
@01/1999 11: 84 
a 01236-812516 SUPPORT SERVICES PAGE 82 

Cumbernauld 
Local Strategy 

Cum bernau Id 
Housing 

Pa r t  n e rs h i p 

December 1998 



29/01/1999 11: 04 01236-812516 SUPPORT SERVICES 93 PAGE 03 

In  t r ad uc ti ob 

R 

During I996 Scottish Homes acquired some 2,300 former Cumbernauld Development 
Corporation houses as a landiard of last resort. 

As Sconish Homes was aware of earlier representations fiom the community and North 
Lanarkshire Council to acquire these properties, the agency decided to involve tenants and 
the Council in developing a strategy for the houses. 

Following a public meeting during September 1997, and discussions with the Council and 
local MP, Rosemary McKenna, it was agreed to set up the Cumbernauld Housing 
Partnership Working Group to develop a strategy for the future of the houses. Principles 
and objectives were agreed at the first meeting and since then there has been significant 
progress including m independent stock condition survey, option appraisal md valuation. 
Additionally the Partnership group has consulted widely about its proposals. 

This strategy, prepared by the Partnership Working Group, provides a clew statement 
about what it wishes to see happen tu Scottish Homes houses in Cumbernauld. it defines 
local aims and objectives and will be used 8s a framework for the future transfer of these 
properties. 

The Cumbernauld Local Strategy covers all Scottish Homes houses in the area currently 
managed from its local, Cumbemauld Area Office. A map of the area highlighting the 
location and distribution of the properris is given at Appendix A. 

Scottish Homes wishes to thank all members of the Working Group who have given their 
assistance and commitment to preparing this strategy. Thanks are dso given to all parties 
who commented on the initial draft of the strategy document. 

For hfther information and enquiries about this strategy, please contact: 

Craig Stewait 
Initiatives Co-ordinator 
Scottish Homes 
Thistle Home 
91 Haymarkct Tcrracc 
EDINB WRGH 
EH12 5HE 
TeI: 0131 479 5087 (direct line) 

Alex Miller 
Project Manager 
North Lanarkshire Council 
Housing Headquarters 
Municipal Buildings 
Kildanm Street 
COATBRIDGE ML5 3NG 
TelOI236 812526 (direct line) 
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Context: National Policy Framework and Objectives 

Introduction 

The overall aim of Scottish Homes, the national housing agency, is "to enable thG 
effective provision of good quality housing and stimulate self-motivating communities. 
This will enhance the quality of life, sacid well-being and the economic competitiveness 
bf the people of Scotland". 

Improving the quality, vwiety and cost-effectiveness of housing available in Scotland in 
conjunction with the activities of our key partners is vitd to the creation of robust. self- 
sustaining communities. 

We believe that working in partnership with local authorities and communities in the 
transfer of our houses to alternative landlords contributes towards achieving this aim. In 
particular housing transfers offer the following benefits and opportunities: 

* increased tenant involvement in how their houses are managed and 
maintained; 
increased investment for major repairs and improvements; 
enhanced local services and control; 
greater certainty for the future; 
a greater variety of social landlords, 

- 
- 
- 
d 

u p  to 31 March 1998 there have been 109 successful ballots of tenants leading to the 
transfer of over 3S,OOO former Scottish Homes properties to alternative landlords. and 
creating 27 new landlord organisations. 

0 bjectives 

The principal objectives of out large-scale voluntary transfers support and reinforce our 
strategic themes of quafity, leverage, improvement, partnership and inclusion. These 
objectives are: 

a An opportunity for tenants to transfer to lmdbrds empowerment 
from the independent rented sector who do not have 
leverage the same funding constraints as public 
sector iandlords. 

A greater say for tenants in how their homes are 
managed. 
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i e Increased private investment for major repairs and 
improvement. 

leverage and quality 

0 Greater certainty about W e  rent levels and retention 
of affordable housing for social renting. 

leverage and inclusion 

Communities benefiting from local convol. empowerment 

Spreading the expertise of Scottish Homes’ staff. quality 

Encouraging greater diversity of tenure. incl usion 

Key Principles 

There me 8 number of principles, which underpin our objectives and implementation of e 
the local strategy. These are; 

0 Tenant hvolvement 

* We wit1 encourage tenants to be involved in the housing transfer process 
and liaise with the new landlord as it develops its proposals. 

Value for Money 

- To ensure Value for Money Scottish Homes will only transfer its houses to 
an organisation that is able to satisfy detailed scrutiny of its business plan 
and meet the purchase price, determined by an independent valuer. 

* Competition 

- We will normally seek competition, offeting the opportunity for 8 choice of 0 
landlords unless special circumstances prevail. 

Levels of Service 

- We will seek to ensure that any new landlord is committed to providing a 
service at least as good as the service tenants presently receive. 

+ Opportunities for Staff 

- We have an experienced and dedicated housing management staff, which 
we would transfer along with the properties to an acquiring organisation. 

4 
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In conclusion, the transfer of our houses should meet the main objectives of increasing 
investment and dlowing local residents to have a greater say in how their homes are 
managed. Additionally, the Iocd strategy should form an integral part of the local 
planning process, consistent with Regional Plans, local housing market analysis. and 
Strategic AgrtcmentdJoint Investment Strategies. 
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In pursuing the transfer of the houses in Cumbernauld, the Working Group has taken time 
to address local issues, including the type of houses, the mix of tenants and owner- 
occupiers, and the continuing demand for the range of housing available. This strategy 
must therefore reflect an understanding of the local housing market in Cumtrernauld. 

Cum bernauld 

Cumbernauld was designated as a New Town in 1956 with its primary objectives being 
economic development and helping to alleviate the housing shortage that existed in 
Glasgow.' The Development Corporation built a range of non-traditional and rationalised 
traditional house types throughout the 1960s - including deck-access flats/maisanettes and 
high-rise flats. With a designated population target of 5O,OOO people, 14,000 houses w e n  
built for rent of which more than 10,000 have been sold to former tenants. This presents 
particular housing challenges where levels of owner occupation in high rise flats. for 
cxample. Rave reached almost 80%. 

0 

Cumkmauld is focated in the northern area of Nor?h Lanarkshire, some 20 minutes drive 
by car to Glasgow, and one hour's drive to Edinburgh. It is well served by both the road 
and rail network. 

Population 

At the 1991 Ccdsus, the population of Cumbernauid was 49,781, which reflected an 
irkcrease on previous years. The population for the Curnbernauld area is projected to 
increase in coming years (GRO for Scotland 1994). In fine with national trends there will 
be ~n increase in the number of smaller households. There is expected to be significant 
and steady increase in the demand for housing particularly in the 25-44 age group and an 
increasing demand in the over 60s age group. 

Tenure 

The pattern of ownership within the Curnbernauld housing stock in 1997 is:- 

Owner-occupation (including private-renting) 16,787 (78%) 
Scottish Homes 2,192 (1 0%) 
Local Authority 1,755 ( 8%) 
Housing Association 833 { 4%) 
Total 2 1,567 
(North Lanarkshire Council Draft Housing Plan 1998) 
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The local market is  dominated by ownersccupation. This sector has grown rapidly and 
steadily duriQg the last two decades due principally to the popularity of the Right to Buy 
scheme, Convctsely the social rented sector has contracted significantly. 

Owner-occupation is the most cammonly held tenure and is higher than the national 
average, reflecting the relative economic prosperity of the town. 

’Continued sales of public-sector housing will reduce the availability of good quality 
rented housing. 

Economic Factors 

Around 66% of Cumbernauld’s population is economically active (1991 Census), and 
unemployment in town mirrors the Scottish average of 6.4% (June 1997). A study of the 
average travel-to-work patterns shows that Cumbernauld i s  not a self-contained district. 
Half of those in employment travel to work in the greater Glasgow area and migration 
lcvels outwith the district reach a level of 30% (Scottish Homes Local Housing System 
Analysis 19%). 

With its central position and good communication 8nd travel links Cumbernauld has 
attracted a range of businesses offering local employment in the manufacturing, 
distribution and business services sectors. 

In its wider context many of North Lanarkshire’s traditional industries have contracted of 
closed down. The demlse of coal, iron and steel industries during the 1980s and 1990s has 
resulted in a major restructuring of the local economy and there is now substantial 
potential to develop a strong and diverse economic base. Recent major inward 
investments by Chang Wa Picture Tubes Ltd and Lite-on Technology Corp is expected to 
generate over 4.000 MW jobs by 1999. Additionally the decision to develop the 
Eurocentrd freight distribution centre at Mossend will also act as a major catalyst for 
business development in firture. 

Local Authority W’ritiag List 

In comparison to overall provision, it is clear from North Lanarkshire Council’s house 
waiting lists that there is a substantial shortfall of affordable, goodqualify housing in the 
Cumkrnauld arm. At March 1998 the overall house-waiting list had risen to some 2,810 
applicants worth Lanarkshire Council drafi Housing Flan 1998). The number of local 
authority and Scottish Homes vacancies available for reletting during 1997/98 amounted 
to 390. Clearly demand substantially outstrips supply, Analysis of the waiting lists 
highlights mismatch of demand and supply of particular types of accommodation, a 
situation which has been exacerbated by the loss of the most popular cottage-type 
properties through Right to Buy. 

7 
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Housing Associations 

There we six housing associations with over 1,000 properties avaifable for rent within 
Cum bernauld town. Housing associations own Sess than 5% of  Cumbernauld's housing 
stock. The current situation i s  set out below. The only local housing association i s  
Abronhill Housing Association. 

, 

Abronhill Housing Association 
Bield Housing Association 
Gap Housing Association 
Haven Housing Association 
Link Housing Association 
West of Scotland Housing Association 

Number of Properties 
IS at July 1998 

23 1 
63 
78 
91 
362 
202 

Currently there is no approved development programme for the provision of hrther new 
build properties in Cumbernauld. 

Most housing associations report growing waiting lists, although many applicants are also 
likely to appcat on the Council's lists. 

Conclusion 

The number of houses available for social renting in Curnbernauld has decreased 
substantially. whilst waiting lists continue to grow. The imbafance between demand and 
supply reinforces the role of the rented sector. The transfer of Scottish Homes properties 
to another landlord will increase the contribution made by the independent rented sector in 
the Cumbcrnauld housing market, as well as assisting in improving the housing options 
for our tenants and the local community. In light of the shortfall of good-quality, rented 
accommodation and the growth in waiting lists, a key role for the acquiring organisation 
could be to develop new housing in Curnbernauld. 

8 
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SCOTTISH HOMES HOUSING 

Scottish Homes acquired some 2,300 properties in Cumbernauld in October 1996. In line 
with Government guidance the former Development Corporation developed a strategy for 
the transfer of alt its housing to alternative landlords. In due course properties in 
Abronhill. Balloch, Condorrat and Westfield transferred to North Lanarkshire Council. 
However, it was not possible for the Corporation to progress the transfer of its houses in 
other areas of the town prior to its winding-up. Scottish Homes therefore acquired 
properties in the Carbrain, Gntnfaulds, Kildrum, Seafar, Ravenswood and Village area 
in its role as residual landlord. 

Scottish Homes currently owns 2,124 properties in Cumbernauld. These properties are 
located within six areas ofthe town and all are covered by this strategy. The properties 
are managed directly from the Curnbernauld Area Ofice located in the town centre. 

The total number of properties originally built by the former Curnbernauld Development 
Corporation in the six areas amounted to 7,485. Since the introduction of Right to Buy 
and other ownership initiatives a total of 5,361 (72%) have been sold. Although 
significant proportions of the original stock have been sold in each area a higher 
proportion of the terraced cottages has been sold to sitting tenants. There has been a 
substantially lower level of sales to sitting tenants in flatted or maisonette-type properties. 

A breakdown of the housing stock in each area by original number of houses, size, sales 
and remaining houses is given at Appendix B. 

The housing stock acquired fiom the former Cumbernauld Development Corporation is 
generally characterised by a lack of planned/cyclical maintenance over recent y e w .  This 
is evidenced externally by signs of defective roughcast, rotted woodwork and leaking roof 
features. Additionally the high levels of owner-occupation h3ve been a limiting factor 
where any work to common areas has been considered. There i s  evidence of significant 
investment required to owner-occupied stock. Internally, atthough many properties have 
been rewired and had new kitchenlbathroom fittings, thermal insulation standards are poor 
and there has been no comprehensive programme of window renewals. 

There are no sheltered houses within the housing stock owned by Scottish Homes. 

Carbrain 

The Carbrain area was one of the earliest housing areas to be developed by the former 
Corporation and consists of a range of house types including terraced houses, bungalows, 
tow rise flats, and deck-access blocks of flats and maisonettes. Of the original 2,182 
houses built, almost 60% have been sold. Scottish Homes owns some 490 cottages and 
bungalows and 443 flats and maisonettes. 

9 
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North Carbrain forms the single largest area of rented housing within Scottish Homes 
stock and, although housing density is relatively high, owner-occupation is popular due to 
the! c1ose proximity of the town centre and its associated leisure facilities. 

Within North Carbrain the former Corporation originally built nine decbacccss blocks of 
maisonettes/flats. Two of these blocks subsequently underwent major conversion and 

. were sold on to the Scottish Council YWCA Housing Association (now Haven Housing 
Association). Due to tbe high costs associated with this approach, a third block was 
demolished and the site redeveloped by West of Scotland Housing Association. The six 
rrmaining blocks now in Scottish Homes ownership have been subject to an Option 
Appraisal Study. It has been concluded that these properties will be demolished, and are 
now the subject of a separate initiative (see Current Initiatives, page 17). 

Greenfaulds 
0 The Greenfaulds area contains the newest properties acquired by Scottish Homes which 

are 8 range of house types including terraced cottages, bungalows, and low rise flats. Of 
the originai 796 properties built, over 80% have k e n  sold. It is a poputar area where 
demand is high for the remaining 15 1 properties available to let. Temcy turnover is low. 

Kildrum 

Kifdrurn consists of a wide variety of house types including terraced cottages, bungalows. 
high and low rise flats, and low rise maisonettes. Ofthe original 2,326 properties built by 
the Development Corporation more than 80% have been sold. Amongst the remaining 
425 properties, there arc 171 terraced cottages and 254 flats and nraisonettes. Demand for 
these houses remains buoyant. 

There are three blocks of high rise flats (Stuart, Efliot and Morison House) but of the 
original 161 flats Scottish Homes now owns only 43. At Eiliot House, Haven Housing 
Association owns 27 properties. 0 
At North Kildrurn there are 48 closes of low-rise flats (the ‘Y’ flats). Thesc tire popular 
and turnaver is fairly low. 

South Kildnun comprises mostly terraced houses but also includes 38, two-apartment flats 
built over garages. These are rnustly tenanted by elderly people and. despite features such 
as steep stairs and poor insulation, turnover remains low. 

! 

10 
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Seafar also consists of a wide variety af house types including terraced cottages, 
bungalows, high and low-rise flats, and deck-access flats and maisonettes, Of the original 
1,214 propenies built, almost 75% have been sold. Seafar was one of the Development 
Corporation's early developments and has fared well. The housing layout is spacious with 
attractive adjacent landscaped areas, Apart from the six blocks of executive high rise flats 
(Blair. Drurnmond, Scott, Buchan, Bruce and Douglas House) and one block of 
maisonettes, the area consists of mainly terraced houses of which many arc split-level in 
design. 

Scottish Homes remaining properties comprise 176 terraced houses, 109 high-rise flats 
(out of 270) and 38 other flats and maisonettes. Demand is buoyant for vacancies and 
tenancy turnover is low. 

Ravenswood was I L  later development than Seafar but exhibits many similar features. The 
area consists of terraced houses and bungalows, high and lowarise flats and low-rise 
maisonettes. Of the original 1,010 properties over 80% have been sold. Amongst the 19 1 
remaining properties there are 107 houses, 47 (out of 135)  high-rise flats and 39 other flats 
and maisonettes, Like Seafar, Ravenswood is a popular area with a low tenancy turnover 
and high demand for re-lets. 

Cumbernauld Village 

This area consists primarily of flats and maisonettes with some 90% of the ttnaccd houses 
having ben sold. Of m original stock of 476 properties over 75% has been sold. Of the 
106 properties remaining in Scottish Homes ownership there are 2 I terraced houses, 37 
flats and 48 maisonettes. Tenancy turnover in the Village is relatively low and demand 
ftom thc waiting list is moberate. 

b 
b 
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There is a strong track record of tenant and resident participation across Cumbernauld, 

Within each of the areas where Scottish Homes has houses there are a number o f  local 
organisations. These arc:- 

* 

Carbtain: Carbrain Residents Association 
Carbrain and Hillcrest Community Council 

G rern fau I ds: Grecnfaufds Residents Association 

K i Idrum: Burns Road Residential Association 
Kildrum Community Council 

Ravenswood; Berryhill Road Residents Association 

Seafar: Seafar and Ravenswood Community Council 
Hume Road Residents Association 
Allanfaulds Road Residents Association 
Seafar and Ravenswood Residents Association 

Village: Castlecary Community Council 

Initial consultation with representatives of each of these organisations has highlighted 
strong support for a new, locally-based organisarion acquiring all the houses to tackle the 
problems associated with housing in each of these areas and to take control of future 
management and maintenance. 

Tenants’ Role 

Tenants have a key role in determining the shape of the local strategy and its future 
success and will continue to have an important say in how the strategy develops: 

Tenant representatives will be encouraged to establish a tenants’ forum to represent 
tenants’ wider interests in any transfer and to monitor progress. 

The tenants’ forum will appoint an independent adviser to provide tenants with 
objective and impartial advice on proposals developed by an alternative landlord(s). 

Tenants will continue to be consulted and their views incorporated into the local 
strategy during its regular reviews, 

12 
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Owner-occu piers 

Given the unusually high levels of Right to Buy Sales to fanner tenants, it is recognised 
any long-term strategy for Cumbemauld must be capable of addressing and wherever 
possible meeting - the needs of owner-occupiers. 

’ To this end further work will be commissioned to investigate effective mechanisms for 
encouraging the participation of owner-occupiers in the future repair and maintenance of 
their properties. For instance an Owners Association for owner-occupiers in flatted 
properties may provide an avenue for meeting this requirement, 

Conclusion 

The Cumbemauld Housing Partnership is committed to continuing consultation a2 all 
stages throughout the transfer process, This will be achieved through meetings, 
newsletters, tenant surgeries, and other appropriate mechanisms, Tenants who are directly 
affected by a transfer proposal will be informed on an individual basis at each key stage. 
Ownersccupiers will be similarly informed of devctopments. 

’ 

13 
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LOCAL AUTHORITY VIEWS 

Discussions have taken place with North Lanarkshire Council about our intention to 
transfer our houses in Cumbernauld and the development of an overall strategy. This 
objective will have an impact upon the authority, particularly in respect of future 
nominations for housing and in the administration of housing benefit. 

Consultation with North Lanarkshire Council has taken place in the wider context of a 
new strategic agreement with Scottish Homes. This agreement. concluded in October 
1998, recognises Scottish Homes aim to transfer its Cumbernauld houses, as well as the 
joint working arrangements mutually agreed in the Cumbernauld Housing Partnership (see 
Appendix C).  

Consultation 

North Lanarkshire Council, whilst expressing disappointment at not becoming landlord to 
all former Development Corporation tenants at wind-up in 1996, has confirmed that it 
does not have the resources to be able to acquire Scottish Homes remaining houses in 
Cumbernauld. 

Nevertheless it wisbes to work with others to find a local solution to the housing problems 
of both tenants and owners. The Councii wishes to find a viable long-term, secure 
solution for tenants. It supports tenants’ representatives in the view that a new locally 
based organisation is needed to acquire all Scottish Homes houses. and is working 
together with us and tenant/corninunity representatives in the Cumbernauld Housing 
Partnership to this end. 

Further Involvcm CD t 

1) 

Norrh Lanarkshire Council will continue to have active membership of Cumbernauld 
Housing Partnership and its views and interests will be taken into account. In tine with 
Guidance issued to Councils in 1997 Scottish Homes will also ensure that, 

The Council, as an active partner, will be involved in the appraisal of detailed 
proposals to acquire our houses when these are received, 

Where a new landlord wishes to acquire our houses, it must be prepared to accept at 
least one Council nomination onto its Management Committee43oard. 

14 
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HOCSINC MANAGEMENT STAFF 

Scottish Homes Housing Management staff based in the Cumbernauld Area Office are 
employed solely to manage our Cumbernauld properties. Scottish Homes expectation is 
that the new landlord will provide employment opportunities for all Cumbernauld staff 
and that they will transfer on broadly comparable terms and conditions and with continuity 
of employment. This is not only because Scottish Homes and the acquiring landlord have 
legal and moral obligations 8s employers but also because we belicve that our staff 
expertise and experience should be retained within Scottish housing to the benefit of all. 

Scottish Homes expects that any incoming landlord will consult and invotve staff in the 
development of proposals to acquire our Cumbernauld properties. 

Scottish Homes will also ensure that all staff have access to an independent staff adviser to 
explain the deiail of funrre employment proposals from an alternative landlord. 

E 
15 
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Following a public meeting, arranged by local residents in September 1997, North 
Lanarkshire Council and Scottish Homes agreed to work in partnership with the 

' community to develop B co-ordinated plan to address the housing problems associated 
with Scottish Homes Cumbernauld properties. At a subsequent meeting in October 1997 a 
proposal for a Cumbernauld Housing Partnership joint initiative was agreed. Local 
residents, the local MP, councillors nd senior staff from Scottish Homes, North 
Lanarkshire Council and the Scottish Office attended this meeting. A copy of the 
Partnership principles and related key issues is attached at Appendix C. 

The Partnership has worked in recent months to gauge the views of Cumbernauld tenants 
about their future in light of the Scottish Homes policy of transferring its houses. 
Following initial discussions, the Partnership consulted with all tenant. resident and 
community groups in areas where Scottish Homes has an interest. At a public meeting in 
March 1998 these organisations unanimously agreed to back the establishment of a new 
local organisation to acquire all Scottish Homes houses. Representatives expressed the 
clear wish for tenants to hold together within one locally-based Cumbernauld-wide 
organisation. 

The Partnership commissioned consultants to determine the best way forward. In its final 
report to the Partnership, housing consultants ODS Ltd have recommended that a new 
locally-based and tenant-controlled housing company is established to acquire ail Scottish 
Homes remaining properties in Curnbernauld. 

Scottish Homes will encourage and support the emerging Steering Group of the new 
Cumbernauld Housing organisation in the coming months. T h i s  support wifl be targeted 
at assisting the Group to reach a level where it can confidently prepare and submit 
proposals to acquire all Scottish Homes remaining properties in Cumbernauld. e 
Carbrain Deck-access Blocks 

In January 1998 North Lanarkshire Council, on behalf of the Curnbernauld Housing 
Partnership, submitted a bid for Challenge Funding to tackle tbc problem of deck+mess 
housing in Carbrain. The Partnership has successfully secured funding o f  over €0.5 
million over the next three years to progressively demoIish these properties. Details of 
these properties are provided at Appendix D. Both Scottish Homes and North Lanarkshire 
Council have agreed in principte to amalgamate the ground vacated by demolitions and 
the adjacent open space areas to assemble a site capable of being redeveloped in line with 
the Partnership's aims. 

16 
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CONCLUSIONS AND KEY ISSUES 

Any framework established for the transfer of Scottish Homes houses must address the 
key issues emerging in this document. The following conclusions can be reached: 

The Wider Context 

The principal objectives in the transfet of our houses arc consistent with Scottish 
Homes overall national objectives and make a substantial contribution to building 
robust, self-sustaining communities. 

Any transfer must provide opportunities for tenants in rcspect of local decision 
making, service delivery and targeted housing investment 

Population projections and predictions of new household formation indicate B steadily 
rising demand for housing in Cumbemauld. 

Within the Cumbernauld area the housing association sector is not yet significant and 
any future transfer of our houses provides an opportunity to strengthen the social 
rented sector. 

Any new landlord is likely to sustain a social rented sector in the longer term and 
should be promoted for its early impact on meeting local housing need. 

The Houses 

The clear focus of this document is upon the future of 2,124 properties in 
Cumbernauld of which 136 deck-access properties are subject to demolition proposals 
over the next three years. 

The houses covered in this strategy date from the 1960s and comprise a range of 'none 
traditional' and 'rationalised-traditi~nal' designs, They include B range of house types, 
fiom high and low rise flats to terraced cottages and bungalows. 

The properties have not benefited from ongoing planned maintenance and there is now 
clear evidence of componentleiement failure. Substantial investment in both tenanted 
and owner-occupied property is needed. 

Any fhture landlord must have the capacity, experience and expertise to continue to 
provide a good quaiity management service to tenants, as well as organise and execute 
a substantial major repairs programme. 

17 
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Although Scottish Homes tenants live in six different areas of the town, their clearly 
expressed view is to stick together and establish a single, locally-based organisation 10 
acquire all our houses. 

I The level of current tenant involvement in shaping the housing future is significant and 
this will continue to be devefoped through the transfer of our houses. This will include 
tenant training, forums and joint working in the Cumbernauld Housing Partnership. 
Significant tenant involvement is anticipated as a new Cumbernauld housing 
organisation emerges. 

The pace of change will reflect the needs of tenants. 

Local Authority 

Scottish Homes will continue to work in partnership with North Lanarkshire Council 
to progress the transfer plans to a conclusion. 

The Council is supportive of tenants' desire to set up a new, locally-based 
Cumbernauld housing organisation to acquire all our houses. 

staff 

Any interested landlord must be able to provide opportunities for all of Scottish 
Homes staff based in our Curnbernauld Area Ofice. 

Staff must be offered continuity of employment on terms no less favourable than those 
currently in operation. 

Alternative Landlord 

Although there are six housing associations operating in Cumbernauld, there is 
considerable tenant and political support for a new community-led housing 
organisation to emerge and acquire all Scottish Homes houses in the town. 

The new organisation will require to demonstrate its prospects for growth as well ISS 
making a contribution to meeting wider needs or addressing market gaps. 

t 
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LOCAL STRATEGY 

The focus of this strategy is the 2,124 properties in Curnbernauld where we aim to transfer 
all our properties to a good*quality, bona-fide alternative social landlord. 

,Ballot Area 

The Cumbernauld Housing Partnership has consulted with tenant and community 
representatives and concluded that there will be one single batlot area covering all Scottish 
Homes houses in Cumbernauld. 

Key considerations in reaching this decision were:- 

The strongly held view amongst tenant representatives that all areas should hold 
together to find an acceptable alternative landlord. 

It is important that smaller Gckets of housing do not remain as residual stock in 
future, affecting the prospects of effective management. 

Where a new organisation is to be promoted it will be necessary for this to be reflected 
in the size of the ballot area to ensure robustness, viability and the ability to secure an 
appropriate funding package. 

The view held by the Cumbernauld Housing Partnership that the acquiring landlord be 
locally-controlled and has sufficient experience and expertise to address the range of 
housing challenges across Cumbernauld. 

A recognition b j  Scottish Homes that to break up the housing stock into a number of 
smaller ballot areas (and introduce competition) would be unlikely to succeed thus 
rendering the overall strategy to transfer all houses difficult to achieve. 

Alternative Landlord 

Under normal circumstances Scottish Homes would explore and encourage the submission 
of competitive proposals from alternative landlords for our houses in Cumbernauld. 

However, a strong partnership has developed between North Lanarkshire Counci I, 
Scottish Homes and the locd community. It is the Pmership’s view that there i s  a real 
opportunity to establish a new partnership organisation, locally-based and controlled, to 
acquire all Scottish Homes houses and address the wider housing challenges in the town. 
Accordingly, Scottish Homes will seek to obtain the Secretary of State’s approval to 

19 
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CUMBERNAULD HOUSING PARTNERSHIP 

* Ptopostilan - 73mt the upportunig and circumstances exist to prumare Q Local Housing 
PWttwShiQ joirrZ& sponsored by Scollish Home8 and North Lanarkshire Council to 
identifi und implement the best solution to the various housing challenges in 
Cum berndu ld. 

1 ,  Significant investment is required to the 2,200 Scottish Homes houses in 
Cumbernauld, much of which is Multi-Storey and High Rise Flats. 

0 
2. Scottish Homes does not have, and is not likely to attract the level of resources 

and public fhnding requircd to address the associated requirements of large scale 
investment in major repairs and stock improvements. 

3, Levels of tenant disappointed about being unable to transfer to North Lanarkshire 
Council in 1996, are matched by their legitimate demands for overdue repsirs and 
improvements to their houses, and a say in how a future strategy for their 
communities will cvolve. 

4 .  North Lanarkshire Council retains an interest in ensuring a quality housing 
service continues to be available to all tenants in Curnbernauld, but recognises 
that the Council is unable to attract the additionai pubtic funding required to 
acquire and upgrade these houses to the levels required. 

In order to attract the increased investment required. Scottish Homes intends to 
transfer its housing in Curnbernauld to an alternative landlord which is not 
constrained by Public Sector Borrowing Requirements, 

0 
5 .  

6 .  The new landlord must offer a high level of community control and public 
accountability, 

7. There are very high levels of owner occupation within the housing stock (up to 
70% in some areas), and much of it also requires significant investment. 

8, While North Lanarkshire Council has responsibility for administering Repair and 
Improvement grants to owner occupiers, the resources available for this purpose 
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makes it impossible to meet the demand for these grants. All sources of 
additional funding will be explored within the strategy for Cumkmauld. 

Partnership Principles 

1 .  Scottish Homes and North Lanarkshire Council wit1 work in partnership with the 
community to achieve the best possible resolution to the issues identified above. 

2. A joint planning group will be established whose task it will be to bring fonvard a 
range of  redistic proposals designed to address these challenges. 

3 .  Following detailed liaison and consultation with all interested parties. especially 
tenants, local tenants and residents associations, council officials and elected 
members, a detailed repon will be published setting out the way in which an 
optimum housing strategy for Curnbernauld will be implemented. 

4 .  The housing strategy will be required to identify how the following key 
requirements will be secured:+ 

a) The intmductian or establishment of a new housing organisation, designed 
to acquire Scottish Homes existing houses in Curnbernauld, and to address 
the specific weds of those houses and the affected residents 

b )  Sufficient new investment to address the requirement for repairs and 
improvements to the housing stock 

c) tong term security for existing tenants 

d )  New opportunities for the community and the local authority to play an 
active role in the planning and delivery of its housing and related services 

e )  Continuing security of employment and new employment opportunities 
for existing Scottish Homes housing staff 

The need to develop a strategy in line with the needs of the local housing market, in order 
to maintain the availability of affordable rented housing and sustainable home ownership, 
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PROPERTIES SUBJECT TO DEMOLITtON 
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The properties listed below comprise dsckeaccess type maisonettes and flats and are 
subject to progressive demolition during the period 1W-20001. 

... 

Craigiebum Road, Carbrain 
LL 

189-191 
$6 U 

CC 44 +* 

I 
2 203 
3 .219 
4 177 
5 186 
6 202 

Stonylee Road, Carbrain 
$6 LL U 

.L *& LA 

, 
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Catrncll: North Lanarkshire 

Project : Cumbemauld NEW Housing Partnership 

PAGE 32,,7 

Aims of the Project 

The Cumbernauld New Housing Partnership project has 2 principal objectives: 

to resolve a serious housing problem withm the Carbrain PPA regeneration area, Cwnbernauld; 
to develop a New Housing Partnership landlord organisation to acquire 2,000 houses owned by 
Scottish Homes in Cumbmauld, These houses were previously owned by Cumbcrnauld 
Development Corporation. 

I) 

These 2 objectives are both individually important and complementary. The serious housing problem 
concerns 6 deck access blocks which have been the subject of physical and social deterioration. It i s  
proposed to demolish these and provide a cleared site for a mixed tcnure development. The attraction of 
New Housing Partnership funds and achievement of demolition of these problem blocks will serve to 
'pump-prime' the establishment of the new Cumbernauld housing organisation. 

The project also has secondary but complementary objectives of; 

0 to bring investment and New Deal training opportunities to thc Carbrain PPA regeneration area: 
to enhance the valuation of the remaining stock by removing a liability; 
to assist owners to participate in communal repair and improvement projects. 

Partners 

In recent years there has been a history of active community involvement in housing issues in 
Cumbernauld. The partnership project has been established to address the issues identified by the local 
community and involves the partners: North Lanarkshire Council; Scottish Homes; local tenant and 
residents groups 

Funding 

The funding totals E574.000 over a 3 year period. This will support: 

demolition, site clearance costs and professional fees over the 3 year period, at €120,000 per year; 
project management for the establishment of the New Housing Partnership landlord organisation, 
over the first 2 years, at €32,000 per year; 
assistance to owners to participate in communal repair works during year 2, at a cost of f150,OOO. 

Outputs and Timescale 

It is proposed tu demolish 2 deck access blocks each year, with rehousing of tenants spread over the 3 
year period. The first 2 blocks will be demolished in February 1999. During 1999, the project manager 
will liaise with all partners to agree a development brief for the cleared site, incorporating sccurity by 
design features and bamcr-frcc access w i t h  a mixed tenure development. The project manager will co- 
ordinate demolition. 

The project managcr will assist the establiakment of the New Hausing Partnership organisation. 
Decisions on the organisational structwc and valuation of the Cumbernauld stock should be finalised by 
December 1998, with a new organisation established during 1999, and a stock transfer by January 2000. 
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APPENDIX E 

SCOTTISH HOMES TERMS AND CONDITIONS OF SALE 

In  submitting detailed proposals for the transfer of Scottish Homes' houses, landlords 
will be deemed to accept the following conditions as the basis on which the transfer will 

,be undertaken. 

These conditions will form the basis fox the contract which will be prepared for each 
transfer by Scottish Homes' Legal Services, and should be read in conjunction with the 
standard "Boilerplate Contract": 

1 

2 

3 

4 

5 

6 

7 

8 

9 

Stock includes all houses, garages, soft and hard landscape, amenity land and any 
other related land owned by Scottish Homes unless specifically excluded. 

Stock is tenanted and subject to continuing tenancy. Any saies of properties will 
be subject to the approval of Scottish Hames which will only be granted in 
exceptional circumstances. 

The only exception to 2 above will be statutory preserved Right to Buy 8s detailed 
by regulations. 

The stock will continue to be used to provide social rented houses. 

Acquiring organisations must be prepared to accept a local authority nominated 
representative to their Cornittee of Management or Ebard. 

The acquiring landlord will keep capital receipts fiom statutory preserved Right to 
Buy Saies, as projected in the detailed proposal. Receipts fiom additional Right 
to Boy saies will be subject to clawback arrangements as detailed in Boilerplate 
Contract Clause 10 - Treatment of Surplus RTB Sales. 

All Right to Buy applications received before the date of transfer and where a 
fomal offer of sale has been issued, will be processed by Scottish Homes in line 
with Clause 6 of the Boilerplate Contract - Excluded Houses and Houses Subject 
to RTB Applications, 

The acquiring landlord will cany out agreed capital works to the properties within 
a timescale agreed with Scottish Homes in accordance with the detailed proposal. 

The acquiring landlord will maintain the properties as necessary. through ongoing 
jobbing and planned maintenance. 
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waive the requirement for competition. although the requirement for comprehensive 
proposals, capable of satisfjing all financial and non-financial criteria, will remain. 

Scdtish Homes terms and conditions for sale are provided at Appendix E. 

Implementation and Timetable 

Given the nature of what is proposed, the implementation of the strategy and its timing 
must reflect the local circumstances. 

Cum bernauld Housiag Steering Group 

Given that a new landlord organisation with broad locd support is emerging, and that 
there is no requirement for competition, it will be unnecessary to seek initial outline 
proposals. e 
Following a period of tenant consultation, Scottish Homes expects the Steering Group to 
submit a detailed proposal by the end of March, 1999. A detailed appraisal of the 
proposal will be undertaken and a report submitted to Scottish Homes Board and the 
Secretary of State in September, 1999. Subject to the Secretary of State's approval of an 
acceptable proposal, B ballot of tenants could be held in October 1999, with transfer being 
concluded around January 2000. 

A proposed timetable is given at Appendix F. 

Appendix A is located on the inside back covet and facing page. 

20 
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13 

14 

15 

16 

17 

18 

19 

20 

All existing term contracts, eg for reactive maintenance and open space 
majntenmce, etc will be assigned for their duration to the acquiring landlord. 

The minimum awning rent will be that charged by Scottish Homes at the date of 
transfer, thereafter the tents charged will be in accordance with the acquiring 
landford’s detailed proposal. 

The acquiring landlord will assume feu superiority. 

. The acquiring landlord will assumc ail Scottish Homes‘ duties, responsibilities 
and liabilities in relation to owner occupien in the area, 

Any common repairs had held by Scottish Homes on behalf of owner occupiers 
will be transferred to the acquiring landlord. 

Scottish Homes will assign existing building insurance for owners of factored 
fiats to the acquiring landlord for the balance of the insured period. Thereafter the 
acquiring landlord will assume responsibilities for such insurance. 

The acquiring landlord will offer comparable terms and conditions, and continuity 
of employment to Scottish Homes’ staff. 

The acquiring landlord will be responsible for meeting legal fees, stamp duty, 
initial set up Costs and at1 costs associated with preparing their pruposais for the 
transfer of the properties. 

Current tenants’ rent mars at transfer, will be purchased at a discounted value by 
the acquiring landlord. 

The duration of the contract governing the terms of the transfer will be 30 years. 

There will be 5-year review periods for RTB salts, investmenUmaintenance 
projections with a dawback provision for proposed investment which dots not 
materialise. 



TRANSFER TIMETABLE 

1 Tenant Consultation 

2 Establish Board of New Organisation 
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APPENDIX F 

6 

August to October 1998 
c 

November 1998 

3 Submission of Dctailed Proposal and Business Pian March 1999 

April - August 1999 0 4 Appraisal of Detailed Proposal and Business Plan 

5 Independent Advice to Tenants April - October 1999 

6 Repon to Sconish Homes’ Board 
and Secretary of State September 1W9 

7 Tenants’ BalIot October 1999 

8 Transfer Concluded January 2000 
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Map of North Lanarkshire Council area slhowlng the lacation of Curnkmauld 
Appendix A(ii) 
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Tenant / Community Involvement 

There is currently a healthy Sevel o f  community involvement fiom both residents associations and 
community council representatives who are involved in the parhership steering group. The community 
will continue to be consulted and will be involved in shaping both the redevelopment proposals for the 
Carbrain site and the New Housing Partnership landlord organisation, including membership of its 
management committee. 

Current Bld 

A further bid for New Housing Partnership Resources has been applied for by the Council on behalf of 
the Partnership Group. 

The bid requests resources to develop the Carbrain site resulting fmm the demolitions funded by the first 
bid for New Housing Partnership resources. It also requests resources to demolish and redevelop the 
existing Fleming Road maisonettes in Seafar. 

Furtdfng 

The funding request totals €2,105,000. This will support; 

development cost 1 professional fees in Carhain E1,190 000 
0 feasibility study and tender preparation, Seafat €10,000 

demolition of Fleming Road maisonettes S60,OQU 
professional fees E l  30,000 
development costs €7 15,000 

outputs 

I t  is anticipated that 50 new build houses for rent will be completed by 2001/2002 (36 in Carbrain, 14 in 
Seafar) and 36 houses for low-cost home ownership in Carbrain by 2002/2003, 
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Submission of Detailed Proposal and Business Plan to Scottish Homes 

Rcport to Scottish Homes' Board and Secretary of State 

Transfer Concluded 

Appraisal of Detailed Proposal and Business Plan 
0 Independent Advice to Tenants 

Tenants' Ballot 
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March 1999 
Apt4 - August 1999 

April - October 1999 
September 1999 

October 1999 
Jsulu~vy 2000 
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BRIEFING NOTE 

CUMBERNAULP PARTNERSHIP WORKING GROUP 
AND STEERING GROUP 

Background i 

As part of the Cumbernauld Development Corporation wind-up, the responsibility for the housing 
stock in Cumbernauld was transferred to alternative landlords: 

e 

e 

1,300 [approximately) houses were transferred to North Lanarkshire Council following ballot of 
tenants - October 1996; 
2,300 (approximately) houses transferred by default with no ballot of tenants. 

An agreement was reached in 1997 to form the Cumbernauld Housing Partnership Working Group: 

0 

Q 

Q 

to develop a plan which will secure the best future for Scottish Homes' housing in Cumbemauld; 
to attract the finance required to manage, maintain and improve the housing to modcm day 
standards; 
to create opporhmities for community and the local authority involvement in planning and 
securing quality ECIV~CCS; 
to provide long tm security for existing tenants; 
to ensure availability of good quality, affordable rented housing for the hture; 
to address problems associated with the many houses bought by former tenants. 

Owner Occupied HbuScloCds 

Kiisyth and Villages 
Cumberneuld 

2,899 (57%) 
15,956 (77%) I 

Source : 1997 NLC, Housing Tenure Databme. 

Cumbernauld Strategy 

A draft strategy ha$ bctt drawn up for the partnership. The strategy outlines the cunent position and 
the way forward for Cumbernauld, It identifies, that following consultation: 

0 all areas should be held together to find an altemativc landlord; 
the new landlord should be locally controlled. 

The strategy includes a timetable for transferring the Scottish Homes houses to a new landlord; 
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Valuation 

Scottish Homes commissioned an independent valuation of the housing stock. This has set the 
current valuation at approximately €6 million. 

New Housing Partnership Submission 

The Council successfully bid (for €0.5 million), in January 1998, for resources to denoljsh 6 deck- 
access blocks in Carbrain and utilise the site for new build housing. Demolition is currently 
progressing for the first 2 blocks with the remainder programmed for commencement over the next 2 
years. This bid also provided resources for a Project Manager to liaise with Scottish Homes and the 
Partnership Steering Group, and to assist the development of the partnership. 

A further bid was submitted in December 1998 for E2,105,000 to assist housing development in 
Carbrain arld Seafar. Approval of this bid is yet to be received. 

0 
Steerhg Group 

In order 10 progress the establishment of a new landlord organisation, a Steering Group has been 
established, This group comprises local community representatives (both tenants and owners), local. 
voluntary organisations and North Lanarkshire Council. It is envisaged that the Steering Group will 
form the Board of Management of the new organisation. Scottish Homes' consuhnts proposed this 
group should comprise: 

15 Members 

I 
Local Voluntary 
and Community 
Organisations 

2 Rcprcsentatives 

Scottish Homes Housing 

I 
Tenants 

8 Representatives 
comprising 

Carbrain 2 
Kildrum 2 

SeafwRavenswood 2 
Grecnfaulds 1 

Village 1 

I 
North Lanarkshire 

Council 

3 Representatives 

Association 

2 Representatives r 
Scottish Homes acquired some 2,300 promes  in Cumbernauld in October 1996, In line with 
government guidance, the former Development Corporation developed E strategy for the transfer of  
all its housing to alternative landlords. In due course, properties in Abronhill, Balloch, Condorrat 
and Westfield transferred to North Lanarkshire Council. However, it was not possible for the 
Corporation to progress the transfer of i ts  houses in other areas of the town prior to its winding up, 
Scottish Homes therefore acquired properties in the Carbrain, Greenfaulds, Kildnun, Seafar, 
Ravenswood and Village areas in its role as residual landlord, 
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Scottish Homes currently owns 2,124 propdos in Cumbernauld. These properties are located 
within B areas of the town and all area covered by this strategy. The properties are managed directly 
fwm the Cumbernauld Area Office located in the town centre. 

The total number of properties originally built by the former Cumbernauld Development Corporation 
in the 6 areas amounted to 7,485. Since the introduction of Right to Buy and other ownership 
initiatives, a total of 5,361 (72%) have been sold. Although significant proportions of the oripnal. 
stock have been sold in each area, a higher proportion of the terraced cottages has been sold to sitting 
tenants, There has been a substantially lower level of sales to sitting tenants in flatted or maisonette 
type properties. 

I 

c 

A breakdown of the housing stock in each area by original number of houses, size, sates and 
remaining houses is given at Appendix b. 

The housing stock acquired from the former Cumbernauld Development Corporation is generally 
characterised by a lack of planned / cyclical maintenance over recent years. This is evidenced 
externally by signs of defective roughcast, rotted woodwork and leaking roof features. Additionally, 
the high levels of owner occupation have been a limiting factor where any work to common areas has 
been considered. There is evidence of significant investment required to owner occupied stock. 
Internally, although many properties have been rewired and had new kitchen / bathroom fitt~ngs, 
thermal insulation standards are poor and there has been no comprehensive programme of window 
renewals. 

There are no sheltered houses within the housing stock owned by Scottish Homes, 

Curbrain 

The Carbrain area was one of the earliest housing areas to bc developed by the farmer Corporation 
and consists of a range of house types including terraced houses, bungalows, low-rise flats, and deck- 
access blocks of flats and maisonettes. Of the original 2,182 houses build, almost 60% have been 
sold, Scottish Homes owns some 490 cottages and bungalows and 443 flats and maisonettes. 

North Carbrain forms the single largest area of rented housing within Scottish Homes’ atock and 
although housing density i s  relatively high, owner occupation is popular due to the close proximity of 
the town centre and its associated leisure facilities. 0 
Within North Carbrain, the former Corporation originally built 9 deck-access blocks of maisonettes / 
flats. Two of thesc blocks subsequently underwent major conversion and were sold on to the Scottish 
Council YWCA Housing Association (now Haven Housing Association). Due to the high costs 
associated with this approach, a third block w a s  demolished and the site redeveloped by West of 
Scotland Housing Association. The 6 remaining blocks now in Scottish Homes ownership have been 
subject to an Option Appraisal Study. It has been concluded that these properties will be demolished, 
and are now the subject of a separate initiative. 

Greenfaultis 

The Greenfaulds are contains the newest properties a c q W  by Scottish Homes which are a range of 
house types including terraced cottages, bungalows and low-rise flats. Of the original 796 properties 
build, over 60% have been sold. It is a popular area where demand i s  high for the remaining 151 
properties available to let. Tenancy turnover is low. 
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Kildrum consists of a wide variety of house types including terraced co?Aages, bungalows, high and 
low-rise flats, and low-rise maisonettes, Of the original. 2,326 properties built by the Development 
Corporation, more than 80% have been sold. Amongst the remaining 425 properties there are 171 
terraced cottages and 254 flats and maisonettes. Demand for these houses remains buoyant. 

There are 3 blocks of high-rise flats (Stuart, Elliot and Morisan House) but of the original 161 flats, 
Scottish Homes now owns only 43, At Elliot House, Haven Housing Association owns 27 properties. 

At North Kildrum there are 48 closes of low-rise flats (the ‘Y’ flats). These are populw and turnover 
is fairly low, 

South Kildrum compriscs mostly tcrraccd houses but also includes 38 two-apartment flats built over 
garages. These are mostly tenanted by eldaly people and despite features such as steep stairs and 
DOW insuhtion, turnover remains low, 

e Seafar 

Scafar also consists of a wide variety of house types including terraced cottages, bungalows, high and 
low-rise flats, and deck-access flats and maisonettes, Of the ori%nal 1,214 properties built, almost 
75% have been sold. Seafa was one of the Development Corporation’s early developments and has 
fared well. The housing layout is spacious with attractive adjacent landscaped areas. Apart from the 
6 blocks of executive high-rise flats (Blair, Drwnmond, Scott, Buchan, Bmce and Douglas House) 
and one block of maisonettes, the area consists of mainly terraced houses of which many are split- 
level in design. 

Scottish Homes’ remaining properties comprise 176 tmaced houses, 109 high-rise flats (out of 270) 
and 38 other flats and maisonettes, Demand is buoyant for Vacancies and tenancy turnover is  low. 

Ravenswood 

Ravcnswood was a Iater development than Seafar but exhibits many similar features. The area 
consists of terraced houses and bungalows, high and low-rise flats and low-rise maisonettes, Of the 
original 1,010 properties, over 80% have been sold. Amongst the 191 remaining properties there are 
107 houses, 47 (out of 135) high-rise flats and 39 other flats and maisonettes. Like Scafar, 
Ravenswood i s  a popular area with a low tenancy tumover and high demand for re-lets. 

0 

Cumbemauld VilIage 

This area consists primarily of flats and maisonettes with some 90% of the terraced houses having 
been sold. Of an original stock of 476 propertics, over 75% have been sold. Of the 106 properties 
remaining in Scottish Homes ownership there are 21. terraced houses, 37 flats and 48 maisonettes. 
Tenancy turnover in the Village is relatively low and demand from the waiting fist is moderate. 

Further lnformatiaii 

For further information on this briefing note, please contact: 

Alex iUUler 
Project Mmuger 
Telephone No 01236 812526 
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