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1. Purpose of Report / Introduction 

The purpose of this report is to seek committee approval for the partnership approach which 
has been adopted to try and address the serious stock condition problems that exist within 
the multi storey flats in Cumbernauld. 

2. Background 

2.1. There are 12 multi storey blocks of flats in Cumbernauld, 566 properties in total. 
Approximately 62% of the flats are in private ownership and the remainder are owned 
by Cumbernauld Housing Partnership (CHP), who also factor the blocks. 

2.2. There are serious stock condition problems within the blocks including persistent 
water penetration, which recent repairs to the panel joints have not addressed. 
Currently it seems likely that the only proven technical solution that would address 
these problems would involve over-cladding and re-roofing, similar to the approach 
undertaken by the council, which, although effective, will be expensive and cost more 
than the properties are currently worth. 

2.3. CHP currently do not have the resources within their Business Plan to upgrade all of 
their housing stock to the Scottish Housing Quality Standard (SHQS) by 2015. This 
is one of the reasons that CHP is proposing to become a subsidiary of Sanctuary 
Scotland Housing Association. If this proposal goes ahead CHP will be in a better 
financial position to meet its share of the costs of any refurbishment or re- 
development solution for the multi storey flats in respect of the properties it owns. 
However, clearly, CHP will not be in a position to subsidise the owners’ share of the 
costs. 

3. Proposals I Considerations 

3.1. The problems within the multi storey flats in Cumbernauld are considered to be 
unique in Scotland because of the high level of owner-occupation and relatively low 
values of the flats. Unlike other, more recent, stock transfers there was no additional 
funding provided by government to provide grant assistance to help fund owners’ 
share of common works. 

3.2. To identify a viable way forward for the blocks will require the co-operation of a range 
of stakeholders, not least the owners themselves, and significant additional funding, 
over and above the current resources available to the council; Communities Scotland 
and CHP for housing investment. However to do nothing is not a viable option either 
as sooner or later the blocks will reach such a poor state of repair that statutory 
action would have to be taken and residents re-housed. 
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3.3. In order to try and identify a sustainable solution for the flats officials from the council; 
Communities Scotland; Sanctuary and CHP have formed a steering group and 
consultants have been appointed to assess the feasibility and cost of a number of 
long term options for the block. This work can then form the basis for detailed 
discussions with residents and, critically, the Scottish Government. 

3.4. The basis of this partnership approach, and respective responsibilities, is outlined in a 
Statement of Intent, attached at Appendix 1. This statement affirms all the partners’ 
commitment to working together to find a way forward to address the stock condition 
problems in the multi storey flats, although it is recognised that any solution will 
require significant additional resources from the Scottish Government. 

4. Financial / Personnel / Legal I Policy Implication 

4.1. There are no financial, personnel or legal implications associated with this report at 
this time. 

4.2. The need to improve stock conditions in Cumbernauld is a key priority within the 
council’s Local Housing Strategy. 

5. Recommendation 

It is recommended that the Committee: 

(i) approve the partnership approach that is being proposed to try and find a way 
forward for the multi storey flats in Cumbernauld, as outlined in section 3 of this 
report and articulated by the Statement of Intent attached at Appendix 1. 

(ii) note that further reports will be submitted to the committee as this work progresses 

Mary Castles 
Executive Director 
Housing and Social Work Services 
31 January 2008 

For further information on this report please contact Pamela Humphries on telephone 01236 812522 
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WORKING IN PARTNERSHIP TO FIND A SOLUTION FOR THE 
CUMBERNAULD MULTI STOREY FLATS 

A STATEMENT OF INTENT 

1. PARTNERS 

e North Lanarkshire Council [NLC] 
e Communities Scotland [CS] 
e Cumbernauld Housing Partnership [CHP] 
e Sanctuary Scotland Housing Association [SSHA] 

Ways of involving other owners [resident and absentee] and the flats’ 
tenants are outlined below. 

2. PURPOSE OF THIS STATEMENT OF INTENT 

2.1 This statement articulates the commitment of the partners named above to 
work together to find a solution to the need for significant investment in the 
Cumbernauld multi-storey flats to provide sustainable housing for rent and 
sale into the future. 

2.2 Technical solutions exist to physically refurbish the blocks and these are 
being used elsewhere in Scotland with some success. But for this work to 
be funded in Cumbernauld and for it to succeed, NLC, CS, CHP and 
SSHA need to work actively together, and with other owners, residents 
and others. 

2.3 A similar commitment from all partners will be required if viable 
alternatives to refurbishment, involving demolition, are to be rigorously and 
practically assessed. 

2.4 To design, agree and implement a viable and sustainable way forward the 
parties will need to address: 

e The general complexities of multi-storey blocks [for example the 
significant works required to common parts and common structural 
elements; and the uncertainty of mortgage funding even once 
physical work is complete] 

Version 5.0 23/01/08 
CPEW/rnuItis/statement of intent 
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2.5 

3. 

3.1 

3.2 

0 The unique issues in the Cumbernauld multi-storeys where the 
majority of the flats [349 out of 5661 are privately owned [CHP is the 
majority owner in only one of the 12 blocks] and are amongst the 
cheapest habitable properties in Britain. It follows that even the 
outright owners of flats have little absolute equity. It is also 
understood that most residents have modest incomes and savings. 
Consequently their ability to fund either their share of improvement 
works or their own rehousing in the open market is likely to be 
severely limited. 

The purpose of the memorandum is therefore to: 

1. Set out the principle issues involved in the town’s multi-storey 
blocks 

2. Agree the partner organisations’ broad responsibilities 

3. Agree practical arrangements for moving towards solutions that will 
produce good quality sustainable housing for current and future 
residents. 

BACKGROUND AND ISSUES 

There have been issues about funding viable long term solutions to the 
multi-storeys since the transfer of their socially rented flats to CHP. 
Arguably these issues have been around since sitting tenants began 
purchasing their flats and even from the time of the flats’ original design, 
construction and funding. 

There are various background documents that assess the town’s multi- 
storey blocks. The most recent of these reports is Weedon Grant’s work 
completed in autumn 2006 which centres on five recommendations to 
deliver sustainable solutions to the multi-storeys: 

1. A mixed solution involving innovative approaches to successful 
mixed tenure use of multi-storey blocks, shared equity solutions for 
owners as required, and partial redevelopment. 
A phased approach in which the solution and, more importantly, the 
market, is tested on a ‘pilot’ group of blocks. Decisions about the 
long term future of the remaining blocks are not firmly made at the 
outset, but are instead informed by the results of the pilot testing. 
A strategy for the 12 blocks that links them to a regeneration 
strategy for central Cumbernauld. 

2. 

3. 
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4. The urgent creation of a partnership with North Lanarkshire 
Council, the private owners, Communities Scotland and CHP 
tenants to share responsibility for the search for the solution. 
A review by CHP of its capacity and any issues arising from its 
wider business position to ensure that it is able to undertake 
successfully the challenging task of acting as the lead agency in 
this project. 

5. 

3.2 These recommendations still hold good. An update on recommendation 
five, notably the emerging relationship between CHP and SSHA, is given 
below. And it is intended that recommendation four, the need for all parties 
to share in the responsibility for developing a long term solution, is given 
impetus by this Statement of Intent process. 

3.3 The analysis to date shows the most likely futures for the multi-storey 
blocks going forward are: 

A. Most blocks are improved and retained 

B. Most or all blocks are redeveloped 

C. Poor progress is made with finding a sustainable solution and a 
crisis is precipitated through a technical or market [e.g. 
abandonment] fa i I u re 

3.4 Although the detailed implications for the different parties can’t be 
precisely determined in advance of the design of a sustainable way 
forward it’s clear where strategic and legal responsibilities lie. 

3.5 CHP is the largest single owner across the 12 blocks [217 flats out of 5661 
but it is a minority owner in all but one of the blocks. [It also offers 
factoring services across the blocks]. 

3.6 However CHP’s financial position reflects those of many individual flat 
owners: it is unable to afford the (historical) estimated f33,000 required to 
improve each flat to a level that will ensure in the longer-term it meets the 
standard required by the Scottish Executive [Scottish Housing Quality 
Standard]. CHP’s inability to play its part in a long term solution for the 
multi-storeys is one reason it is actively exploring joining a larger and 
financially stronger housing association group as a subsidiary. 

Version 5.0 23/01/08 
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3.7 In May 2007 CHP chose Sanctuary Scotland Housing Association as its 
preferred partner to be its group “parent.” All the arrangements for the 
new grouping have yet to be finalised or approved by the relevant Boards 
and stakeholders. But it is apparent that CHP’s local knowledge and 
partnerships, the efficiencies offered by the new group arrangements and 
Sanctuary’s strengths, are an opportunity to bring more resources and 
expertise to bear on the multi-storeys. 

3.8 The proposed new group arrangements are likely to mean that CHP, as 
part of the SSHA group, will be much more able - subject to a fundable, 
viable business plan - to meet the costs associated either with refurbishing 
those flats it owns or with rehousing its tenants and paying its contribution 
towards demolition costs. Sanctuary’s practical expertise and experience 
in the regeneration of multi-storey blocks, mixed tenure regeneration more 
generally and the procurement of major contracts are also likely to be 
invaluable. 

3.9 However the Boards of both CHP and SSHA [and the regulatory regime 
that lies behind them] are clear that their resources, in large part funded 
directly or indirectly by tenants, can’t be used to subsidise the 
contributions that are the responsibility of the multi-storey’ private flat 
owners. The SSHA Board has indicated that CHP’s membership of its 
group is dependent on a written understanding that outlines the parties’ 
responsibilities in regard to the regeneration of the town’s multi-storey 
blocks being agreed in advance. This Statement of Intent aims to fulfil 
that purpose. 

3.10 Should the SSHA Board not receive comfort that the partner organisations 
in the Cumbernauld multi-storeys are willing and able to acknowledge their 
responsibilities and CHP is unable to join the SSHA group, then CHP’s 
position in addressing its multi-storey flats’ responsibilities as a standalone 
organisation will be weak. Should some of the technical and market risks 
outlined above then crystallise, Communities Scotland’s room for 
manoeuvre is also likely to be severely restricted. 

4. RESPONSI BlLlTl ES 

4.1 Shared responsibilities 

e 

e 

All parties to this Statement of Intent agreed that the Cumbernauld 
multi-storey blocks are a major strategic issue and priority 
All parties are committed to working together to find a solution and 
agree to form a Strategy Working Group for that purpose 

Version 5.0 23/01/08 
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4.2 CHP and SSHA responsibilities 

e Those relating to its role as a registered social landlord of 217 of 
566 flats, including contributing towards the capital and revenue 
costs associated with this: works, management and rehousing 
costs and obligations 

e Factoring roles and responsibilities 
e Feasibility studies and business planning into the improvement 

and/o r redevelopment options 
e Role in the funding, development, ownership and management of 

replacement social and shared equity housing on competitive terms 
e Support in helping arrange owners’ mortgages 

4.3 Private owners’ responsibilities [owner occupiers and private 
landlords] 

e 

e 

Meeting the capital and service charge costs associated with the 
flats in their ownership 
Applying for grant and loan funding as necessary 

4.4 North Lanarkshire Council 

e Support and assistance to private owners to enable them to 
participate in refurbishment solutions, subject to additional specific 
resources 
Exercise statutory powers, including Compulsory Purchase powers 
as appropriate to enable the refurbishment and/or re-development 
of the multi-storey flats, subject to additional specific resources 

e Potential release of land around the blocks to facilitate re- 
development. 

e 

4.5 Communities Scotland and the Scottish Government 

e Provision of private sector grant funding for owner occupiers where 
prioritised by NLC during the period 2008/09 and 2009110. [The 
responsibility to provide funding for owner occupiers from 201 0/11 
would sit with NLC] 
Provision of Housing Association Grant for replacement housing 
where prioritised by NLC and subject to available resources. 

e 
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5. DELIVERING THE NEXT STEPS 

5.1 NLC, CS, CHP and SSHA commit to: 

0 Lead responsibilities of the main organisations as detailed above 

0 The need for a fundable, viable business plan to achieve 
regeneration of the Cumbernauld multi-storey flats 

0 Membership of the Strategy Working Group will be drawn from 
senior officers of NLC, CS investment, CHP, and the Sanctuary 
Group. Invitations to any additional officers to attend will be made 
as required to ensure the effective continuity of the responsibility of 
the Strategy Working Group 

CHP will service the Strategy Working Group 

To consider the feasibility and options appraisal of redevelopment 
and refurbishment options, taking account of tenants’ and owners’ 
views. 

0 

0 

Signing for NLC Signing for CS Signing for CHP Signing for SSHA 

Designation Designation Designation Designation 
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