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~ TO: HOUSING COMMITTEE Subject: Investing in Modernisation 
An Agenda for Scotland’s 
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From: DIRECTOR OF HOUSING 
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j c  AGENDA ITEM No. ......... ec,s,e 
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INTRODUCTION 

Reference is made to my previous report of 23 February 1999 on the above subject which was 
considered at the Housing Committee meeting of 10 March 1999. 

The purpose of this report is to set out a suggested response to the consultation paper, a summary 
version of which is attached at Appendix 1 

BACKGROUND 

The main purpose of the Green Paper is to stimulate debate about the way forward for housing 
policy in Scotland over the next 5 years and beyond. It assesses the current state of housing and 
housing policy and seeks views on a range of proposals for tackling the problems and issues 
currently faced. Responses to the consultation paper have to be submitted to the Scottish Office 
by 31 May 1999. These views will be made available to the new parliament and executive who 
will have the responsibility for determining, after 1 July, whether these proposals should be taken 
forward. 

The Green Paper contains 4 separate chapters. 

- Chapter 1 contains a brief review of housing trends over the past century, assesses the current 
housing situation in Scotland and highlights some of the more significant factors that will need to 
be taken into account in the future. This is essentially a factual chapter which provides the housing 
context for the discussion of policy options in the remainder of the document. 

- Chapter 2 explores the wide range of housing policies and programmes which might be required 
to ensure good quality housing for all. It brings together a number of different ideas but the 
common theme is improving housing opportunities and all tenures. Many of the proposals build on 
the initiatives which have already been taken forward over the past 18 months. The proposals also 
recognise the links that exist between housing policies and other key objectives of government. 

- Chapter 3 sets out the government’s ideas on the development of community ownership in 
Scotland through new housing partnerships. It is considered that these ideas provide the basis for 
modernising and revitalising social housing across the country and as a result bring real benefit for 
tenants, local authorities and the wider community. Chapter 3 provides an overview of this radical 
new policy which has been launched and which it is envisaged will be taken forward by the new 
Scottish Executive. 

- Chapter 4 considers the framework that will be required to ensure that once the new parliament is 
established, housing receives the attention and priority it requires. It looks in particular at the 
future role of local authorities and Scottish Homes. 
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2.3 Key proposals set out in the document include 

- continued development of the government’s community ownership stock transfer programme to 
increase investment in council housing 

- a single tenancy for all tenants and changes to the Right to Buy 

- a single unified system of regulation and the single regulator responsible for all landlords 
including the housing functions of Iocal authorities 

- reform of the improvement and repairs grants system for private sector housing 

- a review of national and local policies on homelessness and a new statutory provision for 
allocations to protect particular groups including homeIess people and 

- a new unitary social grant for housing providers, a single budget for public expenditure in 
0 housing and new mechanism for allocating resources locally. 

3 RESPONSE TO CONSULTATION ISSUES 

3.1 The Green Paper invites comments on 40 specific issues. These have been examined and a 
suggested response in respect of each of these, along with general comments regarding the Green 
Paper is attached at Appendix 2 to this report for Committee’s consideration. 

3.2 It should be noted that the comments contained within Appendix 2, are based on the Council’s 
housing strategy and in particular the submission which the authority made to the Scottish Office in 
1997 entitled “ A Housing Agenda for the New Government”. 

3.3 Copies of the Green Paper have also been circuIated to all tenant groups in North Lanarkshire in 
order that these organisations can consider any comments which they would wish to make on the 
document. 

4 RECOMMENDATION 

@ 4.1 It is recommended that Committee approves the comments set out at Appendix 2 to this report as 
the basis of the authority’s response to the Green Paper and authorises the officers to finalise this 
response for submission by the due date of 31 May 1999. 

5 BACKGROUND PAPERS 

5.1 Available in the department. 

Gavin Whitefield 
Director of Housing 
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: 18 . APPENDIX L 
Summa?y: Investing in Modernisation - h Agend? for Scotland's Housing : 1 ?.axe 1 TT? 

THE SCOTTISH OFFICE 

Summary: Investing in Modernisation - An Agenda for Scotland's Housing 

Preface 

1. The advent of the new Scottish Parliament and Executive provides an exciting opportunity to develop 
housing policies and programmes which are directly relevant to Scotland's needs and circumstances. 
The Government has therefore produced a wide-ranging Green Paper to focus debate on the longer term 
measures required to deliver the housing that Scotland will need in the 21st century. This paper provides 
a short summary of the main arguments in the Green Paper together with a list of the consultation points 
on which views are being sought. These views will be made available to the new Parliament and 
Executive who will have the responsibility for determining, after 1 July, whether these proposals should 
be taken forward. 
2. Every household in Scotland should be able to live in a decent, secure and affordable home. Too 
many individuals and communities have had to endure poor housing for too long. They need to see real 
improvements in their housing circumstances to allow them to face the future with confidence. 
3. So the Government's vision, which we commend to the new Parliament, is to ensure the provision of 
high quality, well designed housing which is affordable for all, is energy efficient and which supports the 
integration and regeneration of communities rather than dividing them. This should support the 
development of a fairer and more inclusive society in Scotland. 
4.  Securing this vision will require a new approach to housing policy which takes account of the need to 
promote social inclusion and allows local communities to have a much greater say in decisions about 
housing in their areas. Government policy should seek to ensure good quality housing in all tenures and 
recognise the diversity of circumstances across Scotland. Increased investment will be required and 
additional Government funding has been earmarked for housing. But it is also important to encourage 
complementary private sector funding and more expenditure by private owners. To achieve these 
objectives, we suggest that housing policies should be based on the following key principles: 

working in partnership; 
ensuring participation of tenants and local communities; 
harnessing the resources of the private sector to meet the objectives of Government. 

Your views are sought on the following issues: 

the proposed vision for housing policy; 
those housing policies and initiatives which are most crucial to promoting social 
inclusion; 
the most effective ways of using housing policies and programmes to  foster community 
empowerment in Scotland; 
the need for a balanced approach t o  housing tenure which takes account of the need for 
both affordable rented housing and a strong ownersccupied sector: 
the need for housing policies which recognise the diversity of needs and resources across 
Scotland; 
the need to meet the investment requirements in Scotland by  augmenting the resources 
provided by the taxpayer with complementary private sector funding and additional 
expenditure by private owners; and, 
the importance of the suggested three key principles for  developing and implementing 
housing policies. 
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Ensuring Good Quality Housing For All 

5. Good quality, affordable housing is important in its own right and policies to secure this need no further 
justification. But policies must also take account of the links between housing and other objectives of 
Government such as improving health, the environment and employment prospects. Recognising and 
acting on these and other linkages can lead to better housing not just for the few but for all. 
6. This is fundamental to the development of an inclusive and participative society in Scotland, and 
should be at the heart of policies to reduce homelessness and to ensure proper provision for the most 
vulnerable members of society, for example through community care. 

Tackling Homelessness 
7. A number of initiatives are already underway to tackle homelessness and rooflessness. including the 
Rough Sleepers Initiative and the Empty Homes Initiative. The Government has also produced a new 
and updated Code of Guidance on Homelessness for local authorities and other bodies involved in giving 
advice and assistance to homeless persons, as well as providing funding for a range of voluntary 
organisations. Foyer schemes which provide young people with accommodation, support and 
employment training have been developed in some parts of Scotland. 
8. Public policies should seek not only to deal with the consequences of homelessness, but also to 
prevent it where this is possible. Not all the causes of homelessness can be easily addressed by action 
by local authorities or other public agencies, but local authorities should, nevertheless, formulate local 
homelessness strategies for their areas which recognise the need for effective inter-agency co-operation 
at the local level. 
9. The initiatives taken by the Government have helped to tackle some of the most pressing needs but it 
is a matter of concern that large numbers of households continue to find it necessary to seek assistance 
under the homelessness legislation. We propose that there should be a thorough and wide-ranging 
review of the causes and nature of homelessness in Scotland. The review should seek to produce 
evidence-based recommendations on how homelessness can be prevented and, where it does occur, 
how best to provide assistance to those concerned. 

0 

Your views are sought on the following issues: 

the scope of the proposed review of national and local policies on homelessness in 
Scotland; 
the best ways of improving the information available on the causes and nature of 
homelessness in Scotland to underpin this  review; and, 
the role that foyers might play in tackling homelessness in Scotland, the scope for further 
expansion of the foyer concept and the extent to which this should be a priority in the 
allocation of resources. 

0 

Strengthening the Housing Contribution to Community Care 
10. The fundamental aim of the Government's community care policy is that people in need'of care 
should be able to live independently at home wherever possible. Effective programmes for community 
care are an essential part of our policy for tackling and preventing social exclusion. We have therefore 
recently issued Modernising Community Care: An Action Plan and draft follow-up guidance setting out 
practical steps to strengthening community care from a housing perspective. 
11, Incorporating appropriate adaptations into the house can be a cost-effective way of he!ping frail 
elderly people and others with physical disabilities to stay at home. The Government has recognised the 
importance of the Care and Repair scheme which seeks to help elderly and disabled owner-occupiers 
carry out necessary repairs, improvements and adaptations to bring their houses up to satisfactory 
standards. This is now a shared priority for funding by both central and local government. There is also a 
continuing need for new housing suited to community care requirements - new housing built to barrier 
free standards allows individuals with a range of disabilities and handicaps to continue to live 
independently in the community. 
12. Many people with community care needs require not only suitable housing but also appropriate 
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cohiinuing need for support linked to partichar housing projects, for ixample, ;he warden services which 
are provided in sheltered housing schemes for the elderly, we envisage that increasing emphasis should 
be placed on flexible support and care packages which are not tied to residence in a specific housing 
project. 
13. Effective inter-agency co-operation is required at the local level to ensure that capital expenditure on 
housing for persons with community care needs is properly co-ordinated with funding for the suppori and 
care that may be required. There may be scope for rationalising the sources of funding for support 
services in line with the proposals set out in the Government consultation paper Supporting People: A 
New Policy and Funding Framework for Support Semices. 

Your views are sought on the following issues: 

whether in future greater priority should be given within existing programmes to provide 
adaptations to existing houses; 
whether Care and Repair should continue to receive priority in the allocation of resources 
with a view to establishing Care and Repair projects, in due course, in all parts of 
Scotland; 
the principle of making barrier free standards mandatory for all new housing; and, 
the need to  increase the priority to be given to provide more flexible support rather than 
support which is tied to a specific housing project. 

Promoting Good Quality Housing Across All Tenures 
14. High standards for building design, and efficient and effective procurement, can lead to a range of 
environmental and economic benefits as well as the better well-being of the occupants and a sense of 
ownership and community. There is a need to develop a policy for architecture in Scotland to encourage 
a culture of quality in building design. The planning system also has an important role to play in guiding 
housing development to the right places and in ensuring an adequate supply of land for new housing. 
15. Action is needed on a number of fronts to improve the condition of the housing stock including 
improvements to the. energy efficiency of many houses, upgrading houses which fall below the statutory 
Tolerable Standard and tackling serious disrepair. The Government has introduced a new initiative, the 
Warm Deal, with additional resources, which is complementary to the Home Energy Efficiency Scheme 
and shares the same objective of improving home energy efficiency, especially for those on low 
incomes. Assi’stance to private owners to improve and repair their homes is currently available through 
the Improvement and Repairs Grant System. However, we see a strong case for better targeting of the 
resources available, by bringing in a test of resources so that assistance is given in direct proportion to 
need. In addition, there may be scope to place greater emphasis on loans secured on the home. Where 
local authorities use their powers to require owners to undertake improvements or repairs then there may 
also be a case for linking the amount of grant, over a specified minimum, to the financial circumstances 
of the owner. 

Your views are sought on the following issues: 

how housing and housing design might benefit from a policy on architecture; 
any additional planning measures that may be required to ensure good quality housing for 
all; 
the need for additional powers for local authorities to help tackle below tolerable standard 
housing; 
the principle of proposals to bring in a test of resources and the role of loans in 
supporting home improvement and on how the arrangements might work in practice; and, 
the case for giving local authorities more discretion in the amount of financial assistance 
provided to owners who are required by the local authority to undertake improvements or 
repairs to their houses. 

http :llwww. scotland.gov. uk/library/documents-w7/hgps-O 1 .htm 22/02/99 
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Encouraging Sustainable Home Ownership 
16. A large proportion of Scottish households would like to become home owners, and we are keen to 
support them in realising this ambition whenever the financial circumstances of the household make this 
a sensible option. To this end Scottish Homes has been asked to review the objectives and targeting of 
its IOW cost home ownership grant schemes to make best use of the resources available and to consider 
the scope for further development of "flexible tenure'' schemes to help owner-occupiers who are facing 
financial difficulties. The Government has already consulted on some modifications to the Right To Buy 
scheme, but there may be a case for further and more wide-ranging changes. Scotland has its own 
distinctive house buying process which generally works well but, nevertheless, there is a concern that. at 
present, the system tends to lead to too many abortive surveys and unnecesary expenditure by potential 
purchasers. 

Your views are sought on the following issues: 

the proposed targeting of Scottish Homes' assistance for owner- occupation; 
the need for further development of flexible tenure schemes in Scotland; 
the need for further changes on the Right to Buy scheme and on the type of changes that 
should be considered in more detail by the new Scottish Executive; and, 
ways of avoiding the problem of multiple surveys and valuations in Scotland and, in 
particular, on the proposal to require sellers to  commission a survey and valuation and 
make this available to all prospective buyers. 

Encouraging Housing Providers to Play a Wider Role in Local Communities 
17. The housing association movement has played a pioneering role in community development in 
Scotland. Mostly their activities have focused on the provision, improvement and management of 
housing but some housing associations have also sought to develop a wider role in the areas in which 
they operate. In addition, local housing providers can contribute to local economic regeneration through 
their investment and other activities. 

Your views are sought on the  following issues: 

the best ways for ensuring that new housing investment and other local housing 
expenditure contributes to community economic development and, in particular, on 
effective ways to encourage and support contractors operating in disadvantaged 
communities to train and employ local people, using New Deal and other employment 
initiatives ; and, 
the scope for encouraging housing associations to develop wider activities and the role 
this could play in helping to promote social inclusion. 

http://www. scotland.gov.uk/library/documents-w7/hgps-O 1. htm 22/02/99 
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A New Approach For Public Rented Housing 

18. Although the majority of houses in Scotland are now owned, or being bought, by their occupiers. 
many Scots continue to look for affordable rented housing to meet their needs. The main source of such 
accommodation is the public rented sector, together with the important but smaller housing association 
sector. We need to find ways of reducing the differences that currently exis; between the publicly rented 
sector and owner-occupation. In particular, we need to ensure both that public sector tenants have a 
much greater ability to take control over decisions about their housing and that there is increased 
investment in the stock, with public sector expenditure supported by private sector funding. 

Corn m unity Ownership 
19. The Green Paper therefore proposes a new way forward for public sector housing in Scotland through 
the promotion of "community ownership", using resources provided through the New Housing 
Partnerships initiative. Community ownership would normally result from the transfer of existing public 
sector rented housing to alternative community landlords at a price which reflects the value of the stock 
and under arrangements which ensure that: 

the housing is owned by a non-profit making body on which there is tenant, local authority and 
community representation; 
there is effective tenant involvement in key decisions; 
housing is available, and continues to be available, to be let at affordable rents to those in housing 
need, including the homeless and other vulnerable groups; and, 
there are guarantees for transferring tenants regarding rent increases. tenancy rights, and repairs 
and improvements to housing stock. 

20. It is for each local authority in consultation with tenants, existing community based housing bodies 
such as housing associations and co-operatives, and Scottish Homes, to decide if they wish to pursue 
community ownership and, if so, what form it might take in their area. 

New Opportunities for Tenants 
21. Community ownership provides an opportunity for tenants to have a real say in the ownership and 
management of their houses. The aim is that the housing will be owned and managed by a non-profit 
making community landlord body with tenants represented on the board or management committee. 
This, combined with a 30 year business plan, will provide tenants with more certainty on key issues, in 
particular, on future levels of rent increases and plans for repairs and improvements to the housing 
stock. 
22. It is essential that tenants are involved at every stage in the development of transfer proposals. The 
Secretary of State will only consent to a transfer if a majority of tenants wish it to proceed. The aim is t o  
have a process that is fully open and transparent and which ensures that :here is adequate time for 
tenants to become well informed about the options before they are asked to make a decision about their 
future. 
23. When tenants transfer from public sector housing to a community landlord, they also change their 
tenancy status. In practice, it has been found that housing transfer offers the opportunity to improve upon 
tenancy agreements and can therefore have a positive effect on tenants' rights. Nevertheless, we believe 
the scope for a single social tenancy for all forms of social housing should be examined further. The 
merits of a single social tenancy would depend very much on the precise nature of what is proposed and 
considerable discussion would be required to make sure that the details were acceptable to tenants and 
did not create difficulties for landlords or lenders. 
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Your views are sought on the case for legislation, in due course, to  create a single social 
tenancy. 

Safeguards for the Community 
24. The wider community in any local authority area will continue to have a strong interest in public 
sector housing which is transferred to new community landlords. There will need to be an effective 
system of regulation and we have asked Scottish Homes to extend its registration and supervision of 
housing associations to include other types of community landlord. These will need initially to be 
regulated on a contractual basis, but in the longer term, the Government believes that a single, unified 
statutory system of registration would be preferable. 
25. Local authorities will also be expected to enter into new contractual arrangements with the new 
community landlords. These arrangements should ensure that operational responsibility for allocating 
houses is transferred to the new community landlords, so that they genuinely have control over their own 
affairs, but should also ensure that sufficient housing is available to the local authority to meet its 
homelessness responsibilities and to meet the needs of other vulnerable groups. 
26. The Government's view is that the statutory duties relating to homelessness should continue to 
remain with the local authority and that it would be impractical and undesirable for these duties to be 
transferred to each community landlord. Nevertheless, there may be a case for some change in the 
legislation, for example to ensure that new community landlords are subject to some of the statutory 
requirements that currently apply to the management of waiting lists and the allocation of houses by local 
authorities. There may also be a case for establishing common housing registers in any particular local 
authority area to allow potential applicants to record their interest in obtaining a house, together with 
relevant information on their circumstances, on a single register available to all relevant landlords. 

Your views are sought on the following issues: 

whether establishing a single statutory system of regulation for all registered social 
landlords should be an early legislative priority for  the new Scottish Parliament; 
the need for new statutory provisions on allocations, to safeguard access for particular 
groups; and, 
the need for common housing registers to be established which would cover all 
community and social landlords in a local authority area. 

Community Ownership and Neighbourhood Regeneration 
27. The extension of Community Ownership and stock transfers from local authorities will create 
substantial potential for new investment to upgrade and improve housing in Scotland. This investment 
will be spread over a number of years, and the precise levels and timing of investment will depend on the 
resources available from the public and private sectors. It should generste significant numbers of new 
jobs in the consttuction sector and, in addition, the new community landlords will have access to large 
revenue streams for the management and maintenance of their housing stock. There should, therefore, 
be excellent opportunities for generating local employment, linking housing iwestment with job creation 
and training and boosting the confidence of the communities concerned. 

@ 

The Position of Local Authority Staff 
25. The Government will expect local authorities in drawing up plans for community ownership to give 
careful consideration of their impact on existing local authority staff. Employees in Direct Labour 
Organisations (DLOs) may be particularly affected and, in the short term, it might be appropriate for the 
local authority to make transitional arrangements with the new community landlord to continue to provide 
these services, for example for the remaining period of any existing contract between the Housing 
Department and its DLO. However, our view is that the fair and proper way forward, beyond this initial 
period, would be for new community landlords to award contracts for goods and services following a 
normal competitive process and for DLOs to be allowed to compete on equal terms with other 
contractors. 

http ://www. scotland.gov.uk/library/documents-w7/h~ps-O2, htm 22/02/99 
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Your views are sought on this approach towards local authority staff affected by 
community ownership proposals. 

Housing Debt 
29. We envisage that the Government will be prepared to provide funding t o  tackle the outstanding 
problem of local authority housing debt in those cases where stock transfer proposals represent good 
value for money and are selected to proceed. It is important to secure the friresi possible deal for the 
taxpayer, and each bid must be considered on its merits. Detailed arrangenents to deal with the debt 
would therefore need to be agreed in individual cases and be affordable. 

Providing and Funding New Affordable Rented Housing 
30. Housing associations have established a clear track record for building high quality new housing 
which is well managed and let at affordable rents. The housing association sector in Scotland is diverse 
and characterised by a large number of small organisations. What is needed is arrangements that retain 
the advantages which result from this whilst allowing for improved economies in the commissioning of 
new building work. In some cases, it may be sensible for smaller housing associations to consider joint 
working. A possible alternative to this would be for smaller housing associaiions to make greater use of 
the expertise and resources of some larger associations in development work by using them as 
development agents. We also anticipate that other types of landlord will have a role to play in providing 
new affordable rented housing alongside the existing housing associations. 
31. Grant paid by Scottish Homes to housing associations mee?s approximately 70%, on average, of the 
cost of new building projects. The remainder of the cost is met from borrowir,g from the private sector 
with the servicing and other costs being set against rental income. There is. therefore, a balance to be 
struck between the initial level of grant provided and ensuring that rents are affordable. The Government 
sees no immediate prospect for significant reductions in the levels of grant provided to housing 
associations for new developments. But there may well be scope for reducing the costs of new building 
without compromising on quality or, alternatively, achieving improvements in standards without 
commensurate increases in costs, for example through improving the procurement processes of housing 
associations. Scottish Homes have also suggested a number of ways of making changes in the way in 
which grant paid to housing associations is calculated and there might also be advantage, in the longer 
tern, in establishing a unitary grant system for all providers of affordable rented housing. 

Your views are sought on the following issues: 

the scope for strengthening the development work of housing associations and achieving 
greater value for money through such approaches; and, 
the potential for  longer term changes to  create a new unitary grant system for all providers 
of  affordable rented housing. 

Developing A Strategic Approach 

32. The establishment of the new Parliament will provide a major ocportuniiy to develop housing policies 
and structures that are relevant to Scotland’s needs and circumstances. Mcst housing activity is rightly 
and of necessity carried out at a local level, but there is also a clear need fcr housing activity to be set 
within the context of national needs and priorities, and the Scottish Executive will be well placed to 
develop a national strategic framework for housing in Scotland. The strategic framework would be 
subject to wide-ranging debate and should ensure that local and national strategies are compatible. 
Development and implementation of the strategic framework, and advice acd debate on other housing 
issues, could be enhanced by a Scottish Housing Advisory Panel with access to a wide range of views 
and expertise. This might be chaired by the Scottish Minister with responsicility for housing. 

Your views are sought on the following issues: 

http://www. scotland.gov.uk/Iibrary/documents-w7/hgps-O2. htm 23/02/99 

http://www


' 

Summary: Investing in Modernisation - An Agenda for Scotland's Housing : 2  25 Page 2 of 6 

the proposal for a national strategic framework for housing in Scotland; and, 
the proposal for a Scottish Housing Advisory Panel. 

Creating a Stronger Tenant Input 
33. The full involvement of tenants at all levels is crucial to housing policy. More and more tenants 
across Scotland are securing access to the decision-making processes, but there is considerable scope 
for improvement. A consultation document on a draft National Strategy for Tenant Participation has 
already been issued and we have invited views on the most appropriate way to target the resources 
made available from central government to promote this at national as well as at community level. For 
the future, we see clear merits in the introduction by a new Scottish Parliament of a statutory right to 
participation. 

The Role of Local Authorities 
34. The role of local authorities in relation to housing policy has changed markedly over the past century. 
The strategy for promoting community ownership will lead to further changes in the role of local 
authorities. These changes will reinforce the need for local authorities to play a key strategic role in the 
future. The Government's objective is that local authorities should take a comprehensive view of housing 
requirements in their area and take the lead role in developing a local housing strategy to tackle these. 
This increased emphasis on the strategic role for local authorities is consistent with the wider agenda for 
modernising local government. A key part of this is the development of Best Value, which requires a 
customer-driven focus on the improvement of semice planning and delivery. 

0 

Your views are sought on the the proposal that local authorities should concentrate on 
their strategic role. 

The Future Role of Scottish Homes 
35. Since its jnception in 1989, Scottish Homes has played a central role in Scottish housing working in 
partnership with local authorities in many areas. With a strong presence at both national and regional 
level, it has been well placed to take forward Government priorities. However, it is appropriate now to 
consider the  future role of Scottish Homes in the period when the Scottish Parliament and Executive 
have been established particularly if local authorities have transferred, or are in the process of 
transferring, much of their existing stock to new social landlords. It will be for the Scottish Parliament and 
Executive to decide, in due course, whether Scottish Homes should continue in its present form or 
whether changes are required. Decisions on these matters will, however, need to be informed by a 
detailed and careful consideration of its future role. 
36. Any consideration of the future role of Scottish Homes needs to take account of its current functiom. 
whether they are likely to be still required in the future and, if so, whether they should be undertaken at 
national or local level. Scottish Homes currently has four main areas of activity: 

0 

its role as a landlord; 
its responsibilities for the registration and supervision of housing associations and other social 
land I o rds; 
its policy and strategy development work: and, 
its role in funding the development of housing. 

37. The landlord function is diminishing and we endorse the policy of transferring the remaining stock. 
subject in each case to the support of the tenants. On present plans, the remaining stock should be sold 
over the next two to three years. The need is to manage the decline of this function carefully, to protect 
the interests of the tenants, the taxpayer and Scottish Homes staff. 
38. There is a clear continuing need for the registration and supervision of housing associations and 
other social landlords and this work is likely to expand as new community landlords are established. This 
function is currently camed out primarily at the national level and the Government believes that this is 
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right. There is also a strong case for keeping registration and supervision at "arms length" from the 
Scottish Executive. 
39. A separate issue for consideration is whether registration and supervision should be extended to 
cover local authority housing departments. There may be benefits in establishing a single regulatory 
regime across the housing sector under the supervision of a single body. The possibility of a single 
regulator does however raise important questions about the accountability of local authorities and about 
their relationship with the Scottish Parliament and Executive. 

Your views are sought on the merits of establishing a single regulator with responsibility 
for housing associations, other community landlords and the housing functions of local 
authorities including their strategic role. 

40. Scottish Homes currently undertakes a range of analytical work related to policy and strategy backed 
up with research and the provision of information. There is no doubt that the bulk of this work will 
continue to be required and that it should be organised primarily at the national level. It will be important 
to ensure that this work is closely integrated with the policy work of the Scottish Executive's own housing 
staff. 
41. The management of Scottish Homes development funding programme is currently undertaken by 
five Regional Offices throughout Scotland. The Government believes that development funding has to 
be administered primarily at the local or regional level, but within clear national guidance on priorities 
and criteria and arrangements to ensure value for money. Where local authorities have transferred the 
bulk of their stock into community ownership, it is right that they should be given a much greater role in 
determining priorities within their area. There is a strong case for having a single operational housing 
plan or strategy at the local level and which would be consistent with the community plan and the 
community care plan for the local authority area in question. Local authorities would have lead 
responsibility for preparing these new style housing plans which would identify the agreed priorities for 
development funding within local authority areas at both the strategic and the project level. 
42. The Scottish Executive will need to establish a robust mechanism for allocating resources to local 
authority areas which takes account of national priorities. Currently, Scottish Homes is working up 
proposals for allocating resources to its Regions based on indices of need, linked to measures of social 
exclusion, and an assessment of perforniance. This approach might be extended, in due course, to 
determine allocations to individual local authorities, possibly with the involvement of Scottish Homes' 
Regional staff. 
43. There is also a case for creating a single or consolidated budget for public expenditure on housing in 
Scotland, especially if the bulk of the existing public sector stock transfers into community ownership. 
This would help to ensure a "level playing field" between different types of expenditure. This single 
budget would need to cover requirements such as  the public subsidy required for new socially rented 
housing; the grant contribution required for low cost home ownership initiatives; funding for adaptations 
for the disabled; and some revenue funding, for example, for Care and Repair. In due course, this single 
pot might also include the resources to fund improvement and repair grants and adaptations in the 
private sector. Resources currently reserved for initiatives such a s  the Rough Sleepers and the  Empty 
Homes Initiatives might also be merged into this single pot in the longer term. 

Your views are sought  on the following issues: 

the proposal for a single local housing plan or  strategy to implement regional and national 
priorities within each local authority area; 
the best way of allocating resources to local authority areas taking account of national 
priorities. Views are also sought on the role of Scottish Homes Regions in delivering 
national priorities on behalf of the Scottish Executive; and, 
the proposal for a single budget for public expenditure on housing. 

44. Overall, the Government sees a continuing need for many of the func:icns currently undertaken by 
Scottish Homes, although the precise organisational arrangements required to deliver the proposals set 
out above will be a matter for the Scottish Parliament and Executive to decide. 
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Your views are invited on  which of the main activities currently undertaken by Scottish 
Homes will be relevant in the  future and how they should be undertaken at the national, 
regional or local level. 

Conclusion 

45. You are invited to respond to any or all of the issues highlighted in this document. Responses should 
be submitted by 31 May 1999 to: 
Linda Elder 
Housing Green Paper Responses 
Housing Division 
Scottish Office Development Department 
First Floor 
Victoria Quay 
Edinburgh 
EH66QQ - 
or by e-mail to housina.aD@scotland.aov.uk - 

46. Responses to this consultation paper will normally be made publicly available unless you 
clearly and specifically ask us  not to. 
47. Audio versions of this document and text copies in Gaelic, Cantonese, Gujarati, Hindi, Punjabi, and 
Urdu can be requested from Linda Elder at the address above or by telephoning 0131-244 5517. 
48. The Green Paper itself is available from The Stationery Office. In addition, th is  summary document 
and the text of the full Green Paper are also available on the Scottish Office web-site at: 
httD://www.scotland.Qov. u k  
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APPENDIX 2 

Investing In Modernisation 

General Comments: 

- An Agenda For Scotland’s Housing 

The Council welcomes the publication of the consultation document and the opportunity to 
make comment on the many important issues highlighted. 

The consultation document is comprehensive in its coverage of all of the key issues which the 
new Parliament will require to consider in developing legislation and a planning framework 
which will more effectively improve house conditions and address housing need in the future. 
It is also reassuring that the consultation document makes reference to many of the main 
subject areas included in this Council’s suggested housing agenda for the new government 
which was submitted to the Scottish Office in July 1997. 

This Council recognises the importance of partnership working and has an excellent track 
record of achievement in this respect. This is evidenced by the good working relationships 
which have developed with Scottish Homes, Housing Associations and Tenant Co-operatives 
and the many very successful joint initiatives implemented in recent years. It is imperative 
that this progress is built upon a framework which most effectively harnesses the strengths of 
all the key players in housing. 

Whilst the Green Paper makes numerous references to the achievement and success of 
Scottish Homes and Housing Associations it is disappointing that it appears to be silent in 
similarly highlighting the very positive role of local housing authorities. This is particularly 
concerning given the fact that local authorities have the statutory responsibility and the 
democratic mandate to plan strategically for the needs of their areas and have worked 
extremely hard to successfully develop housing strategies, services, programmes and policies 
in conjunction with service users achieving major success in areas such as : 

tackling homelessness 
meeting community care needs 
leading major community regeneration initiatives 
progressing town centre renewal strategies 
tackling disrepair and poor house conditions in the private sector 
implementing repair, maintenance and improvement programmes to improve house 
conditions in the public sector (e.g. energy efficiency, environmental improvements, home 
safety and security and major repairs) 
improving standards of housing management performance by adopting best practice, 
service decentralisation, meeting the challenge of Best Value and investing in staff 
training and development and new technology 

The publication of the Green Paper and the increased profile for Housing will generate 
significant debate on a number of extremely important and potentially sensitive areas of 
operation for all organisations involved in housing. It is critical that this debate is conducted 
in a positive fashion which does not place organisational and structural preferences above the 
ongoing challenge of further improving the quality of housing provision which best meets 
Scotland’s needs into the new millennium. This Council looks forward to participating in 
this process and working constructively with the new Parliament, Scottish Homes, Housing 
Associations and all other organisations with an interest in housing. 
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Zssue 1: 

The proposed vision for housing policy 

The vision for housing in Scotland should perhaps reflect the need for a range of housing to 
meet the diverse needs of communities. It is also questionable whether housing can ever be 
affordable for all, as there will inevitably be some people who will require assistance with 
their housing costs. The aim of providing housing which supports the integration and 
regeneration of communities rather than dividing them is, perhaps, a bit negative and implies 
that housing policy to date has contributed to the division of communities, which is a rather 
contentious statement. It would perhaps be more appropriate to aim to provide housing 
which contributes to the development of sustainable and inclusive communities. 

Zssue 2: 

Those housing policies and initiatives which are most crucial to promoting social inclusion 

While initiatives such as the rough sleepers initiative are important there is a need for a more 
strategic approach to addressing social exclusion within areas of multiple deprivation. It is 
difficult for local authorities and others to co-ordinate their investment in an area to 
maximum effect when there is uncertainty about the availability of resources. This is 
exacerbated by the growing emphasis on competitive bidding for funding within relatively 
short timescales which tend to restrict the scope for consultation. In terms of the housing 
policies which are most crucial to promoting social inclusion there should be particular 
emphasis placed on policies which support young people, particularly homeless people or 
those at risk of becoming homeless, through co-ordinated service provision and adequate 
financial support. Other important areas include the development of accommodation and 
support services for people with particular needs within communities and initiatives which 
contribute to the economic development of an area, such as the provision of employment and 
training opportunities by contractors involved in housing regeneration work. 

Issue 3: 

The most effective ways of using housing policies and programmes to foster communi@ 
empowerment in Scotland. 

The development of effective community involvement requires the investment of time and 
resources to ensure local people are able to make informed choices and participate in a 
meaningful way. It should also be recognised that not all tenants wish to be actively involved 
in the management of their houses and others will not be able to devote the time required. It 
is therefore important that a range of methods for consulting and communicating with local 
people are put in place to ensure everyone can be involved at a level which suits them. 
Particular attention should be given to engaging with those tenants least likely to be involved 
on committees but whose views are equally important such as young people and single 
parents. Timescales established for the consideration of stock transfer proposals must allow 
for the full involvement of tenants from the outset and provide adequate time for the 
development of the necessary skills and expertise to enable tenants to play an active role 
throughout this process. 

Gnpaper.doc 



30 

Zssue 4: 

The need for  a balanced approach to housing tenure which takes accountif the need for  
both affordable rented housing and a strong owner occupied sector. 

The need for a balanced approach to housing tenure is supported. However, most local 
authorities have long since recognised the need to move away from “municipal paternalism” 
as demonstrated by the success councils have had in developing community regeneration 
initiatives in partnership with other agencies. The recognition that the expansion of owner 
occupation at the expense of an adequate supply of affordable rented accommodation has 
been damaging and restricts choice is also welcomed. There is a need to redress the balance 
to ensure that good quality rented accommodation is available to meet local need. However 
it should be recognised that local authorities have been active in recent years in developing 
partnerships to regenerate areas of poor quality, inappropriate housing and provide mixed 
tenure estates where local people have a choice of housing. 

Issue 5: 

The need for  housing policies which recognise the diversity of needs and resources across 
Scotland. 

The need to develop a national framework for housing which recognises the diversity of 
needs and resources across Scotland is supported. It should be recognised that different 
solutions will be appropriate in different areas and there must be sufficient flexibility within 
the government’s proposals to accommodate this. 

Zssue 6: 

The need to meet the investment requirements in Scotland by augmenting the resources 
provided by the taxpayer with complementary private sector funding and additional 
expenditure by private owners. 

The need for a balanced approach to housing finance is supported and the recognition of the 
need for additional investment in the private sector is welcomed. As councils are unable to 
borrow freely the challenge of attracting private investment has been facilitated by local 
authorities through various partnership arrangements. However, in order to ensure that 
housing costs remain affordable, and housing of a suitable quality and type is built, there will 
remain a need to subsidise housing development costs, particularly in the rented sector. 
Although measures to increase investment by owners are welcome it must be recognised that 
many owners, particularly those who bought their homes under the right to buy, do not have 
the necessary resources to contribute to the cost of improvement work. 

Zssue 7: 

The importance of the suggested three principles for developing and implementing 
housing policies. 

The three principles highlighted in the green paper are supported by the Council and indeed 
are principles which already guide the Council’s housing strategy particularly in relation to 
community regeneration. Instead of ‘ensuring’ participation it may be more appropriate to 
‘enable and encourage’ participation. 
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In addition to the three principles mentioned there should perhaps be a principle which 
encompasses the development of good quality housing and management services which 
represent best value for tenants and other service users. Also, perhaps the partnership 
principle could be extended to stress the importance of co-ordinated action to ensure linkages 
with employment, health, crime and education are fully developed. 

Zssue 8: 

Scope of the proposed review of national and local policies on homelessness in Scotland. 

Over the years Homeless Procedures have been greatly influenced by the Code of Guidance 
issued by the Scottish Office at both national and local levels and by analysing caseload 
information etc. submitted by Local Authority statistical returns. 

Whilst, this methodology has been helpful in determining policies the opportunity to expand 
the review of homelessness in order to develop a more meaningful and comprehensive 
strategy is to be welcomed. 

Any proposed review whilst encompassing research into the cause of Homelessness, should 
also evaluate policies and procedures in use by Local Authorities either working alone or in 
partnership with other agencies (e.g. management arrangement with Blue Triangle Housing 
Association to manage Rough Sleepers Project). 

The review should also disseminate good practice in terms of established projects, seek to 
find innovative ideas to address problems and focus on issues such as prevention of 
Homelessness and breaking cycles of homelessness. 

The review should also seek to clarify the role of Scottish Homes and also the impact which 
stock transfers could have on each Council’s Homelessness Strategy and its ability to meet 
statutory homelessness obligations. 

The views expressed by Shelter that the review should consider ideas beyond the traditional 
scope of housing policy and should reflect the potential for new approaches normally seen as 
being at the margins of public policy e.g. mediation and community based support, are also 
supported. 

In summary the review should be a broad based programme involving research, consultation 
and international comparison 

Zssue 9: 

Ways of improving the information available on the causes and nature of homelessness in 
Scotland to underpin the review. 

As previously indicated the major method of reviewing homelessness is by analysing the 
current SDD returns to the Scottish Office but since this only identifies the immediate cause 
of homelessness its usefulness is limited e.g. SDD returns for North Lanarkshire Council 
identify that the greatest cause of homelessness (45%) is that friends / relations etc. are 
unable or unwilling to provide accommodation, whereas a further examination of the root 
cause of homelessness is often identified as some other reason. This is not picked up on the 
statistics returned. 
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The Joseph Rowntree Foundation is due to publish the results of its homeless review in 
October 1999 and the results of this review could be beneficial in helping to  develop further 
research into homelessness. 

Also beneficial in this review would be the Scottish Household Survey beginning 1999 which 
provides an opportunity to examine the hidden causes of homelessness, and this could be 
augmented by Local Authorities carrying out their own local reviews of the extent and nature 
of homelessness 

The Council supports the view of Shelter who have also suggested that the review should 
examine: 

the legislative framework for tackling homelessness and providing access to housing 
0 to what extent the wider housing systems prioritise prevention of homelessness 

that specific initiatives and in which context have been developed to tackle homelessness 

Issue 10: 

The Role that Foyers might play in tackling homelessness in Scotland, the scope for  
further expansion of the foyer concept and the extent to which this should be a priority in 
the allocation of resources. 

Whilst the Housing Department is seeking to progress the development of “Foyers” through 
the Empty Homes Initiative it should be recognised that this is a relatively new service in 
Scotland and limited information is available to form any meaningful judgement as to the 
effectiveness : 

Foyers are aimed at providing a service to a relatively narrow client group i.e. young people 
aged between 16-25 years old, and whilst they contribute towards the accommodation 
support and employment needs they perhaps do not address the wider needs of this Client 
Group. 

A number of these other needs are being addressed as part of the Councils overall 
homelessness strategy via initiatives which have identified gaps in the service i.e. 

Youth Homelessness Strategy 
Local Care Partnership Scheme 
Care Programme Approach 
Rough Sleepers Initiative etc. 

Consideration should also be given as to whether or not employers would discriminate 
against identified young people from “unsuitable” backgrounds if all other attributes of 
competing candidates are seen as equal. 

Research and analysis have indicated that the major problems associated with homelessness 
relate to drug and alcohol abuse and whilst the Foyer concept should continue to be resourced 
and supported this should not be at the expense of other client groups outwith this range. In 
addition it is important that foyer projects have clear objectives and measurable outputs 
which should be linked to each Council’s social inclusion strategy. 
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Zssue 11: 

Whether in future greater priority should be given within existing programmes to provide 
adaptations to existing houses. 

Adapting existing houses should be a priority and it is agreed that the scope to do this within 
existing programmes could be developed e.g. by considering the replacement of a small 
number of steps to a front door with a ramped path during a tarmac path replacement, 
reviewing the height of socket outlets during rewiring programmes, installing an over bath 
shower at the same time as a bath replacement. There is however a balance to be struck in 
terms of comparing the costs involved in adapting existing properties on a programmed basis 
with specific targeting resources to adapt properties for people in need. 

In many cases referrals from Social Work for costly adaptations would still exist since ramps, 
wet shower rooms and level entry showers would probably not be the items included in a 
general adaptation programme. 

Similarly from a Social Work perspective the demand for costly stair lifts to allow people to 
remain in their present homes would not be addressed by the sort of adaptations likely to be 
included in a general programme. 

This Council has recognised the importance of adaptations within the community care 
strategy and the likely increase in future demand and this has been reflected in recent 
budgets. 

Zssue 12: 

Whether Care and Repair should continue to receive priority in the allocation of resources 
with a view to establishing Care and Repairprojects, in due course, in all parts of Scotland 

This Council agrees that Care and Repair should continue to be a priority for both central 
and local government in Scotland. The Council’s commitment to the concept is illustrated by 
the establishment in June 1998 of a new and innovative Care and Repair Project to serve all 
of North Lanarkshire. The separate allocation for Care and Repair grants is a useful means of 
promoting priority for Care and Repair nationally, but there are of course other priorities for 
grants which should not be overlooked given the need for increased investment in private 
sector housing to take account of the increased proportion of residents in the owner occupied 
sector which has expanded substantially in recent years. 

Zssue 13: 

The principle of making barrier free standards mandatory for all new housing 

It is agreed that this should be mandatory where it is practically possible. Exemptions for 
sites where e.g. the topography would make external barrier free standards impossible to 
achieve, could be dealt with by local authorities through the building warrant process. 
Developers would inevitably have concerns about the additional costs that would be incurred 
and the impact on sales, but volume builders should be able to amend their specifications and 
designs to accommodate the requirements more easily than perhaps smaller builders with 
tighter margins. 

Gnpaper.doc 



34 

Issue 14: 

The need to increase the priority to be given to provide more flexible support rather than 
support which is tied to a specific housing project 

This approach is to be welcomed since it creates a wider range of options and therefore 
choices for individuals. It can also help the integration of individuals within existing 
communities. By separating accommodation and support there is greater scope for 
individuals to change one element if their needs change over time e.g. accommodation 
choices could include rented (Local Authority, housing association or private rented), shared 
ownership or owner occupation with a separate care package. Similarly housing costs can be 
separated from care costs allowing individuals to access housing benefit if required. 

There is however still a place for combined accommodation with support provided that it can 
focus on a specific objective and is more cost effective e.g. supported housing for young 
single homeless people. 

Issue 15: 

How housing and housing design might benefii from a policy on architecture. 

The promotion of good quality layout and design should be given greater prominence in order 
to ensure that new developments adhere to quality standards as well as cost considerations. 
However while a policy on architecture may be beneficial in some areas it may be more 
useful to look at housing design in the wider context, including the community and 
environment within which housing is located. 

Issue 16: 

Any additional planning measures that may be required to ensure good quality housing for  
all 

Given the strategic nature of the new structure plans there may be a need to bridge the gap 
between structure plans and local plans by producing local guidance which could be used in 
the determination of planning applications to influence housing mix, layout and design for 
individual developments. Ideally this should be given a statutory basis. The Council is 
currently able to influence the quality, type and layout of new housing on its own sites, 
through design briefs, but it is more difficult to influence housing development on privately 
owned sites. 

Issue 17: 

The need for  additional powers for local authorities to help tackle Below Tolerable 
Standard housing 

This should be considered in the context of the Government’s recent review of the Tolerable 
Standard, the results of which are awaited with interest. The range of powers and incentives 
to assist in dealing with houses which fail the tolerable standard is extensive but might be 
developed in one respect, i.e. in flatted developments where some flats are below tolerable 
standard but others are above the standard. Where the problem emanates from defects which 
are common to the whole building it would be useful to be able to treat all the flats in the 
building as if they were below the tolerable standard, in order that the same types of grant 
andor statutory action can be utilised for all the owners. 
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Issue 18: 

The principle of proposals to bring in a test of resources and the role of loans in 
supporting home improvement and on how the arrangements might work in practice. 

This Council recognises the need to target scarce resources at those cases where financial 
assistance is most required. Any good test of resources needs to meet a number of criteria 
but one of the most important is being easy to apply. Tying in grant availability with existing 
means-tested measures seems preferable to creating a new test solely for grants, and the 
applicant’s eligibility for Council Tax Benefit has been a particularly useful test in North 
Lanarkshire. The exclusion of houses in higher Council Tax bands from grants could be 
reviewed if means testing was introduced with all grant applicants being eligible for up to the 
maximum grant levels depending on eligible expenditure levels. 

The scope for substituting loan finance for grant finance has not yet been proven to have 
widespread applicability, as most home-owners, particularly those on low incomes, have been 
reluctant to take up the limited range of equity release products currently available. There is 
a significant need for policy development in this area, particularly where house improvement 
costs are very high - Councils and other organisations should be able to offer some financial 
product with characteristics midway between a grant and a loan, such as some form of equity 
share. 

Issue 19: 

The case for giving local authorilies more discretion in the amount offinancial assistance 
provided to owners who are required by the local authority to undertake improvements or 
repairs to their houses 

The main change which would assist this Council would be the introduction of a simple 
means of enforcing necessary works to common property, both where the Council has part 
ownership and elsewhere. The proposals outlined by the Scottish Law in the Commission 
Report on the Law of the Tenement in relation to factoring should be introduced for all 
common property. As housing expectations rise, the traditional distinction between repairs 
and improvements is becoming restrictive, and the type of works which can be enforced by 
local authorities should include betterment - those “improvements” which replace worn-out 
fabric components with better safer, modem equivalents rather than simply replacement on a 
like-for-like basis which is not always best value for money in the medium to long term. 

Issue 20: 

The proposed targeting of Scottish Homes assistance for owner occupation 

A review is required of the impact of Scottish Homes grants for home ownership with 
consideration given to transferring these resources to help sustain owner occupation. 

In a number of regeneration areas, where public sector stock has been transferred to the 
private sector and upgraded for low cost home ownership we are now witnessing serious 
problems sustaining the value of these properties and in many cases they are being sold on at 
low prices to be let to private sector tenants. With limited management and virtually no 
ongoing investment these properties could become the slums of the future. One solution to 
this problem may be to review the Housing Benefit legislation and place far more emphasis 
on relating eligible rent to evidence of ongoing-investment in maintaining common and solely 
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owned property (e.g. private sector landlords should be required to produce evidence of 
previous investment and future planned investment). 

There is still scope to develop owner occupation within estate regeneration areas however 
this should be predominantly new build and be linked to the strategic aims for an area e.g. 
tenure diversification which may change the socio-economic mix and in turn create more 
sustainable communities. 

- - 

In relation to individual incentive schemes, there is merit in developing other options beyond 
shared ownership which could help create a more flexible housing market. 

Zssue 21: 

The need for further development offlexible tenure schemes in Scotland 

As indicated above there is a desperate need to develop more flexible options for owners who 
cannot afford to pay the ongoing costs of owner occupation or who face major repair bills. 
There are a few schemes available at present however they tend to be targeted at the upper 
end of the housing market where there is more equity in a property or are targeted at better 
quality lower value housing. To date it has been difficult to establish realistic options for 
owners in lower value properties who are facing major repairs. A further disincentive is that 
future rent levels are high and former owners on receipt of a lump sum payment, (unless it is 
used immediately to repay debt) find they are ineligible for Housing Benefit. 

Councils have no powers to enter into equity share arrangements and this limitation affects 
their scope to assist owners who participate in common repairs. If it was possible for 
Councils to offer an interest free loan in return for a share of the property this would help 
owners participate in common repair work and prevent homelessness. 

In other circumstances where an owner faces major expenditure on their home, beyond the 
grant maximum, the option of taking an equity share would allow Councils to support the 
investment and receive a return if the house is eventually sold on. This is particularly an 
issue in relation to Care and Repair Grants where individual assessments are already 
highlighting a number of very high cost projects. Whilst Councils would often wish to 
support these applications it would be beneficial to receive a return for some of their 
investment when a house is sold on. 

Issue 22: 

The need to further changes in the Right to Buy scheme and on the type of changes that 
should be considered in more detail by the new Scottish Executive 

The recent changes announced in the cost floor provisions will help protect investment in 
Council stock. 

The proposed changes to extend the qualifying period for the right to buy, reduce the 
maximum discount and lengthen the period before maximum discount can be accrued are 
supported. 

Tower blocks and multi storey property should be exempted from the Right to Buy. The 
common repair work and management costs relating to this type of property are beyond the 
means of individual owners. 
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Consideration should also be given to exempting properties which are designated for special 
needs clients but are not part of a complex with a resident warden or where major adaptations 
have taken place. 

Issue 23: 

Ways of avoiding the problem of multiple surveys and valuations in Scotland and, in 
particular, on the proposal to require sellers to commission a survey and valuation and 
make this available to all prospective buyers. 

Although outwith the remit of the Council, the proposal to require sellers to commission a 
survey and make it available to prospective purchasers appears a good idea in principle and 
should help minimise the expense associated with house purchase at the moment. 

Zssue 24: 

The best ways for  ensuring that new housing investment and other local housing 
expenditure contributes to community economic development and, in particular, on 
effective ways to encourage and support contractors operating in disadvantaged 
communities to train and employ local people using new deal and other employment 
initiatives 

A minimum of 3 years forward planning would allow scope for larger long term projects 
which could incorporate these wider objectives. A longer term planning frame would also 
allow the linking of housing investment programmes to other property investment 
programmes (e.g. schools, community facilities) which would result in more comprehensive 
upgrading within an area. 

It is important that contractors operating within local areas are clearly made aware of the 
need to recruit locally wherever possible and that they see clear advantages in this. 
(Advantages include local labour force with knowledge of the area and a commitment to see 
it improve). 

The development of community landlords could include provision for the development of 
local community based businesses to carry out activities including grass cutting, repairs and 
maintenance, security work etc but this would need to be on the basis that services represent 
value for money. 

Through contract tendering procedures there is scope to encourage contractors to take on 
local apprenticeships and to offer quality training opportunities to young people. 

Links to schools and the local careers service could also provide prospective employers with 
lists of local young people interested in working with them. 

Issue 25: 

The scope for encouraging Housing Associations to develop wider activities and the role 
this could play in helping to promote social inclusion 

On a local basis there is some scope for Housing Associations to extend their role to promote 
employment opportunities, health care services, transport initiatives and childcare provision 
which, in turn, assists with the promotion of social inclusion. However, it is vital that 
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Housing Associations retain the provision of Housing Services as their core business and 
therefore a balance has to be struck which does not lead to a situation where too much 
emphasisis being placed on non core activities which could overlap with these provided by 
other agencies. 

Issue 26: 

Single Social Tenancy 

Whilst the “Green Paper” advocates a new way forward for public sector housing in Scotland 
and the creation of a single social tenancy this strategy appears to be based on 100% stock 
transfer and does not highlight alternatives should this not be achieved. 

The objective of pursuing a single social tenancy is supported but the following issues 
require to be addressed. 

Section 3.20 
“ Acquiring landlords should aim to provide similar tenancy rights on transfer of community 
ownership”, Should these rights not be compulsory ? 

Section 3.21 
This does not have to be the case. Tenants rights and tenancy agreements could be improved 
within existing tenancies without the requirement to transfer to community ownership. A 
Model Secure Tenancy Agreement could be introduced for all new tenancies after 
consultation with tenant’s groups 

Section 3.22 
Single Social Tenancy would be difficult to implement. Legislation would be required in 
relation to Right to Buy and Succession to Tenancy Issues. 

Would single Social Tenancy be Secure or Assured ? - Could possibly reduce rights of 
existing tenants. Eviction could be made simpler with increased number of compulsory 
grounds for eviction. 

Section 3.23 
The opportunity to strengthen tenant’s rights through negotiation linked to the creation of a 
new contractual tenancy agreement could be carried out as part of a review of the tenancy 
agreement without having to transfer stock to community ownership 

Issue 27: 

Whether establishing a single statutory system of regulation for  all registered social 
lundlords should be an early legislative priority for the new Scottish Parliament. 

Priority in the allocation of the New Housing Partnership Funding 1999 - 2002 was given to 
transfer feasibility studies or preparation for transfer and it is anticipated that 7 Scottish 
Authorities are likely to transfer their whole stock by March 2002. As such a single statutory 
system of regulation for all social landlords should be an early legislative priority for the new 
Scottish Parliament. The system of regulation should include comprehensive performance 
standards, procedures for assessment including performance audits, financial regulation and 
appeal to an ombudsman. Private sector management agents should also be subjected to the 
same standards. 

Gnpaper.doc 



39 

There is also a need for new statutory provisions on allocations to safeguard access for 
particular groups. 

Zssue 28: 
- 

In the event of an authority’s stock transferring and without statutory provision, it would be 
impossible for the local authority to meet its obligations to vulnerable groups. It would 
therefore be imperative to establish a minimum standard for the new contractual 
arrangements between local authorities and any new community landlords which should go 
beyond the current nomination arrangements with associations and co-operatives and to have 
meaningful sanctions and appeal processes to ensure vulnerable groups are not excluded from 
any landlord’s allocation policy. Sanctions could include the local authority having the right 
to directly allocate properties. Statutory performance standards and indicators should be 
established for allocations as part of the single statutory system of regulation. 

Zssue 29: 

The need for  common housing registers to be established which would cover all 
community and social landlords in a local authority area. 

A common housing register would have clear advantages both for landlords, applicants and 
tenants wishing to transfer. It would alleviate confusion which exists currently at times 
where applicants require to register with both the local authority and associations who have 
housing stock in the same area. 

Zssue 30: 

Local author* staff affected by Community Ownership Proposals 

It is imperative that local authorities maximise the application of TUPE for staff affected by 
any stock transfer which could, as stated in the consultation paper, present career 
opportunities based on the experience of Scottish Homes staff transferring to Housing 
Associations. Rates of pay are generally significantly higher within Housing Associations. 
It is therefore important that the potential impact on future rent and housing benefit levels is 
fully considered in any stock transfer given the obvious implications of assimilating existing 
local authority grades with those applicable in Housing Associations. In any stock transfer it 
is also important that other assets linked to local authority staff are also taken account of such 
as office accommodation and IT systems. Failure to address these issues could again 
increase management costs and in turn rent levels. 

The way in which existing DLO’s could continue to provide services to a new landlord 
following transfer will very much depend on the scale of transfer and the proportion of 
turnover which this stock maintenance represents within the DLO. The phasing of transfers 
and therefore the period over which existing contracts would run could also present major 
problems for DLOs in a shrinking and restricted market where they could find it extremely 
difficult to sustain existing contract rates. 

There could be a strong case, particularly if a transfer is substantial, that the DLO or a 
proportion of its operation could transfer as an economic entity with the workforce covered 
under the TUPE provisions. Such an approach could also have financial benefits for the new 
landlord organisation as well as providing continuity of service. The long term operation of 
the DLO would obviously require to be reviewed on a regular basis by the new landlord 
organisation. In the event that the DLO operatives are not given the opportunity of transfer if 
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existing contracts are not secured in any future round of competition, substantial redundancy 
costs will require to be borne by the local authority. 

Zssue 31: 
- 

The scope for  strengthening the development work of housing associations and achieving 
greater value f o r  money through such approaches 

There is scope to strengthen the development role of housing associations but this must be 
placed within the context of achieving the wider objectives of social inclusion and economic 
regeneration. There is a strong argument for an enhanced role for local authorities and not 
Scottish Homes, to direct and fund the activities of housing associations to ensure that they 
address identified housing and other needs within a strategic context. The advent of 
community planning also necessitates the need for a more focused agenda. 

In terms of achieving value for money there is a balance to be struck between economies of 
scale and individually designed projects. At present there is no uniformity among housing 
associations who tend to commission small developments individually. 

There is perhaps scope to consider directing development funding to certain associations who 
can demonstrate experience and economies of scale, leaving other associations as owners and 
managers of existing and local authority transferred stock. 

Financial annuality causes problems for continuity and planning. A more flexible approach 
would be of assistance in development work. 

Issue 32: 

The potential for  longer term changes to create a new unitary grant system for all 
providers of affordable rented housing 

In terms of developing a more straightforward system, then this should be considered. A 
unitary grant system should be related to meeting strategic need within an area and be 
available to both Housing Associations and other relevant landlords. 

This Council would welcome the opportunity to work with Scottish Homes and the Scottish 
Federation Housing Association to review the new arrangements for appraising projects and 
determining grant levels. 

Issue 33: 

The proposal for  a national strategic framework for Housing in Scotland 

There is a need for a national strategic framework for Housing in Scotland which utilises 
national data (e.g. national housing needs assessment, stock condition survey, etc) and 
establishes the broad framework within which the provision of housing could be developed 
locally. 

The strategic framework should include an analysis of all tenures and include proposals to 
secure the future investment requirements of each tenure. Key subject headings within a 
national strategic framework should include :- 
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- 
- 
- 
- Homelessness 
- Community Care 
- 

the physical quality of all housing stock 
Funding Framework (Revenue and Capital) 
Energy Efficiency performance and targets 

Housing Management Standards across all 
tenures 

The national strategic framework should also clearly highlight the important links between 
housing and other service providers (e.g. social work, education, etc). 

Zssue 34: 

The proposal for  a Scottish Housing Advisory Panel 

The suggestions made regarding the establishment of a Scottish Housing Advisory Panel is 
supported with membership from :- 

- Local Authorities (through COSLA) 
- Housing Associations (through SFHA) 
- Scottish Homes 
- Association of Chief Housing Officers 
- Chartered Institute of Housing 
- Tenant Representation (e.g. TISEPAS) 

The operation of an advisory panel should be flexible to ensure that relevant expertise is 
drawn in as required rather than depending on designated advisors for comment on a very 
wide range of housing issues. This would also allow for involvement from other specialist 
agencies e.g. Shelter, SCSH, Age Concern, Developers, Builders etc. 

Zssue 35: 

The proposal that local authorities should concentrate on their strategic role 

The description of the strategic role local authorities should take is supported and builds on 
the significant achievements which Local Authorities have attained in the following areas :- 

- Major Estate Regeneration 
- Innovative approaches to Housing Management e.g. provision of caretaking 

concierge schemes 
- Introduction of CCTV 
- Progressing major capital investment resulting in more energy efficient 

housing 
Community Care Planning and provision of direct services for people with 
Community care needs 
Development of services for homeless people, including support packages 
for a range of vulnerable client groups. 

- 

- 
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The view .that there is a tension between taking a strategic view and owningand managing 
housing could be challenged. It could equally be argued that local authorities are more able 
to take a strategic role because they have direct experience of owning and managing stock. 

Stock transfer should not automatically be a pre requisite for local authorities to have a wider 
strategic role. They are well placed to take on this wider role both in relation to housing, and 
importantly in relation to other locally provided services/resources. 

Through the development and implementation of independent monitoring and evaluation 
frameworks all landlords will be evaluated objectively. This in turn should reduce any 
perceived tensions between the role of enabler and provider. 

The option of stock transfer and tenure diversification should be part of the strategic 
considerations within an area but should not be essential to permit Councils to take on the 
wider role described in this section. 

Issue 36: 

The Future Role of Scottish Homes 

A single regulator of the landlord functions would be advantageous with the performance of 
every landlord being appraised using the same standards and indicators. Scottish Homes 
have now tested performance standards and auditing processes for Housing Associations etc. 
for more than 3 years. Local authorities also have experience in the form of the Accounts 
Commission Indicators and indeed this Council has a system of monthly tracking of a 
comprehensive range of standards. The indicators used would have to be established in 
consultation with all housing providers to ensure that they are realistic in terms of outcomes 
and meaningful to service users. 

The strategic housing role of local authorities is a different matter and should remain 
accountable directly to the Scottish Parliament given its importance within the overall 
community planning framework led by local authorities. 

Issue 37: 

The proposal for  a single housing plan or strategy to implement regional and national 
priorities within each local authority area. 

The rationalisation of housing planning and the recognition of the strategic planning role of 
local authorities is welcomed. The production of a single plan would avoid the duplication of 
effort and cost which currently takes place with the production of Housing Plans and 
Scottish Homes Regional Plans. This strategic role should be strengthened by giving local 
authorities responsibility for the allocation of public resources for housing, to complement 
funding for other services within each area, such as education and community care. Where a 
local authority, following consultation with tenants, has decided to retain its housing stock it 
is not clear why this should debar it from being able to determine investment priorities in its 
area? All investment decisions should be based on a thorough assessment of local housing 
requirements therefore the ownership of housing does not seem relevant. In North 
Lanarkshire the Council is undertaking a Local Housing System Analysis iointlv with 
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Scottish Homes which will help inform the future housing strategy in the area, making best 
use of the resources and expertise within the Council and Scottish Homes. 

Zssue 38: 
- 

The best way of allocating resources to local authority areas taking account of national 
priorities. Views are also sought on the role of Scottish Homes regions in delivering 
national priorities on behalf of the Scottish Executive. 

The acknowledged need to establish a robust mechanism for allocating resources to local 
authority areas is supported. Such a system of allocation should consider indices of need, 
linked to measures of social exclusion and an assessment of performance. It would be 
advisable to establish such a system using a small number of key factors rather than an 
extremely complex system which would be difficult and costly to maintain. The 
introduction of any new funding allocation system should also be on a phased basis to avoid 
significant change in resources available in each local authority area since this could 
adversely affect short term plans for already committed improvement and new build 
programmes. 

Insofar as the future role of Scottish Homes regions is concerned, this will require to be 
reviewed to reflect the increased role of the local authority in developing and implementing a 
housing strategy for the area. In order to streamline the existing two tier system of Scottish 
Homes regions and local authorities, it is suggested that each local authority should have the 
lead role in managing all housing resources in terms of development funding etc. for its area. 

Zssue 39: 

The proposal for a single budget for public expenditure on housing 

If local authorities are to have a more effective strategic enabling role it is inconsistent with 
this objective to suggest that any resources should be transferred out of local authority 
control such as funds available for improvement and repair grants and adaptations in the 
private sector. It is also extremely early to consider the creation of one single housing budget 
on the assumption that local authorities will transfer all of their housing stock. This process 
could take a number of years and it is suggested that the creation of such a single budget 
should be considered only in terms of the budgets which are currently administered directly 
by the Scottish Office and through Scottish Homes. Local authority HRA capital allocations 
and non-HRA capital allocations dealt with under the composite services programme should 
continue to be dealt with separately. 
established for allocation to local authority areas on the understanding that this budget would 
involve all development funding and existing non-HRA resources for improvement and repair 
grants etc. 

In due course, however, a single budget could be 

Zssue 40: 

Which of the many activities currently undertaken by Scottish Homes will be relevant in 
the future and how they should be undertaken at the national, regional and local level 

In developing an organisational framework within which the new parliament will progress 
housing policy it is important that best use is made of existing resources and structures to 
avoid any increase in costs and potential creation of additional layers of bureaucracy which 
could be counter-productive in implementing housing programmes. Accordingly it is 
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suggested that the National Housing Agency should be aligned with the housing divisions 
currently within the Scottish Office and have responsibility for: 

0 setting overall housing strategy and policy framework at a national level 
resource allocation to local authorities 

0 monitoring the performance of all landlords 
0 overall research and development 

- 

Local authorities would be responsible at a local level for the assessment of local housing 
need and the development of strategy to address housing need and the resource allocation at a 
local level between the various budget headings involving HRA, non-HRA, HAG, GRO etc. 
Local authorities would also be responsible for homelessness, community care and housing 
benefit administration. 

Such an approach would remove the overlaps between the existing Scottish Homes 
organisation and the Scottish Office Housing Division and it would provide a clearer focus 
for national planning on housing and provide monitoring of all housing landlords including 
housing authorities to achieve the highest standard of housing service in all areas. It would 
also reduce costs by addressing overlaps between the Scottish Office and Scottish Homes and 
provide a clearer focus for research and development to more effectively co-ordinate this 
work in the future. 

At a local authority level the proposed approach would remove duplication in local housing 
needs assessment and market analysis carried out by local authorities and Scottish Homes, it 
would enhance the strategic role of local authorities to link resource allocation directly with 
assessment of housing need and implementation of programmes to address this. Such an 
approach would also require to include a review of the existing Scottish Homes regional 
divisions which at present include a disparate range of local authority boundaries. It would 
improve accountability in the use of scarce public sector resources and provide a more 
streamlined approach to partnership working. Finally, it could secure financial savings in 
reducing administration costs between local authorities, Scottish Homes and the Scottish 
Office. 
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