document: 

� Key Housing Market Drivers. 

� Housing Stock - profile and pressure. 

� Estimate of additional homes required (HNDA Toolkit). 

� Specialist Provision. 

The six main processes to achieve a quality output are: 

� A Housing Market Partnership (HMP) has been set up to oversee 
production (in Clackmannanshire, the partnership includes Housing, 
Planning and social services). 

� Housing Market Areas defined using guidance outlined below and verified 
by the HMP. 

� Methodology, limitations and quality control are given full explanation in 
the HNDA document. 

� Assumptions, judgements and scenarios to be well reasoned and 
transparent. 

� All key findings will be summarised. 

� HNDAs are to be signed off by relevant senior officials in Housing and 
Planning. 
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�  

The HNDA toolkit is populated with the Housing Market Areas that local authorities 
have provided. The boundaries initially derived in 2010, have been updated in line 
with boundaries used in the Local Development Plan. Forestmill is now in the Dollar 
HMA rather than Alloa HMA. This has no significant impact on the study due to the 
current small number of households contained in Forestmill. 

Housing Market Area (HMA) Explanation 

The origin and destination of house buyers is used to identify migration patterns 
across settlements. The analysis shows three spheres of market connectivity within 
the Clackmannanshire boundary, as follows: 

HMA 1 (Alloa): Alloa/Clackmannan/Sauchie/Tullibody,  

 including the ‘adjoining’ settlements of: 

•  Kennet, Cambus, and Fishcross.   

HMA 2 (Hillfoots): Alva/Menstrie/Tillicoultry  

 including the ‘adjoining’ settlements of: 

• Coalsnaughton and Devonside. 

HMA 3 (Dollar): Dollar  

 including the ‘neighbouring’ settlements of: 

•  Muckhart and Forestmill. 

2.0 Key Housing Market Drivers 

This section sets out the evidence on key demographic and economic drivers 
in our local housing markets. The purpose of this is to improve understanding 
of what the issues are and what evidence is used to estimate housing need 
and demand. Key facts and issues so far are listed below: 

2.1. 68% of households in Clackmannanshire are one or two persons. 

 
2.2. The 2012 based population projections show a small increase of around 

0.1% annually to 2021, which is an average increase of around 38 people a 
year. From 2022, the population is set to decrease by -0.2% annually to 
2037. This reverses the trend from the previous HNDA based on 2008 
population projections of annual growth of 1%. 

2.3. The 2012 household projections set out a steady rise of around 100 new 
households every year. Of these additional households, 100% are either 
single or couple households and by 2037, 75% of all households will be 
single people or couples.  There will be fewer heads of population but 
more, smaller, households. 
 

2.4. Out-migration from Clackmannanshire is highest among 16-29 year olds 
(GROS population projections, 2013), resulting in a projected decrease of 
12% of the working population to 2037. 
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2.5. In the owner occupation market house prices rose slightly between 2014 
and 2016, the average price went from £141,000 to £143,000.  The market 
has been quite flat in Clackmannanshire, meaning there have been no 
great price drops, but at the same time recovery has been slower than in 
the rest of Scotland (Registers of Sasines). 

2.6. The lower end of the market, related to first time buyers, is not recovering 
well and has remained flat over the past 5 years. 

 
2.7. Since 2013, unemployment in Clackmannanshire has dropped from  9.5% 

(2,300 people), almost double the Scottish average, to 5.5% (1,400 people) 
and in line with the average unemployment rate across Scotland.  
 

2.8. Despite rising employment, households are getting poorer. The average 
household income in Clackmannanshire has dropped from £25,289 in 2010 
to £24,693 in 2016. More than half of all Council and RSL tenants are 
claiming housing benefit (59%). 

3.0. Housing Stock Profile, Pressures and Management issues 

3.1.    This section profiles local housing stock and identifies stock pressures, such 
as the mismatch between supply and demand, or housing management 
issues such as overcrowding. 

3.2. The 2011 census data puts the number of households in Clackmannanshire 
at 22,734. Of these, 62% are owner occupied, 21% rented from the Council, 
almost 8% other social landlords and 8.3% are privately rented. 

3.3. Owner occupation in Clackmannanshire and Scotland, rose consistently 
between 1991 and 2009, then dropped by 4% between 2009 and 2011. 
(Census 1991, 2001 & 2011, Assessors data, 2009.) 

2.4. Census information and assessors data, shows that the private rented sector 
in Clackmannanshire remained unchanged at 5% of stock over the last 20 
years then increased by over 3% to 8.3% between 2009 and 2011. The rest of 
Scotland showed a similar trend. 

2.5. There is a high proportion of large properties in the owner occupied sector; 
31% have 4 or more bedrooms and nearly 79% of owner occupiers are under 
occupied by 1 or more bedrooms. Less than 1% of owner occupiers are 
overcrowded. (Private Sector stock condition survey, 2009.) 

2.6. There are currently 38 social housing applicants, 5.1% of the waiting list, with 
a housing need, with overcrowding points. 

 
2.7. Between 36% and 47% of all Council lets go to homeless applicants, the 

majority of which are single households. There are around 130 - 160 one 
bedroom council properties available to let each year. There are currently 511 
people on the housing list, in need of a one bedroom property.  This makes up 
70% of the waiting list need.  
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2.8. The majority of Council properties that become available each year have two 
bedrooms. The stock profile is:- 
       27% 1 bed,  
       45% 2 bed 
       25% 3 bed    
       3% 4+ bed.  

There are only two 5 bedroom properties in the council's stock. 

3.0 Estimating Housing Need and Demand 

3.1. The software provided uses standard assumptions; a modest increase in 
house prices, flat income projections and need from the Common Housing  
Register. 

3.2. Demand is split by four different tenures; owner occupation, private rent, mid 
market rent and social rent. Having run the software model the new figures for 
Clackmannanshire are shown in table 1, below.  
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Table 1. Clackmannanshire Council and Housing Market Areas 

Annual Estimates of Future Additional Housing, by Tenure, 2016 to 2035 

     

Number of household 
who can afford: 

Annual1 estimates of future additional housing  

  Clackmannanshire 

  2016 - 2020 2021 - 2025 2026 - 2030 2031 - 2035 

Social rent 53 15 3 -4 

Below market rent 22 11 2 -2 

Private rent 11 5 1 -1 

Owner occupation 36 18 4 -4 

Total 122 50 10 -11 

  Alloa HMA 

Social rent 34 10 2 -3 

Below market rent 14 7 2 -1 

Private rent 6 2 0 0 

Owner occupation 21 11 2 -2 

Total 75 30 6 -6 

  Dollar HMA 

Social rent 3 1 0 0 

Below market rent 1 0 0 0 

Private rent 2 1 0 0 

Owner occupation 2 1 0 0 

Total 8 3 0 0 

  Hillfoots HMA 

Social rent 16 4 1 -1 

Below market rent 7 3 1 -1 

Private rent 3 1 0 0 

Owner occupation 13 7 1 -1 

Total 39 15 3 -3 

4.0 The results in the above table are shown for 5 year time intervals. Results in 
bold signify the number of additional housing units needed each year. Key 
findings from the HNDA model are: 

4.1. 122 new homes are needed per annum, which results in 610 over the 5 years 
2016 to 2020. 

 
4.2. There is need for 180 owner occupied properties in the period to 2020. This 

compares with the figure of 950 for owner occupied properties for the same 
period in the existing HNDA. . This decrease has been influenced by reduced 
population projections stemming from the low number of new build 
completions in recent years and subsequent slow down of inward migration to 
the area.  As a small area, Clackmannanshire is heavily influenced by the 
ability to attract new households from neighbouring areas with new 
housebuilding. 
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4.3. For private renting the demand over 5 years is for 55 new lets. This is a 
comparatively healthy private rented market compared with historic trends. 

4.4. The Housing Market breakdown shows that 61% of demand is for the main 
population centre in the Alloa, Tullibody, Clackmannan corridor. The Hillfoots 
demand is around half that at 32%. 

4.5. The need for social rented housing as a proportion of overall housing need is 
broadly similar across all HMA's at around x43%. The demand for new owner 
occupation is slightly lower at 30%. The combined need for social housing 
and mid market rent housing is 61% of total need. 

4.6. The most noteworthy finding from the model is the significant reduction in the 
projected need for affordable housing. ('social rent' plus 'below market rent'). 
Demand is now assessed at 505 units in the 10 year period to 2025. This is 
reduction of over 3,000 units from the current HNDA which projected need for 
4,770 affordable properties to 2025.  Whilst this is still a sizeable number, it 
does support the anecdotal evidence reported by officers of demand softening 
for certain house types and locations, making some properties harder to let. 
Proposed new build and refurbishment programmes will need to carefully 
consider such factors, rather than being solely driven by the projected 
demand. 

4.7. The model also shows the long term need for additional housing is likely to 
decline by around a third to 2035, with social renting over the whole model 
showing a slightly higher decline of 40%. This trend is driven by low or 
declining long term population projections. 

5.0 Specialist Housing 

To cater for future specialist housing provision that occurs with an aging 
population, careful consideration will be required on suitable types of housing 
to assist independent living at home. 

5.1. Clackmannanshire will experience a sharp increase in older people over the 
next two decades.  The older population aged 65+ is due to increase by 62% 
by 2037. 

 
5.2. More than 97% of older people live in the community rather than a care home 

or other institution.  Aspirations and policy drivers will mean that the 
proportion of older people living in the community will continue to grow.  
 

5.3. Fuel poverty continues to be an issue for older households and can adversely 
affect health and wellbeing of older people. 
 

5.4. The majority of older households live in the private sector so there is merit to 
encourage private developers to provide smaller and well designed 
mainstream homes to meet the needs of older people. 
 

5.5. More than half of people aged 65+ felt their daily activities are limited by 
health or disability, increasing need for assistance to maintain independent 
living. 



 

7 

 

 
5.6. The incidence of dementia has grown in recent years and this trend is 

projected to continue.  Alzheimer’s Scotland estimates around 724 people 
currently live with dementia in Clackmannanshire (just over 3% of all 
households have at least one person suffering with the condition). 
 

5.7. Evidence points to a stagnated supply in the overall numbers of specialist 
housing for older people and a decline in care home places.   
 

5.8. Qualitative information on housing preferences shows older people would 
prefer to live in their own home as long as possible.  Where there is a 
preference to move, smaller, low rise homes in good locations are the 
aspiration.  
 

5.9. Demand for adaptations across all tenures will continue to grow. 
 

5.10. The changing demographic over the next two decades will put pressure on 
the suitability of existing stock to meet needs and the associated range of 
support required to maintain independent living.   

6.0 Care & Support Services 

6.1 Almost 4,700 people in Clackmannanshire carry out some form of unpaid 
care, just over 4,000 for a family member and the majority for a partner.  

6.2      A further 2,500 people receive some sort of social care service in their home 
 to help with meals, shopping and personal care.   78% are over 65. 

6.3      1,800 homes in Clackmannanshire have a community alarm system.  

6.4 Physical disability is driven by frailty in old age and the over 75 group will see    
a steep increase in demand over the next 20 years.  Complex care is masked 
within physical disability trends as they are in low in prevalence but high in 
unit cost.  The cost of such services increases with age as clients will have 
multiple contacts with services such as MECS and support workers. 

 


