
To: Housing Committee 

Date: 16 November 1998 

NORTH LANARKSHIRE COUNCIL 

REPORT 

~~ 

Ref: GW/EMacL/HH/l 

From: Director of Housing 

Subject: New Housing Partnerships : 
The Next Phase 1999/2002 

1.1 The Council has recently received guidance on the Government’s proposals for the 
hrther development of New Housing Partnerships (NHP) from 1999 until 2002. 

1.2 Following the Comprehensive Spending Review the Government has identified an 
additional E278m for new projects in Scotland over the next 3 years which is 
anticipated to be available as follows : 

1999 - 2000 E23m 
2000 - 2001 E95m 
2001 - 2002 E160m 

1.3 The purpose of this report is to outline a possible bid submission in response to the 
current round which is due for submission to the Scottish Office by 15 December 
1998. 

2 Bidding Criteria 

2.1 Guidance for the next phase of NHP re-states the previous requirement for bids to 
demonstrate : 

collaboration between the local authority, Scottish Homes and other parties 

how tenants and community interests have beedare being, consulted 

the way in which the proposal fits within the local housing strategy, including a cross 
reference to the latest housing plan 

a clear indication of the extent to which the proposal contributes to greater 
tenantkommunity involvement in the management of their homes 
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0 the funding framework, including private finance, which shows that NHP funding is 
the minimum amount required for the proposal to proceed 

2.2 The new guidance however states that in considering bids, priority will be given to 
fbnding well - founded proposals for transfer partnerships but that some resources will 
still be available for other partnership projects aimed at providing new housing andor 
housing regeneration. 

Transfer partnerships will be eligible for resources for : 

0 preparatory or feasibility work to inform decision making on proceeding with 
transfers 

0 assistance with developing proposals - e.g. stock condition surveys, valuations, tenant 
consultation and set up costs for new landlords where transfers are approved by 
councils 

0 assistance, following transfer, with residual debt where HRA debt exceeds the capital 
receipt. 

2.3 In relation to transfers it is notable that the new guidance indicates that transfers of 
less than 1000 houses, while still welcomed, are unlikely to qualify for funding under 
this phase. 

2.4 Where partnership proposals are aimed at development or regeneration work, 
resources can be used for demolition, land acquisition and new build or a combination 
of these. 

2.5 The restrictions on eligibility for NHP funding are summarised below. 

NHP resources are not intended to be used for : 

0 small projects which would normally be funded from within the Council’s own 
resources or via other public sector grant schemes e.g. HAG. 

the improvement of council stock which is to remain in council ownershp 

0 care and repair schemes 

0 repairs grant schemes 

0 transfers of less than 1000 houses 

3 Analysis of The Current Strategy 

3.1 The Council’s commitment to meeting housing requirements is detailed in the 
Housing Plan and the following extracts illustrate the approach being pursued. 
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where appropriate, and with the agreement of tenants, the Council will consider the 
transfer of stock to alternative landlord organisations where this will secure the 
investment necessary to provide good quality housing which meets local requirements 
and will help retain stock within the rented sector. 

where appropriate the Council will consider the demolition of existing stock which is 
unpopular due to typeilocation and is in a poor condition to make way for new 
housing development which could include an element of housing for rent 

the Council will develop housing partnership initiatives to increase the supply of 
affordable rented accommodation by utilising existing Council assets and resources. 

3.2 In order to inform the development of possible options an analysis of the existing 
strategy compared with the opportunities now presented in the Scottish Office 
guidance has been completed and is summarised at Appendix 1. 

4. Options Available 
0 

4.1 From the analysis of the existing strategy and in terms of the NHP Guidance it is 
suggested that the following options could be considered. 

4. I .  1 Option 1 

Continue with the present strategy but examine variations to the level of new 
borrowing, level of receipts applied to debt repayment and level of rent increases. 
Appendix 2 provides details of the projected investment plan until 2001/02. 

4. I .  2 Option 2 

Continue with present strategy but develop area models of increased community 
involvement in the decentralised management arrangements. 

4.1.3 Option 3 

Evaluate the feasibility of full stock transfer similar to the Glasgow Model with a 
Holding Company and smaller local companies based on the Area Office structure. 

4. I .  4 Option 4 

Establish a local Housing Development Company which could utilise land assets and 
redevelop poor stock linked to training and employment initiatives. 

4.1.5 Option 5 

Transfer stock in small tranches of over 2000 units. 
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4.2 

5. 

5.1 

5 .2  

6. 

6.1 

The options have been developed assuming : 

capital investment is maintained at current levels but proportionate to the housing 
stock. 

0 the value of transferred stock is 26000 per unit 

A more detailed analysis of the options outlined is included in Appendix 3. 

Conclusion 

While the strategy adopted by the Council to date, which includes part stock transfer, 
has been successful and on the face of it the problems facing North Lanarkshire are 
not as onerous as for example Glasgow, it is important that all options identified in 
this report are examined. 

The following section recommends possible NHP bids for the next round which 
incorporate the 5 options outlined in section 4 of this report. In addition it builds on 
the Partnership plans for Cumbernauld by seeking resources for future years. 

Possible New Housing Partnership Bids 

Bid 1 

NHP resources could be sought to carry out a stock condition survey, valuation of the 
stock and option appraisal of a range of 5 alternatives outlined below, including full 
consultation with tenants. Additional resources would allow the Council to directly 
manage as much of the project as possible. 

retain all housing stock but examine variations to the level of new borrowing, 
level of receipts applied to debt repayment and level of rent increases. 

retain all housing stock and consider the introduction of Community 
Management Initiatives, which may lead to stock transfer in certain areas if this 
is desired by the tenants. 

consider the transfer of all housing stock to a Holding Company with a network 
of local companies taking full account of the assessed demand or otherwise for 
such an approach from tenants. 

consider the transfer of poor quality / low demand housing and or surplus land 
to a local Housing Development Company 

examine the feasibility of including the remaining Scottish Homes stock in the 
Viewpark area within the range of options being considered by the Council. 
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6.2 Bid 2 

Examine the feasibility of a part transfer of an initial tranche of over 2000 houses 
linked to the re-development of Ravenscraig. 

6.3 Bid 3 

Resources to allow acquisition and new build for a project in Seafar Cumbernauld, to 
further develop the Cumbernauld Housing Partnership. 

7. Summary and Recommendations 

7.1 The New Housing Partnerships Initiative presents opportunities for increased housing 
investment and it is important to take the necessary steps to explore the potential for 
North Lanarkshire. It is equally important that in progressing available options full 
account is taken of the views of tenants. 

0 

7.2 In order to respond to the Scottish Office deadline of 15 December 1998, Committee 
is asked to approve the preparation of NHP bids, including tenant consultation, as 
outlined in Section 6 of this report. 

8. Background Information 

8.1 Available fiom the Housing Department. 

Gavin Whitefield 
Director of Housing 
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Appendix I 

Analysis of Current Strategy 

Strengths 

relatively low average weekly rent of E33.18 compares favourably with the Scottish 
average weekly rent of E35.40 and places North Lanarkshire 18th lowest in Scotland. 

the relatively low level of outstanding debt per house of E4498 is well below the 
Scottish average of E6466 and significantly less than Glasgow at E8994 and 
Edinburgh at E901 6 per house. 

the commitment to apply CFCR to sustain the Capital Programme - over &7m during 0 
1998/99. 

good track record of partnership working has resulted in major initiatives such as 
Petersburn, Forgewood and Muirhouse. 

strategies and programmes are established to address all problem Housing Estates 
through major and mini estate regeneration and New Housing Partnerships such as 
Old Monkland in Coatbridge. 

stock conditions are better than the national average as indicated in the recent national 
House Condition Survey boost sample for North Lanarkshire. 

a well established network of 18 Housing Associations and Co-ops operate in the 
area and effectively interact with the Council both informally and through the 
Housing Forum. 

a well established decentralised management structure including devolved budgetary 
control ensures services delivered locally by 12 Area Housing Offices and 9 estate 
based offices. 

an effective planned maintenance programme is in place which includes a 5 year 
cyclical painterwork programme and colourwash (where appropriate) every 10 years 
as well as fencing and footpath replacement. 

sustained level of Right to Buy sales at around 1250 per annum and capital receipts of 
approximately &20m (&5m useable). 

commitment to re-profiling of the stock to address changing needs eg conversion of 
2 apartment houses in Viewpark and Moodiesburn to sheltered accommodation and 
demolition of low demand and poor quality flats to make way for new build. 

NHPI Mc 
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0 relatively high performance in housing standards and high satisfaction levels by 
tenants. 

2. Weaknesses 

limited new build for rent to address waiting list demand. With the exception of 
sheltered housing new build for rent in recent years has all been developed by housing 
associations and co-ops. 

potential to improve community empowerment but at the same time apparent apathy 
among tenants, demonstrated by the limited number of active tenants groups 
(currently 50). 

limited opportunity to attract private finance. Borrowing consent has reduced 
over recent years to a current level of approximately 212m and equivalent to 
only 50% of the current Capital Resources. 

0 

the social legacy of the closure of the traditional industrial base has contributed to an 
unemployment rate 7.8% (5th highest in Scotland) compared to the Scottish average 
of 5.7%. 

0 the financial problems created by the “cost floor” rules within Right to Buy 
legislation. The Cost Floor limit is the lowest price at which a house can be sold for 
the 5 year period after improvement or construction works take place. After the 5 
year period ends it is possible that a tenants discount will allow the house to be 
sold for less than the outstanding debt to be repaid by the Council for 
improvement or construction of that house. 

3. Opportunities 
0 

0 available land and sites in local authority ownership for new build housing for rent. 

Ravenscraig re-development and opportunity to influence new housing provision, 
links with existing communities and wider objectives of Social Inclusion. 

a positive stock valuation (overall) could enable the Council to invest the receipt in 
provision of new housing. 

the availability of NHP funds to facilitate stock transfer. 

potential to increase investment in housing and boost local employment in the 
construction industry. 

potential to enhance the Council’s strategic enabling role and increasing the Council’s 
influence to meet identified need. 
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0 potential career development and opportunities for existing staff through 
diversification of the stock, the creation of new companies or the transfer of stock to 
other existing landlords. 

4. Threats 

uncertainty over the future level of borrowing consent if large scale transfers proceed 
in other areas and are perceived to bring benefits. 

0 potential adverse reaction from Council and Tenants. 

0 potential impact on other Council service departments eg Construction Services, 
Finance, IT, Personnel and Administration. 

0 potential adverse reaction from staff and Trade-Unions who are still managing 
change following local government re-organisation. 

0 potential non-return on past investment in the management infrastructure such as local 
offices, IT systems etc. 

concern about the level of future rents and the potential for high rents to affect the 
objectives of Social Inclusion and Housing benefit costs. 



9 

Appendix 2 

Investment 

Forward Investment Plan 1998199 - 2001102 

Borrowing consent 
Useable receipts 
CFCR 

Year 1 2 3 
1998199 1999100 2000101 2001102 
f 000 f 000 f 000 fOOO 

12,330 12,330 12,330 12,330 
5,108 5,108 5,108 5,108 
7,065 7,065 7,065 7,065 

24,503 24,503 24,503 24,503 

Loan Debt 

Outstanding debt B/F 
Average per house (f) 
Debt repayment 

Capital receipts 
Normal (Principal) 

New borrowing 
Outstanding debt C/F 
Average per house (f) 

Housing Stock 

Rent Levels 

Supervision & management 
Repairs & maintenance 
Loan charges 
Other costs 
CFCR 
Total HRA Expenditure 
Less other income 

231.923 218.571 205.062 191.353 

14,039 14,039 14,039 14,039 
11,643 11,800 12,000 12,200 
12,330 12,330 12,330 12,330 

21 8,571 205,062 191,353 177,444 

51,558 50,068 48,178 46,288 

21,044 21,568 22,105 22,655 
32,407 32,572 32,439 32,258 
32,816 32,566 32,316 32,066 

1,273 1,273 1,273 1,273 
7,065 7,065 7,065 7,065 

94,605 95,044 95,198 95,317 

88,967 89,406 89,560 89,679 
-5,638 -5,638 -5,638 -5,638 

Average rent level per week (f) 
% increase 

1 
2 
3 

4 Employee costs increasing 
5 

6 Loan charges reduced 

Capital investment maintained at 1998/99 level 
Principal proportion of debt repayment increasing (annuity method) 
Housing stock reductions based on current projections for house 
sales and other disposals 

Repairs & maintenance budget adjusted to take account of reduced 
housing stock and an inflationary increase of 3.5% per annum 
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Appendix 3 

Analysis of the Options Available 

1. Option 1 

Retain all housing stock but consider varying financial arrangements e.g. 

a) 

advantages 

continue new borrowing at existing levels 

rent increases would be contained at around inflation plus 0.5% 

0 outstanding loan debt reducing 

b) 

advantages 

aadually reduce the level of new borrowing 

0 reduction of outstanding loan debt is accelerated 

disadvantages 

0 initial rent increases would be in excess of 7% 

c) continue new borrowing at existing level and increase the percentaze 
of capital receipts for debt repayment 

advantages 

0 outstanding loan debt per house reduces 

disadvantages 

0 initial rent increases in line with inflation plus 2% 
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2. Option 2 

Retain housing stock under one of the financial models outlined in Option 1 but 
consider the introduction of Community Management Initiatives. 

advantages 

increases local influence and enables more tenant involvement in housing 
management 

further develops the Council’s commitment to decentralisation 

0 minimises initial set up costs - network of local area offices already established 

3. Option 3 

Consider the transfer of all stock to a Holding Company with network of local 
management companies. 

advantages 

opportunity to lever in private funding 

0 capital receipt from stock transfer could clear outstanding loan debt 

reducePSBR 

0 any surplus capital receipt could be invested in new housing 

0 enable greater tenant involvement in managing their homes 

disadvantages 

uncertainty around the desirability of this radical untested approach for Council 
tenants 

ability to manage the scale of change, including tenant consultation, within the 
timescale 

limitation on tenure choice for new tenants (assured tenancies could result in loss 
of Right to Buy) 
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4. Option 4 

Consider the transfer of poor qualityilow demand housing stock andor surplus land to 
a Local Housing Development regeneration company set up by the Council. 

advantages 

0 could attract private investment 

opportunity to re-profile housing stock in line with identified need 

0 potential to create training and employment opportunities 

5. Option 5 

Examine the feasibility of a part transfer of an initial tranche of over 2000 units eg 

a) Ravenscraig re-development linked to stock transfer in the adjacent areas. 

b) transfer of housing linked to the remaining Scottish Homes stock in the 
Viewpark area due for transfer. 

advaiz tages 

0 tenants affected could form an integral part of this major initiative rather than 
remain on the periphery 

0 opportunity to test pilot stock transfer on a manageable scale 

0 opportunity to target investment to transferred stock thereby enhancing 
marketability of new developments within the site. 

disadvantages 

0 uncertainty around the desirability of this radical untested, approach for Council 
tenants 

limitation on tenure choice for new tenants (assured tenancies mean loss of Right 
to Buy) 




