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6 Palmerston Place, Edinburgh EH12 5AA 
Telephone: 0131 225 4544 
DX ED180 - Edinburgh 1 

Director (Scotland): Alan Ferguson, BA (Hons.), MClH 

Fax: 0131 225 4566 

4 April 1996 

Dear Colleague 

The Chartered Institute of Housing in Scotland has long been concerned 
about the lack of media and political profile for housing, and about 
continuing reductions in investment for affordable rented housing. 

With h s  letter I have enclosed two briefings, touchmg on both of t ix  
above issues, which I hope you will find of interest. The first smnarises 
the main findings from an Opinion Poll whch the Institute recently 
commissioned. The poll hghlights the level of concern that the general 
public have about housing and their belief that there should be higher 
levels of investment, particularly targeted at those on lower incomes. It. 
also SLOWS that whilst 83% do not believe that political parties pay enough 
z~tention to housing, 50% said their vote would be Influenced by the 
housing pdicies of the parties. 

The second briefing is on the topic of investment in housing, highlighting 
the problem G f  the lack of investment and setting out some possible 
strateges to redress ths. 

if you have any comments on the briefings or require any information on 
the role and work of the Institute, please do not hesitate to contact Alan 
Ferpson: Director of the Chartered Institute of Houshg in Scotland. 

Yours sincerely 

$p &y 
"Torn Hainey ------A 

Chair, Scottish Branch, Chartered Institute of Housing 

Incorporated by Royal Charter Chartered Institute of Housing is a Registered Charity No. 244067/R 
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+EDINBVRGH+ 
T H E  C I T Y  OF E D I N B U R G H  C O U N C I L  

A One Day Conference Organ i sed  Jointly by 
The Chartered institute of Housing in Scotland 
and Edinburgh City Council 

Regenerate 
or 
Degenerate? 
The Future for 
Scotland's .Ho us i n g 
Edinburgh International Conference  Cent re  
Friday 31 May 1996 
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Regenerate or Degenerate? 
The Future of Scotland’s Housing 

Scotland’s housing has lost millions of pounds in investment over the last decade 
and is set to see even more cuts. How can we restore the quality of Scotland’s 
housing? What models for partnership and investment should we develop? What 
housing management approaches will we need in future? 

Local Government Re-organisation, cuts in council and housing association 
investment, and the different approaches being taken by the main political parties all 
require a fresh, co-ordinated response from Scotland’s housing professionals. 

Who is th i s  confe rence  for? 

Everyone involved with improving Scotland’s housing. 
0 All who want to secure finance and develop partnerships to transform the quality 

of Scotland’s homes. 

The Chal lenges 

0 Creating the right financial arrangements to increase investment in social rented 
housing. 

0 Developing the models for partnership and investment in Scotland’s housing. 
0 Forming new housing management arrangements for the future housing scene. 

Raising the profile of housing issues among local and national politicians. 

r 

Why Attend? 

You can help shape the future of Scotland’s housing. 

The Chartered Institute of Housing in Scotland and Edinburgh City Council will 
publish a dossier highlighting the conclusions made by the conference and present 
this to the Government and politicians. This dossier will help form the agenda for all 
involved in improving Scotland’s housing towards the year 2000. 

Price: E135 + VAT per delegate 
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15.20 

16.10 

Regenerate or Degenerate? 
The Future of Scotland’s Housing 

PROGRAMME 

Registration and coffee 

Towards 2000, The Future for Scotland’s Housing 

John McAllion MP, Shadow Spokesman for Housing 

Robina Goodlad, Senior Lecturer, University of Glasgow 

Investing in Scotland’s Housing: All Stick and No Carrot 

Mark Turley, Director of Housing, Edinburgh City Council 

Coffee 

Workshops: 

Quality counts not ownership 

Making the best use of available resources 

. . .  , . .  . 

Workshops: 

Tackling neighbour nuisance 

Building and Sustaining Communities - mus t  we abandon the sacred 
cow of housing? 

Lunch 

Workshops: 

The Role of Councillors in the future housing scene 

Standards of Housing Management, what are the alternatives to 
CCT? 

The Role of the Private Sector in a council’s housing strategy 

Local Government and Public Housing: The Way Forward 
Rosemary McKenna, President, CoSLA 

Mary Reid, Secretary, Freedom of Choice Campaign 

Close 
.t 

1 

I. 
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The Chartered Institute of Housing in Scotland and Edinburgh City Council 

Regenerate or Degenerate? 
The Future for Scotland’s Housing 

Friday 31 May 1996 

Booking Form 

Delegate name/s 

Mr/M rs/MisslMs ...................................................... 

M r/M rs/M iss/Ms ...................................................... 

M r/M rs/M iss/Ms ...................................................... 

0 rg an is at i on .................................................. 

Address 

Position/Job Title 

.............................................................. 

.............................................................. 

.............................................................. 

............................................................. 

Invoice Address (if different) 

................................................ .................................................................. 

......................................................... ......................... 

............... .......................................... .................................................... 

Tel No ....................................... .... ......................................... 

Special Dietary Requirements: 

...................................................................................................................................... 

The cost of attending a seminar will be f 135 plus VAT per delegate and includes 
morning coffee, lunch and afternoon tea. 

Please post or fax to: Chartered Institute of Housing in Scotland 
6 Palmerston Place, Edinburgh EH12 5AA 

Tel: 01 31 -225 4544 Fax: 01 31 -225 4566 

DX ED180, Edinburgh - 1 
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Housing: The Public's Opinion 

Housing and Homelessness - A Serious 
Problem? 
The Chartered Institute of Housing in Scotland / Market Research Scotland National Opinion Poll on Housing 
was carried out in December 1995. The poll was conducted through face to face interviews with just over 1000 
people, representative of the Scottish adult population and of differing housing circumstances. age and gender. 
The interviews were carried out in the major cities including Glasgow. Edinburgh, Dundee. Aberdeen and 
Inverness. 

Nine out of ten people surveyed identified housing and homelessness as a serious problem. of this group. 5670 
saw housing and homelessness as a very serious problem. Comparing this with education (63%), health (83%), 
environmental pollution (64%) and transport (43%), the survey revealed that the public rated housing and 
homelessness as amore serious problem. Only crime (93%). and unemployment (94%) were identified as issues 
that more concerned those surveyed. 

The level of homelessness and the lack of affordable housing were the most serious housing problems identified 
in the poll. both with 63% of the publics concern. The number of houses in poor condition (46%) and the reduction 
in housing benefit (35%) were identified by the poll as the next two most serious housing problems. The poll 
revealed that only 28% of respondents identified difficulty in meeting housing costs as a serious problem. and 

interestingly only 19% of 
those interviewed 
highlighted neighbour 
problems as being one of 

Y 17 28% 
Difficulty in meeting 

housing costs 

Neighbour problems .U 19% 

1 -  - ~ I 1 

0% 25% 50% 

63% the most serious problems 
facing housing. 

1 Over four in five (88%) 
of respondents thought 
that  the level of 
homelessness had 
increased over the last 5 
years. 6% believed i t  had 
remained unchanged and 
only 2% believed that the 
level of homelessness had 

I I decreased over the passed 
75% loo% five years. Examining 

1 

Which do you think are among the most serious housing problems? tenure differences. reveals 

that 90% of those in the private rented sector and 89% of owner occupiers believed that there has been an increase 
in homelessness in Scotland in the past five years. 
When asked in the opinion poll what the!. thought were the main causes of homelessness in Scotland toda!.. 6 1 % 
of respondents cited unemployment. with 47% of respondents pointing to family/relationship breakdown. Young 
people leaving home and the high cost of rents was highlighted as a cause of homelessness by 39% of respondents. 
Less frequently cited as causes of homelessness m'ere lack of affordable housing (34%). lack of new House 
building (28%). high mortgages (23%), and changes to housing benefit (22%). Onlb. 20% of those surveyed cited 
hospital discharze or government policy as being among the main causes of homelessness. 

3 CIH in Scotland - 
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Poor Health 

Poor Educational Achievement 

Crime 

Poverty 

Housing:  The Public 's  Opinion 

YeS No Don't know 

79% 10% 10% 

57% 27% 16% 

73% 15% 12% 

88% 5% 7% 

The Impact of Inadequate Housing 
Much attention has been focused on the links between inadequate housing provision and crime. poor health. 
unemployment and poor educational achievement. The Chartered Institute through its report A 

Do you believe there to be any link between inadequate housing 
provision and the following? 

Point to Prove, has clearly demonstrated these links. The opinion poll findings generally show that pub' 
perceptions support this view. 

88% of people surveyed thought that there was a link between inadequate housing provision and poverty: 79% 
thought rhere was a link with poor health: 73% thought there was a link with crime. while a slightly lower number 
(57%) of those surveyed saw a link between inadequate housing provision and poor educational achievement. 

When the findings of the links between inadequate housing and poor health are closely examined, they show that 
those respondents in the private and social rented sectors (88% and 83%j identified stronger links between 
housing and health than owner occupiers (77%). 74% of respondents in the private rented sector identified strong 
links between housing and educational achievement compared to only 56% of owner occupiers. 

Housing Choice 
More than four out of five (83%) of respondents are of the view that decent affordable housing has become more 
difficult to obtain over the last five years. Only 5% of those who took part in the poll said that acquiring affordable 
housing had become easier or stayed the same. The poll revealed that whilst there w'as some variance by tenure 
over 80% of all respondents considered that it was more difficult to get decent affordable housing. 

78% of people who took p m  i n  
the poll believed it LtJould be more 
difficult for their children to find 
housing with only 3% belie\.ing 
it would be easier. The results ot' 
the poll show that those \t.ho are 
in theprivaterented sector(Xi% i 
and in the social rented sector 
(82% j are particularly concerned 
about the difficult ies their  
children may face in finding 
housing. 

The poll also reveals that 
respondents have real concerns 

I: 5% Easier 

S t a y e d  t h e  s a m e  @ 5% 

Don't know/  
No opinion 

Has decent affordable housing 
. become easier or more difficult to 

obtain over the last 5 years? 
1 I 1 1 

0% 25% 50% 75% 100% 

CIH in Scotland 3 
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about the choice and availability of houses to rent. 77% of people believed that there was insufficient choice 
-~ 

occupiers believed there was insufficient choice for those wanting to rent. 

Investment in Housing 

for people wanting to rent. Within the tenures, 83% of those in the private rented sector and '76% of owner 

lieu. has be The CIH has consistently argued that there is considerable underinvestment in housing and this n 
supported by the findings of this poll. 7 8 %  of people said that should be more Government investment in housing 
with only 12% of respondents believing that there should be more private investment in housing. Across all tenure 
types. including 75% 
of owner occupiers. 
the poll highlighted a 
general agreement that 
there was a need for 
investment in housing 
in Scotland. 

Vhen asked whether 
[he Government 
should increase 
spending on housing 
for  those on low 
incomes. 85% of those 
polled agreed. with 

78% G o v e r n  men t In 

10% Don't ki 

12% Pr iva te  Inves tmen t  

I ow 

10% believing i t  
should remain the same. and only 1'3% 
believing it should be reduced. Within 
the age and tenure spectrums. there was 
very little variance with the belief for more 
investment on housing for those on low incomes rarely dropping below 8 5 7 ~ .  

In contrast to the poll findings. and consistent the CIH view that housing should be further up the political agenda. 
S3% of those polled believed that the political parties did not pay a lot of attention to housing and homelessness 

Do you think more Government investment should be directed 
to wards housing or should more money from private 

investors be brought in to help provide new housing? 

problems. Furthermore. 33% of 
respondents did not know what the 
individual parties had said on 
housing. It is important to note that 
whilst the public do not think 
polit ical  parties pay enough 
attention to housing and 
homelessness. 50% of respondents 
say that the way they vote would be 
influenced b> what the parties 
housing policies said. 

Do you think political parties 
pay a lot of attention to 
housing problems and 
homelessness ? 

For- firi-tiiei- ii$oi*nzation on the Opinioiz Poll. 01- foi- a c ' o p ~  of the sr4mmai-\. i-epoi-r (pi-ice €3 i i~ludi i2:  post  
aiid packirig). please c'ontac't the CIH iri Scotluizd. 6 Palnwl-ston Place. Edinburgh EH12 5 M .  Tel. 0131 
235 4544. Faa: 0131 22.5 4566. 

. 

4 CIH in Scotland 
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Why do we 
continue to 
unclerznvest in 
Scotland’s 
housing. 9 

Local authorities had a shortfall of approximately E33 
million in capital receipts for financial year 1995/96. 

Local authorities will now have to use 25% of their receipts 
in 1996/97 to  help pay off their housing debt. This will rise 
to  50% in the following year. 

Overall housing expenditure in Scotland for 1996/97 faces 
a massive 22% cut. 

Local authority allocations will be cut by 20%, in cash 
terms - they will not have enough resources t o  tackle the 
disrepair in their housing stock nor to  meet the needs of 
homeless people. 

Scottish Homes budget is to  be cut by 555 million - a cut in 
real terms of 21%. _-  

This will seriously reduce the development programme for 
housing associations and co-operatives. Again needs will 
not be met. 
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underinvest in Scotland's 
housing? 
Underinvestment in housing 
There is a real crisis of underinvestment in housing across Scotland. Housing is an area 
of Government spending which has been cut more than others. Government cuts in 
housing investment in the financial year 1996/97 exacerbate the problem councils have 
suffered in 1995/96 because of a shortfall in receipts. Cuts in investment in housing 
impact on those tenants on the lowest incomes who often live in housingwith the greatest 
need for improvement as well as homeless people who are in need of a home. Continued 
failure to address the underinvestment in Scotland's housing threatens to undermine the 
renewal process undenvay in Scotland's urban and rural areas. 

1996/97 Spending round 
Receipts 
The Government has stated that authorities in 1996/97 will have to use 25% of their 

' capital receipts t o  help pay off their housing debt. This is projected to rise to  50% in 1997/ 
98. For 1996/97 this means that 262.5 million will be used t o  help pay off debt. Ths means 
that money m-hich would up t o  now have been spent on improving housing will now have 
t o  go to help pay off housing debt. 

However, whlst  the use of 25% receipts t o  help pay off the outstanding loan debt will have 
a significant detrimental impact on house improvement programmes it will have little 
impact in reducing the debt in the short te rn .  

In addition, there a r e  concerns around the outstanding debt issue for authorities. A 
number of authorities suffer from a substantial debt burden which means that tenants 
pay for stock their authority no longer has. How can authorities afford t o  transfer stock 
if all i t  does is increase the debt burden on the remaining tenants? The issue of what can 
be done with the outstanding debt has t o  be tackled. 

Shortfall in capital receipts 1995/96 
The change to the use of capital receipts comes on top of a shortfall of at  least 232.8 million 
in receipts for 1995/96 -this was 13%less than the Scottish Office estimate. This shortfall 
arose because of a hfference in the amount of money which the Scottish Office assumed 
in its calculations would come from the receipts of council house sales, and the amount. 
whch authorities actually raised. 

The shortfall impacted on ..authorities ability t o  improve their housing stock, with 
contracts being postponed, rewiring of tenants homes and heating replacement being 
deferred, start dates for projects being delayed, and generally, authorities modernisation 
programmes being curtailed. 

2 
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Cap ita1 a1 locat io n s 
An addition factor is the recent spending announcement on housing made by the 
Secretary ofstate. Housinginvestment in 1996/97 will suffer a 20% cut - a cash reduction 
of 283 million as compared to 1995/96. This cut is on top of the reduction of 8% in cash 
terms and 11% in real terms as compared to 199495. 

Housing Support Grant 
Housing Support Grant, a subsidy fkom Government, whxh traditionally has helped 
councils balance their Housing Revenue Accounts, has been substantially cut over the 
years. In 1991, Housing Support Grant was S.228 million. In 1996/9'7 this falls t o  219.4 
million. Of the 22 authorities that will receive Housing Support Grant, 18 receive it only 
as a result of receiving hostel grant. 

Scottish Homes budget 
Not only councilswill be hit, as cuts to  the Scottish Homes budgetwill reduce theresource? 
available for housing associations and co-operatives. The Scottish Homes budget is bein, 
cut by $55 million - a cut in r e d  terms of 21%. This will seriously affect the development 
programme for housing associations and co-operatives. There will be a reduction in new 
build, which in turn means that existing housing need will not be met. 

Importantly, the Scottish Homes budget is dependent upon raising money from receipts, 
from selling off some old loans and from transferring significant levels of stock. There are 
no guarantees that Scottish Homes will meet its target on stock transfer'and th s  will 
impact on the resources for associations and co-operatives. 

Impact on tenants and homeless people 
The overall cuts in housinginvestment, with reductions in resources for councils, housing 
associations and co-operatives, added to  the use of 25% receipts to  pay off debt, added t o  
the shortfall in receipts ths  year, means that tenants and those requiring a house will be 
hit hard. SheIter have estimated a need for at least 13,000 new rented homes each year 
to meet Scotland's housing needs - there is little hope that these needs will be met in t E  
foreseeable fi ture.  Tenants who need their homesimproved, those living in damp housing 
and in disrepair are being condemned t o  living in those conditions for an even longer 
period. 

Regenerating private sector stock 
The Secretary of State has also made changes whch could well affect the regeneration of 
private sector stock. He is proposing that the Block B budget, which at  the moment is ring 
fenced for private sector housing, be included in authorities general fund for capital 
works. I t  will then be up to individual authorities t o  decide how that money will be used. 
This could have serious implications for the work that could be carried out on private 
sector housing particularly Below Tolerable Standard (BTS) stock. 

.- 

Need for investment 
Poor housing impacts on the whole of society, housing problems cannot and must not be 

r 

v' 
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l i eced  in isolation. Utimately poor housing can  lead t o  poor health, reduced employment 
prospects, educational disadvantage and crime. 

how ever^ the United Fhngdom faces a crisis of underinvestment in housing. Housing has 
been the area of government spending hardest hit over the years and the UK continues 
t o  invEst a lower proportion of national income-in housing than most of OUT European 
neighbours. 

The Government needs to  address the issue of the lack of investment in housing. More 
money has t o  be found from the public purse, but the Institute recognises that ifwe want 
t o  invest more in OUT housing then more private finance has t o  come into housing. 

A radical approach is required - we need t o  develop new and imagnative solutions. If 
meaningful investment in housing is to  be achieved then housing has quite literally to  be 
taken out of the PSBR. There are two approaches of doing this. 

Changing the definition of public expenditure 
The first is to move away from the PSBR as a measure of the budget deficit to the General 
Government Financial Deficit (GGFD), a change for which there is a s t rong case on both 
theoretical and practical grounds and which would benefit the economy as a whole. This 
is the system of treasury control and accounting that currently applies in much of the rest 
of Europe. This argument is set out in o u r  two reports ChaLknging the Conventions and 
Consensus for Change. 

Local Housing Companies 
If changing Treasury rules is not an option, then we have suggested that authorities 
should transfer their stock t o  arms length Local Housing Companies set up by local 
a u t  h o ri t i e s .  

Local Housing Companies would generate new investment by borrowing private finance 
t o  fund building and repair work to meet the severe level ofneed in many towns and cities 
throughout the country.  They would be free to  borrow outside the PSBRbecause the stock 
would be outside the public sector. They can ,  however, still be accountable to  the council 
a n d  to tenants. 

More investment needed 
Local authorities should have the same access t o  private investment that housing 
associations have had since 1988 to meet the needs we know exist. Ideally public 
borrowing rules should be changed to allow direct access t o  private finance. Until such 
changes take place, a n d  if borrowing by councils for housing investment remains heatily 
restricted, authorities will have to  look at stock transfer as a means of bringing more 
investment into housing. Transfer of stock t o  Local Housing Companies, housing 
associations o r  housing co-operatives are all possible options t o  get more money into 
housing. 

- For flirther iigornzation please contact Alan Ferguson or Marian Reid, Chartered 
Institute of Housing in Scotland. 6 Palinerston Place, Edinburgh EH12 5A4. Tel: 
013 I 225 4544. F F . ~ :  0131 225 4566. 




