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Introduction 

The purpose of this report is to present Committee with the findings of the Option Appraisal with 
feedback from the communications process and to recommend the proposed way forward for the future 
ownership and management of the housing stock. 

Background 

Committee will recall from previous reports that the Council appointed Ernst and Young as lead 
consultant to progress an appraisal of options for future investment within the Council’s housing stock. 
The option appraisal involved: 

A sample survey of 10% of the Council’s housing stock to identify the current stock 
condition and investment requirements over the next 30 years, 

0 Social Rented Sector Market Analysis (Demand Analysis) conducted by Craigforth, 
Housing Consultancy and Advice Services, 

0 Analysis of the Council’s current financial position including loan debt repayment, 
service costs and income, 

0 A valuation of the Council’s housing stock at whole stock and management area levels, 
and 

0 Consultation with various stakeholders, including the Council’s tenants. 

0 Consideration of options, including stock retention and stock transfer against criteria set 
by the Council. 

Tenant consultation involved the establishment of a Tenants’ Panel comprising representatives of 
tenant organisations operating within North Lanarkshire. To assist the Tenants Panel in its role and the 
understanding of the option appraisal process and the findings of the final report, an Independent 
Tenant Adviser (the Tenants Information Service) was appointed. Wider consultation also took place 
and is detailed in Appendix 2. The Tenants Panel’s comments on the Option Appraisal Final Report 
are also attached at Appendix 3, it should be noted that at this stage these comments are for information 
only and any issues contained within them will be subject to further consideration. 

Committee has been updated at various stages throughout the Option Appraisal process, however it is 
worthwhile outlining the appraisal process. The Council set the following criteria against which all 
options were appraised: 

To maximise investment potential in repairs, maintenance and improvements; 
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To provide a responsive local housing management service representing Best Value; 

2.4 

2.5 

2.6 

2.7 

2.8 

3. 

3.1 

3.2 

0 

0 

To assist the Council’s strategic and enabling role; 

To maintain the affordability of rents; 

To safeguard jobs for existing staff; 

To provide greater community involvement I empowerment, and 

To minimise any adverse effects on the cost of other Council services. 

The Tenant’s Panel set out an alternative prioritised list of these objectives and these are set out in the 
Executive Summary (Appendix 1). 

Initially, the consultant considered five options, 

Stock Retention: 

Whole Stock Transfer; 

Partial Stock Transfer; 

Private Finance Initiative (PFI), and 

Securitisation. 

PFI and securitisation were removed at the interim reporting stage of the appraisal as it was already 
determined at that time that neither of these options could meet the Council’s objectives, outlined 
above. The Final Report has therefore concentrated on the remaining three options. 

The appraisal has produced cashflow projections and valuation figures for the housing stock based on 
capital investment needs arising from the stock condition survey results and assumptions on revenue 
costs. Various scenarios have been examined including potential demolition scenarios’ resulting from 
discussion arising from the demand analysis conducted by Craigforth. 

The consultant has also taken into account financial assumptions based on information supplied by the 
Director of Finance. A significant contribution to the results of the option appraisal has been the 
information from the Director of Finance relating to an analysis of the Council’s HRA loan balances 
projected over the next 30 years. This identifies that the loan balances will substantially reduce in the 
future with 40% of current loan debt being repaid in the next 5 years. 

The projected future investment requirements include the improved standards which the Council 
already incorporates into its investment programmes, e.g. to increase energy efficiency. The Tenants 
Panel has also produced a ‘North Lanarkshire Standard’ (attached at Appendix 5) detailing a set of 
quality standards in the management, maintenance and improvement of the housing stock. The 
majority of these ‘standards’ have been included in the final costings for the stock condition survey. 

Beyond the technical and financial element of the appraisal process, the consultant has also accounted 
for the results of a consultation process, details of which are contained within Appendix 2. 

Tenant Consultation and Key Findings 

A series of consultation events have taken place during the appraisal process. For details of the 
consultation process please see Appendix 2, Housing Option Appraisal Consultation Report. 

For information further details including the Tenants Panel’s comments on the Option Appraisal Final 
Report have been attached at Appendix 3 and a Report on Tenants Conference (17 November 2001) 
has been attached at Appendix 4. 
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3.3 

4. 

4.1 

4.2 

4.3 

4.4 

5. 

5.1 

Some of the key recommendations I findings from the consultation exercise are: 

0 Tenants are in favour of the Council retaining the ownership and management of the 
housing stock. 

Tenants expressed the desire for increased levels of participation to reflect the 
requirements contained within the Housing (Scotland) Act 200 1. 

0 Tenants expressed a desire to see improvements within the repairs service and for the 
Council to identify methods of addressing the stock condition survey priorities within the 
shortest possible time scale. 

Final Report 

The consultant has now submitted the Housing Option Appraisal Final Report to the Housing and 
Property Services Department and the Executive Summary is attached at Appendix 1. The consultant 
has summarised the assessment of each of the three options considered within the Final Report. These 
can be seen within the Executive Summary, Table 1.6 (Appendix 1). 

The key issues arising from the Final Report are outlined in the ‘Key Issues and Action Plan’ document 
attached at Appendix 6. 

In summary the consultant has concluded that the Council can afford to retain its stock and, assuming 
the key financial assumptions do not significantly change, meet the full investment requirements of the 
stock and maintain rent increases at around RPI + 1%. However, it would take the Council 10 years to 
hl ly  catch up with the recommended investment requirements. 

The consultant has recommended that the Council: 

0 Retains the ownership and management of its housing stock 

0 Puts in place a programme of works to meet the recommendations contained in the stock 
condition survey 

Puts in place a strategy to deal with the issue of decreasing demand 

Continues to develop the North Lanarkshire Standard in consultation with tenants 

Puts in place a strategy to deliver greater community involvement and empowerment 

Investigates the cost of services to owners and introduces fees to recover costs 

0 Carries out the next strategic review / option appraisal no later than 2006. 

Recommendation 

It is recommended that Committee 

(a) Accept the recommendations of Ernst & Young within the Option Appraisal Final Report 
as detailed in paragraph 3.4, above, and 

(b) Approve the proposed Action Plan contained within paragraph 6 of the Key Issues and 
Action Points report attached at Appendix 6 and note that future reports will be submitted 
to Committee on progress in implementing the action plan. 

(c) It is also recommended that the Committee note that their decisions on the issues 
contained within this report will be submitted to the Scottish Executive for consideration. 
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6. Background Papers 

6.1 Relevant background information is available in the Housing and Property Services Department. 

Director of Housing and Property Services 
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Appendix 1 

HOUSING OPTION APPRAISAL FINAL REPORT SECTION 

EXECUTIVE SUMMARY 

INTRODUCTION 

1.1 The purpose of this report is to set out our appraisal of the Council’s options for the 
future ownership and management of its housing stock. It updates the interim report 
issued in April 2001 with comments and information supplied by the Council, and the 
results of consultation. It also includes the North Lanarkshire Standard, which was 
developed with the Tenants Panel and the findings of the final stock condition survey. 

1.2 The final stock condition survey report has been issued separately, as has the social 
rented sector market analysis carried out by Craigforth in order to inform the option 
appraisal study. 

1.3 The final option appraisal report takes account of: 

. the final survey report 

m the demand analysis 

. potential demolition scenarios 

. the result of the Council’s consultation exercise 

m stakeholders’ views about the relative weight to be attached to each of the appraisal 
objectives . feedback on the interim report. 

Appraisal Objectives 

1.4 The Council has set the following objectives for all options: . to maximise investment potential in repairs, maintenance and improvements . to provide a responsive local housing management service representing best value 

. to assist the Council’s strategic and enabling role 

. to maintain the affordability of rents 

. to safeguard jobs for existing staff . 
E 1 
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HOUSING OPTION APPRAISAL FINAL REPORT SECTION 

EXECUTIVE SUMMARY 1 

. to minimise any adverse affects on the cost of other Council services. 

1.5 These objectives provide the framework for assessing and comparing the options. The 
Tenants Panel has a different order of priority: . to maintain the affordability of rents 

. to provide a responsive local housing management service representing best value . to provide greater community involvement/empowerment . to maximise investment potential in repairs, maintenance and improvements 

. to safeguard jobs for existing staff . to minimise any adverse affects on the cost of other Council services 

to assist the Council’s strategic and enabling role. 

The Current Situation 

1.6 North Lanarkshire Council is the Landlord of around 48,500 households. Although the 
population of North Lanarkshire is projected to decline in the medium term, the number 
of households is projected to increase. This implies a growing need for housing of all 
types and tenures, including housing for affordable rent. 

1.7 Housing is about more than numbers of properties compared to numbers of tenants: 
size, type, condition and location are all important factors. 

1.8 Although the Council’s housing stock is in generally good condition, most of the 
properties are flats and most are 3 apartment in size. This has implications for the 
Council’s ability to meet the needs and aspirations of current and future tenants. 

1.9 Demographic changes and the increasing propensity to buy a home rather than rent 
mean that the households living in the Council’s housing stock today are very different 
from the households that they were designed for. In particular, there are fewer families, 
more single people and more elderly people. 

Housing Condition 

1.10 King Sturge have identified an average investment requirement of around &22,230 per 
unit over the next 30 years. This compares favourably with other properties of a similar 
construction type and age. As table 1.1 shows, the investment required peaks in years 
16 to 25. 

E 2 



SECTION HOUSING OPTION APPRAISAL FINAL REPORT 

EXECUTIVE SUMMARY 1 

Category 

Backlog repairs 

Years Years Years Years Years Years 
1-5 6-10 11-15 16-20 21-25 26-30 Total 

$000 $000 2000 $000 2000 2000 $000 
91,357 91,357 

Programmed 
repairs 1 

~~ 

Improvements 

High rise & non- 
trad. 

657,605 I - 1 102,081 ! 139,280 1 139,420 1 162,973 1 113,851 1 
42,913 42,9 13 

2 1,662 5,081 79 7,511 5,097 2,689 42,119 

Contingency 
Prelims 
Fees 

4,678 3,215 4,181 4,408 5,042 3,496 25,020 

18,712 12,859 16,723 17,632 20,168 13,985 100,079 
20,622 14,172 18,430 19,432 22,227 15,412 110,295 

Total 1 199,944 I 137,408 ~ 178,693 I 188,403 1 215,507 1 149,433 I 1,069,388 ~ 

Source: King Sturge, Stock Condition Survey 2001 

Area No. Units 

Airdrie 8,577 

1.1 1 Investment needs vary across North Lanarkshire, with Moodiesburn requiring the least 
investment per unit and Motherwell requiring the greatest, as illustrated in the following 
table. (Note: the Cumbemauld area comprises the ex Cumbernauld Development 
Corporation stock and the former Cumbemauld & Kilsyth District Council stock is 
managed by the Kilsyth Area Office). 

Average investment Area average 
investment as YO of 

average for all areas 

22 1,85 8 98 

over 30 years 

Coatbridge 

Cumbernauld 

I Bellshill I 5,310 I 219,922 1 90 I 
8,267 220,928 94 

1,173 219,456 88 

Moodiesburn 
Motherwell 

I Kilsyth I 2,678 I 219,957 I 90 I 
1,805 219,199 86 

7,469 229,476 133 

Viewpark 

Wishaw 

I Shotts I 2,715 I 221,296 I 96 I 
2,185 219,458 88 

7,925 221,667 97 

I AN areas I 48,104 I 222,231 I 
Source: King Sturge, Stock Condition survey 2001 

HOUSING DEMAND 

1.12 Looking at demand, the Council faces a mismatch between the size of properties 
available for rent and the requirements of potential tenants. 
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HOUSING OPTION APPRAISAL FINAL REPORT SECTION 

EXECUTIVE SUMMARY 1 

I Applicants 

Table 1.3: House Size Comparison: Housing Supply and Housing List 
I/ 2 apt I 3 apt I 4apt 1 5+ apt I 

52% 1 33% I 15% I 1% I 
I Stock I 17% I 49% I 30% 1 4% I 

(Lower) Letting Sub Area 

1.13 Regardless of size, certain areas are in very low demand. The reasons for this low 
demand are more likely to be socio-economic than related to property condition. Table 
1.4 identifies the areas of particular Low demand. 

Table 1.4: Areas of Ls 
1 Area 
1 Shotts 

Motherwell 

1 Wishaw 

1 Coatbridne 

Kils yth 1 Airdrie 

Carfin 

Coatbridge South 
Glenboia 

Airdrie North 
Caldercmix 
Calderbank 

Greengairs 
Plains 
Gartness 
Salsburgh 

I 
Source : Craigfbrth 

Craigforth's report on demand for the Council suggests that there is a gross over-supply 
of 4,280 to 6,700 units, with a potential under-supply in Moodiesburn and 
Cumb ernauld. 

1.14 

THE OPTIONS 

1.15 In the interim report, we examined the following options: 

stock retention 

. whole stock transfer 

. partial stock transfer 

9 Private Finance Initiative (PFI) 

securitisation. 
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HOUSING OPTION APPRAISAL FINAL REPORT SECTION 

EXECUTIVE SUMMARY 1 

Both PFI and securitisation were assessed as being unable to meet the Council’s 
objectives and so they are not considered further in this report. Under the stock retention 
and partial stock transfer options, we consider some additional scenarios compared to 
the interim report. 

Stock Retention 

1.16 We have assumed that unless there are compelling reasons to change, the Council will 
wish to continue to be the owner and manager of the direct housing service. 

1.17 We looked at a number of scenarios based on two major assumptions: . no demolitions, but stock continuing to reduce through the RTB . demolitions of 1,502 units and stock reducing through the RTB. 

1.18 Our key findings are that: . current investment levels are below that required to meet the requirements of the 
stock condition survey fully 

the Council could afford to meet all of the survey requirements fully and keep rent 
increases at or below RPI + 1% . the profile of the housing loans means that large loans are due to be repaid in the 
short to medium term, freeing up resources for the Council to invest in the fabric or 
management of the housing stock. 

Whole Stock Transfer 

1.19 This option involves the transfer of the Council’s housing stock to a landlord registered 
with Communities Scotland. This is a tried and tested route for around 152 Councils in 
England, Communities Scotland and the former New Town Development Corporations. 

1.20 We have valued the housing stock (using the recommended tenanted market value 
technique) at 5149m or 53,062 a unit. This valuation is less than both the outstanding 
loan debt on the properties (E198m) and the debt plus breakage costs (a total cost of 
5278m). 

1.21 The valuation assumes that the investment identified in the survey is carried out and that 
rent increases are limited to RPI+l% for 30 years with the exception of years 2 to 4 
where increases are RPI+l.S% in line with the agreed Council policy. 

1.22 Tenants would be entitled to become ordinary members of the new landlord and could 
attain membership of the board, which controls the organisation. 

1.23 Service standards would have to meet Communities Scotland’s performance standards 
and should be at least as good as those provided by the Council. 
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SECTION 

Area No. Units Average starting Total Valuation 
rent (U week) f m  

1 

Valuation per 
Unit 

f 

1.24 

1.25 

1.26 

1.27 

1.28 

1.29 

Bellshill 

HOUSING OPTION APPRAISAL FINAL REPORT 

5,389 39.17 33.4 6,201 

EXECUTIVE SUMMARY 

Coatbridge 

Cumbernauld 

Kilsyth 

Moodiesburn 

The Council would enter into agreements with the new landlord to help fulfil its 
strategic role, and the Council could have its strategic role enhanced by taking over 
responsibility for Communities Scotland’ development funding function in North 
Lanarkshire. 

8,407 39.27 21.5 2,563 
1,190 43.63 6.4 5,390 
2,704 39.01 13.6 5,028 
1,837 39.19 10.2 5,542 

Staff would transfer under TUPE and additional staff would be required for certain 
corporate functions eg, Director of Finance. However, the costs of other corporate 
Council services could increase in the short-term because certain fixed costs may stay 
with the Council eg. office accommodation. 

Motherwell 

Shotts 

Viewpark 

Wishaw 

Tenants would be offered a rent guarantee for a minimum of 5 years and possibly 10. 
The Landlord’s business plan will make assumptions about rent designed to give 
assurances to tenants that they will be kept at an affordable level. 

7,490 39.23 (29.6) (3,950) 
2,757 39.50 15.4 5,572 
2,217 39.78 14.7 6,64 1 
8,072 39.46 27.6 3,423 

Partial Stock Transfer 

This option is a hybrid between stock retention and whole stock transfer. We have 
valued the ten settlement areas separately and the results are set out in table 1.5. 

1 Airdrie I 8,692 I 39.44 I 36.0 I 4,143 

New Housing Partnerships (NHP) funding is available to meet the outstanding loan debt 
on whole stock transfers or partial transfers of more than 1,000 where the partial 
transfer is part of a whole stock transfer strategy. Under the latter scenario, NHP 
funding will only cover debt charges for 5 years. (For whole stock transfer, the debt is 
covered in perpetuity). 

This means that if the Council chooses the partial option, and if the value of the area 
transferring does not cover the outstanding loan debt, the residual debt will stay with the 
Council and fall to be met by remaining tenants. On the basis of these interim 
valuations, Motherwell, Coatbridge and Wishaw are the only areas which would leave a 
residual debt with the Council. 
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HOUSING OPTION APPRAISAL FINAL REPORT SECTION 

EXECUTIVE SUMMARY 1 

Looking at the Council’s objectives, the same points apply to the transferring stock and 
tenants as for the whole stock transfer option. Similarly, the same points apply to the 
remaining tenants as for the retention option. 

1.30 

1.31 

Conclusion 

The following table sets out a comparison of the stock transfer options with stock 
retention: 

Table 1.6: Comparison of Options against Objectives 

Partial Transfer 

Depends on the area to transfer. 
Transferring stock will have the 
survey findings delivered. 

Stock Retention Whole Stock Transfer Objectives 

Maximise investment 
potential in repairs, 
maintenance and 
improvements. 

100% of the stock 
condition survey 
recommendation could be 
delivered for modest rent 
increases. 

Stock condition 
recommendations will 
be delivered. 

_______~ 

The Council has systems 
and strategies in place to 
meet this objective. 

Communities 
Scotland’s performance 
standards will ensure 
that the RSL provides at 
least as good a service 
as the Council. 

Council would contract 
with RSL for certain 
strategic functions. 
Council could take over 
Communities 
Scotland’s development 
funding role if all stock 
transfers. 

Communities Scotland’s 
performance standards will 
ensure that the RSL provides at 
least as good a service as the 
Council. 

Provide a responsive 
local housing 
management service 
representing best value. 

Council would contract with the 
RSL for certain strategic 
functions. 

Assist the Council’s 
strategic and enabling 
role. 

Government policy is to 
separate the 
strategicienabling from 
direct delivery, but 
Council could argue that 
linkages bring benefits 
through certainty of 
delivery. 

Maintain the 
affordability of rents. 

Rents are set annually and 
are dependent upon 
capital receipts and 
consents. However, 
current projections 
suggest that the Council is 
able to keep rents 
affordable and meet the 
stock’s investment needs. 

Stock transfer provides 
certainty about rents 
and tenants can be 
given guaranteed limits 
on future increases. 

Stock transfer provides 
certainty about rents and tenants 
can be given guaranteed limits 
on future increases. 

The housing service is 
shrinking due to RTB and 
staff numbers will reduce 
over time. 

Staff would be 
protected by TUPE and 
additional jobs would 
be created upon 
transfer. However, 
RTB will lead to 
reductions. 

Staff would be protected by 
TUPE and additional jobs 
would be created upon transfer. 
However, RTB will lead to 
reductions. 

Safeguard jobs for 
existing staff. 

Better than retention 
because tenants will be 
members and on the 
RSL board of 
management. 

Transfer could cause 

Better than retention for the 
transferring stock because 
tenants will be members and on 
the RSL Board of management. 

Provide greater 
community involvement 
I empowerment. 

Community involvement 
is not widespread, but this 
could be improved. 

Council would contract with the Minimise adverse affects The HRA purchases 
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EXECUTIVE SUMMARY 1 

on the cost of other services from other 
Council services. departments. As the increases. These may be 

stock reduces, the 
requirement for corporate 
services will also reduce. 

short term cost 

offset by the receipt. 

RSL for certain strategic 
finctions to minimise cost. 

1.32 On the basis of the assumptions we have used and the analysis we have carried out, we 
have demonstrated that stock retention can meet the Council’s objectives for its housing 
stock. Therefore we recommend that the Council: 

. retains the ownership and management of its housing stock 

puts in place a programme of works to meet the recommendations contained in the 
stock condition survey . puts in place a strategy to deal with the issue of decreasing demand 

continues to develop the North Lanarkshire Standard in consultation with tenants 

. puts in place a strategy to deliver greater community involvement and 
empowerment 

investigates the cost of services to owners and introduces fees to recover costs 

. carries out the next strategic review/option appraisal no later than 2006 to assess 
whether there are any significant changes to current forecasts which would merit a 
change in strategy. 
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Appendix 2 
North Lanarkshire Council 

Housing Option Appraisal Consultation Report 

November 2001 

Background 

Communication Strategy 
- Consultation objectives 
- Key issues to be consulted on 
- Programme of events 

Key Findings 
-Questionnaires & Surveys 
Survey 1 
Survey 2 
Survey 3 
Survey 4 

-Focus Groups 

-Roadshows 

-Tenants Panel 

- Tenant Conferences & Seminars 
Tenant Conference 24 August 2000 
Tenant Conference 30 June 200 1 
Tenant Conference 17 November 

-Information Dissemination 

-Staff Consul tation 

Recommendations 

Conclusion 



Background 

One of the key elements in undertaking a Housing Options Appraisal is the consultation 
process. By consulting with tenants, staff, elected members and other key stakeholders they 
have opportunities to become informed and to exert influence over the study and its 
outcomes. To ensure that the consultation process was inclusive and accessible to all a 
Communication Strategy was developed which set out the mechanisms and methods to be 
used. 

Communication Strategy 

The Communication Strategy outlined the objectives and issues under consideration. These 
were identified as: 

Consultation Objectives: 

. . 

. . 

for tenants to become well informed about the issues and options under consideration 
to provide sufficient opportunities and time for stakeholders to become involved 
to provide adequate resources for administration, support and training 
to enable access to agendas and decision making 
for tenants to be provided with independent advice, training and support as necessary 
to ensure tenants had the opportunity to participate in the way that suited them best 

Key Issues for Consultation . . . . . 
tenants aspirations for their homes and local environment 
the management, maintenance and improvement of the housing stock 
empowering tenants and increasing involvement in the management of their homes 
wider issues such as social inclusion, community safety and security 
pros and cons of alternative landlords and tenancy rights 

In addition to this a timetable of events was planned which set out critical stages and 
milestones for the process. This included both information dissemination and consultation. 

Programme of Events . . . 
. . . . . 
m . . . . 
m . . . 

Training for Tenant and Resident Groups and Housing Staff 
Tenant Newsletters 
Surveys issued to all tenants (3 tenant wide surveys) 
Survey all Tenant & Resident Groups 
Setting up of Tenants Panel (supported by independent advisors selected by Panel) 
Series of Press Release at critical points in study 
Leaflets providing information available to all 
Briefing session to other local housing providers 
Staff focus group 
Briefing sessions for elected members and staff 
Stock Condition Survey: Tenant Questionnaire 
Local area focus groups 
Staff Newsletter 
Staff Conference 
Local area roadshows 
North Lanarkshire News updates 
Tenant conferences and seminars 
Information available on Council website 



Key Findings 

Questionnaires & Surveys 

Survey 1- All tenants taking part in the Stock Condition Survey (approx. 5,000) were issued 
in advance with a satisfaction survey. The surveyors collected completed responses when they 
called to undertake the survey enabling an excellent response rate of 2010 (40%). 

. 

. 

. 

. 

88% of tenants (who expressed an opinion) were either satisfied or very satisfied with 
their current home 
85% of tenants (who expressed an opinion) were satisfied or very satisfied with the cost 
of their home 
70% of tenants (who expressed an opinion) were satisfied or very satisfied with the 
housing service they received from the Council 
The most important issues identified by tenants were tackling Anti-Social Behaviour, the 
Repairs Service, the condition of their home, the neighbourhood & surrounding 
environment 

Survey 2- As part of a tenant wide newsletter 47,000 survey forms were issued, freepost 
return, to tenants. The survey was designed to find out how and by what means tenants 
wanted to be kept informed and have opportunities to participate not only in the Options 
Appraisal Study but also in the longer term. There was a total response of 1576 (representing 
3.28%). These responses were then collated and independently analysed and the results can be 
summarised as follows. 

Tenants asked for more information from the Department and ranked these issues (in 
priority order) as the most important to receive information on; future plans for their 
home, future plans for local area, performance standards, how rent is spent, changes to 
policies and proposals for any rent increase. 

They would like to receive this information in a variety of formats and the most popular 
means was in written form either through a letter or a newsletter. 

76% of tenants want to be more involved in decisions affecting their housing and 
consultation was also preferred in written form e.g. through questionnaires and surveys. 
Less popular was via public meetings or local tenant and resident groups. 

When asked to identify the most effective means of improving the housing service, 
tenants identified the maintenance and improvement of their home and the provision of 
more up to date information in an easily understandable format. 

63% of tenants (who expressed an opinion) were satisfied or very satisfied with their 
home and surrounding area. 



Survey 3- As part of the second tenant wide newsletter all tenants were again issued with a 
freepost return questionnaire. The response rate for this was significantly better with 3225 
tenants responding representing 7%. The survey concentrated on tenants identifying their 
priorities for investment, satisfaction with the housing service and further opportunities for 
involvement in the option appraisal process in a way that was most convenient for them. By 
asking tenants to identify what events they would participate in databases were able to be 
developed which could be used later in the process. 

88% of tenants (who expressed an opinion) considered their home satisfactory or in need 
of only minor work. Only 1 1 % considered their home in need of major work and 
unsatisfactory. 

Tenants were then asked to prioritise which aspect of their home they would most like to 
see improved. Kitchens were the most popular option followed by external works such as 
rendering and roughcasting. 

83% of tenants (who expressed an opinion) considered the housing management service 
to be satisfactory or very satisfactory. 

Tenants were asked to prioritise which aspect of the housing management service they 
would most like to see improved. Stronger action on anti-social behaviour was most 
popular followed by improving the repairs service through faster response times and 
better standard of workmanship. The administration of housing and council tax benefit 
was also identified as an area that needed to be improved. 

Survey 4- In response to earlier findings that tenants wanted to receive individual letters as 
well as newsletters all tenants received a survey form enclosed with a letter from the Director 
of Housing & Property Services updating them on the Options Appraisal Process and urging 
them to respond. Response rates to this method have been significantly higher with over 
10,000 (22%) tenants responding. 

68% of tenants (expressing an opinion) are satisfied or very satisfied with the current 
housing management service 

82% of tenants (expressing an opinion) are satisfied with the level of customer service 
from staff 

63% of tenants (expressing an opinion) consider NLC rents affordable 

92% of tenants (expressing an opinion) are basically satisfied with the housing service 
and want the council to remain as their landlord 

97% of tenants (expressing an opinion) would like to see improvements to the condition 
of their home/ or the housing service but want the Council to remain as landlord 



Focus Groups- Using the information generated from the tenant questionnaires a series of 
local focus groups were held in Airdrie, Coatbridge, Bellshill, Cumbernauld, Kilsyth, 
Moodiesburn, Motherwell, Shotts, Viewpark and Wishaw. The Focus Groups were facilitated 
by FourEighty Consultants and tenants who had expressed an interest in taking part in a focus 
group were invited. In addition two further groups were held to reflect the wider community, 
one in a sheltered housing complex and one in a supported accommodation unit for young 
people. Attendance was mixed throughout North Lanarkshire. The focus group format 
allowed for a more in depth discussion of views and for participants to receive as well as 
provide information. A plenary focus group was held at the end of the process to consider all 
the findings and generate a single set of priorities. Their overall findings were as follows. 

Controlling rent increases was the most important objective for the Council to consider in 
appraising each of the options. This was closely followed (in priority order) by the ability 
to increase spending on repairs, maintenance and improvements, minimising the impact 
on other council services and on Council Tax levels, minimising impact on the Councils 
strategic and statutory housing functions and finally protecting the jobs of Council staff. 

In addition participants identified a further three priorities of ensuring value for money 
and efficiency, preserving tenants rights and ensuring tenant control. 

Overall participants were strongly in favour of full stock retention. There was an 
acknowledgement that although the service was far from perfect it was improving and 
should continue to improve. 

Participants also identified a need for more information to be available on Options 
Appraisal; particularly in simple easy to understand written format and for more 
promotion of the study the Council was undertaking. As a result of this further press 
release were issued and a second leaflet produced. 



Roadshows- In an attempt to make participation more local, accessible and less time 
consuming to tenants and residents a series of 10 local roadshows were held at settlement area 
level. The Roadshows were provided by PS Scotland Consultants with input from the Tenants 
Panel and took place in central locations such as town centres and local housing offices. Over 
700 residents took part overall and they were able to receive information as well as take part 
in a number of brief surveys and participative exercises. Publicity was generated in advance 
through local housing offices, local media and by writing individually to everyone who had 
expressed an interest in attending. 

Roadshows Broad Findings: 

. 60% of respondents thought that the housing service represented value for money 

. Residents main areas of concern were tackling anti-social behaviour, providing support to 
elderly and vulnerable people, improving the repairs service, improving and investing in 
the housing stock and making improvements to the physical environment 

. There was no consistency in resident's attitudes across North Lanarkshire to or 
satisfaction with the Housing Service, although there were common themes such as the 
repairs service there were also widely different local agendas. 

There was a need for more information on Options Appraisal and this should be provided 
directly to tenants either in the form of a letter or newsletter. 

. Respondents were in favour of developing area-based options to provide improvements 
and better services. Focussing on issues that relate specifically to that locale could also 
generate local participation. 



Tenants Panel 

A Tenants Panel was formed to represent the views and opinions of all tenants during the 
Option Appraisal process. The Panel was made up of representatives from local tenant and 
resident groups who agreed to become involved in detail throughout the study. To support and 
advise the Panel the Tenants Information Service were appointed as Independent Advisors. 
The Panel has concentrated on feeding back tenant opinion about how to improve the 
Housing Service and what standards tenants wanted to see in the future. To do this they 
developed the "North Lanarkshire Standard'' a set of aspirational standards covering housing 
management, maintenance and improvement and the delivery of the housing service. 
These standards are being costed to consider the feasibility of improvements to tenants homes 
as well as a full programme of maintenance. 

The standard covered a number of areas including: 

Fuel Poverty 
Energy Efficiency 
Window and Door Replacement Standards 
Safety and Security 
Property Standards such as the introduction of kitchen and bathroom replacement 
programmes 
Physical aids and adaptations for the elderly and those with special needs 
Environmental maintenance and improvement 
Repairs service both quality of work and service delivery 
Management Standards such as service standards and quality of service provision 
Information Dissemination 

The Panel also ranked the criterion objectives of the Option Appraisal (and included two 
others for consideration *) to indicate what priority they would like to see applied. In order of 
relative importance these were: 

1. Maintain the affordability of rent 
2. Provide a responsive local housing management service representing best value 
3. Provide greater community involvement/ empowerment 
4. Maximise investment in repairs, maintenance & improvements 
5 .  Provide democratic accountability * 
6. Aims and ethos to meet housing need * 
7. Safeguard jobs for existing staff 
8. Minimise adverse effects on the cost of other council services 
9. Assist the Councils strategic and enabling role 

The Panel also took part in other consultation events such as the local roadshows and formed 
an integral part of the wider Tenant Conferences. Their final conclusions will form part of a 
Final Report prepared on their behalf by TIS. 



Tenant Conferences and Seminars 

Tenant Conference 24'h August 2000 

A Conference was held in Broadwood Stadium to update representatives of tenant and 
resident groups on the Councils Option Appraisal and discuss the best way of involving them 
in the process. As well as presentations and question and answers sessions, delegates took 
part in workshop sessions to identify priorities for improvement and suggested support that 
would be needed to enable them to participate fully. As a result of this session it was decided 
to set up a Tenants Panel who would represent the wider views and opinions of tenants 
throughout North Lanarkshire and become involved throughout the process. For the Panel to 
be effective a number of support needs were identified: 

Relevant information which is accurate and up to date 

. Support workers and independent advice 

Funding 

. Framework for wider tenant participation 

Training for housing staff in participation 

In addition wider consultation methods would also need to be used such as better provision of 
information to all tenants e.g. through individual correspondence and support through local 
offices and trained staff. 

Tenant Conference 30th June 2001 

A Tenant Conference was provided in June to update tenants on the Housing Options 
Appraisal and the work of the Tenants Panel. Over 50 tenants attended the Conference as well 
as Council Staff and the Tenants Information Service. The Conference was primarily to 
discuss housing standards for the future and to discuss and develop the "North Lanarkshire 
Standard", with the wider tenant community. The Conference discussed these standards in 
detail and a consensus of the proposed "North Lanarkshire Standard" is contained in full 
within Emst & Young's Final Report. 

These standards will now have to be developed in further consultation with tenants. Costing 
the "North Lanarkshire Standard" and prioritising its delivery is an area that will require 
further consideration. 



Tenant Conference 17th November 2001 

A further Conference was held in Motherwell Concert Hall following the Consultants Ernst & 
Young's Final Report to discuss its finding and recommendations and the implications for 
tenants. The Conference was attended by 5 5  tenants and members of the Tenants Panel. Also 
represented were Ernst & Young, the Tenants Information Service, the Convenor of Housing 
and Technical Services Committee and senior Council officials. 

The Conference split into discussion work groups and identified some of the key issues for 
tenants arising from the Final Report and its findings. Delegates recommended: 

. . The Council retains all stock but needs to improve services 
Improving the Repairs Service is the critical issue for most tenants, there is a need to 
provide value for money, introduce more quality checks such as post inspections, provide 
aids and adaptations before fixtures and fittings 
A review of the Allocation Policy to tackle supply and demand issues, local letting issues 
should be considered 
Tenant participation and involvement is expanded and developed by using a variety of 
methods e.g. newsletters, surveys. There is a need to provide more support for tenants 
groups and to involve more young people. Introducing issue specific participation events 
such as Repairs Service could encourage more people to get involved. 

. 

. 

Overall tenants were in agreement with the results and recommendations contained within the 
Final Report although many were highlighted as needing further discussion. 



Information Dissemination 

In order to provide tenants and other key stakeholders with good quality information in easily 
understandable format a range of information sources were used throughout the process. 
These enabled stakeholders to be kept up to date with the various stages. Sending newsletters 
and letters to each individual tenant ensured that all tenants had access to information on the 
Options Appraisal and the opportunity to be further involved. 

Tenant newsletters 
Individual letters to tenants 
Leaflets 
Press Releases 
Local press advertising 
Internet- Council website 
Other publications- North Lanarkshire News 
Briefing Notes 
Committee Reports and Updates 
Presentations to Area Committees 
Staff Briefing Sessions 
Elected Members Briefing Session 
Housing Forum 
Staff Newsletters 
Staff Focus Groups 
Intranet 
Staff Conference 



Staff Consultation 

In addition to consultation with tenants and service users a number of events took place to 
ensure that staff were kept fully up to date with key stages and findings of the process. 
These included: 

Staff Focus Groups- three staff focus groups and briefing sessions took place, facilitated by 
FourEighty Consultants. These involved staff from all area offices and ensured that 
information could then be disseminated more widely. 

Staff Briefing Sessions- a series of individual briefings took place as part of the office 
closures for staff training and development. These provided information broken down to area 
level and gave staff an opportunity to raise individual concerns and issues. 
An evaluation form was also issued to provide feedback. 

Staff Conferences- an integral part of both the Staff Conference 2000 and the Staff 
Conference 200 1 was the opportunity to brief all staff on the Options Appraisal Study and 
enable them to be consulted. It provided staff with an opportunity to clarify issues and 
ensured that they had access to further information. 

Key Findings 

Staff identified the need for more training and development as a priority. 

They also considered that resource and budget limitations constrained them most in 
performing their roles. 

Lack of communication was identified as an area that needed to be improved as was the need 
for more up to date information. 

Staff identified providing high levels of customer service as the most rewarding part of their 
jobs. 



Recommendations 

A number of issues have arisen consistently throughout the consultation process. Tenants are 
in favour of the Council retaining the housing stock and putting in place service 
improvements. On the basis of the results generated a number of recommendations can be 
formulated. 

. The council puts in place strategies to develop tenant participation which includes the 
provision of good quality information to all tenants, supporting local tenant and resident 
groups, offers choice in opportunities to participate, is accessible to all and increases 
tenant involvement. Participation needs to take place not only strategically but also at 
local level. It should be noted that the Department is currently in the process of 
developing a tenant participation strategy, which will cover many of the points, raised. 

. Specific issues of concern are tackled in priority order i.e. the quality and provision of the 
Repairs Service has repeatedly been identified as a major source of concern to tenants. By 
reviewing this and making service improvements satisfaction can be improved. Another 
primary area of concern is anti-social behaviour and it's effects. The development of 
initiatives such as the anti-social task force should go some way to tackling this problem. 

. The standard of housing tenants expect for the future continues to be developed in 
consultation with tenants as part of the "North Lanarkshire Standard". Discussion needs to 
take place with tenants to consider how to implement the recommendations from the 
stock condition survey and raise the investment levels necessary to do so. 

. Results of the Demand Analysis and the mismatch between supply and demand for 
housing and the resulting implications should be tackled through an allocations policy 
review and by investing in community regeneration. 

. Environmental improvements are an area of priority to tenants and should be reviewed as 
part of the regeneration process, implementation of the Capital programme and general 
management and maintenance. 

. The Department should continue to monitor tenant satisfaction levels through a variety of 
means. As service improvements are made satisfaction levels can be tracked and 
reviewed and offer an important monitoring tool. 



Conclusion 

Overall the consultation process has shown how much tenants and other stakeholders can 
contribute to Option Appraisal and wider housing issues. The benefits of this investment in 
consultation can now be built upon to provide sustainable and constructive participation for 
the future. By engaging in consultation with our tenants we can work in partnership to take 
forward the issues and recommendation highlighted by the study. Tenants expectations 
regarding consultation have been raised and it is important that the Council continues to build 
on the progress that has been made in order to develop an effective and responsive housing 
service, which meets the standards expected by service users. 



North Lanarkshire Tenants Panel 
clo Teresa Mullen 
49 Agnew Avenue 
Coatbridge 
ML5 36D 

Claire Reynolds 
North Lanarkshire Council 
Department of Housing and Property Services 
Municipal Buildings 
Kildonan Street 
Coatbridge 
ML5 3NG 

30th November 2001 

NLTP RESPONSE TO HOUSING OPTIONS APPRAISAL STUDY 

Dear Claire 

With reference to the recent Housing Options Appraisal Study conducted by 
Ernst & Young on behalf of North Lanarkshire Council (NLC), the North 
Lanarkshire Tenants Panel (NLTP) would like to take this opportunity to 
forward the attached report for inclusion in the paperwork for consideration by 
the Housing and Property Services Committee in January 2002. 

We would be most obliged if you could forward this report to all Housing and 
Property Services Committee members and relevant Council officials. 

Thank you for your co-operation in this matter. 

Yours sincerely 

Teresa Mullen 
For North Lanarkshire Tenants Panel 

Cc Gerry McLaughlan, Convenor, Housing & Property Services Committee 
Cc Tom McKenzie, Director of Housing 
Cc Gavin Whitefield, Chief Executive, NLC 

NLTP report to NLC Housing & Property Services Committee, 30 Nov 2001 



Appendix 3 

North Lanarkshire Tenants Panel 

North Lanarkshire Council Housing Stock Options 
Appraisal Study 

Report to Housing and Property Services Committee 

The Tenants Panel Response 

1. The Options Appraisal 

1 .I Overall North Lanarkshire Tenants Panel (NLTP) members agree with 
the recommendation of Ernst &Young that council housing in North 
Lanarkshire should remain in the ownership and management of North 
Lanarkshire Council (NLC) 

2. The North Lanarkshire Standard 

2.1 

2.2 

2.3 

2.4 

2.5 

2.6 

NLTP members recommend that this standard be adopted as the 
future standard for Council Housing in North Lanarkshire 

We request that the North Lanarkshire Standard is fully costed, with 
panel members receiving this information as soon as it is available 

We request that North Lanarkshire Council continue discussions with 
NLTP on options on how to implement the North Lanarkshire Standard, 
with regard to finance and time-scales. 

As a Tenants Panel, we continue to stress the importance of rent 
affordability. We request, therefore, that NLC approaches the Scottish 
Executive to seek permission to re-invest much more of the income 
from right to buy sales to enable significantly more investment in 
repairs, maintenance and improvements than at present 

We request that NLC continue discussions with NLTP on the issue of 
the repair backlog within Council housing. This would include how the 
issue can be addressed within the context of the North Lanarkshire 
Standard and the recommendation of Ernst & Young to retain the 
management and ownership of Council Housing by NLC 

We request that NLC continue discussions with NLTP regarding the 

NLTP report to NLC Housing & Property Services Committee, 30 Nov 2001 



repairs and housing management components of the North 
Lanarkshire Standard, as agreed during the Options Appraisal process 

3. The Future of NLTP 

During the Options Appraisal process the members of NLTP recognised the 
value of coming together with tenants representatives from many of the 
communities within the North Lanarkshire Council area. This offered an 
opportunity to develop an understanding of the Options Appraisal process 
itself, to develop further understanding of housing issues within a North 
Lanarkshire context, to reach an informed opinion on the Ernst & Young 
report & recommendations and to develop the North Lanarkshire Standard. 

As a result of this we would recommend: - 

3.1 

3.2 

3.3 

3.4 

3.5 

3.6 

That NLC continues discussions with NLTP on the issues highlighted 
in this report 

That NLC continues to work with NLTP to further discuss the increased 
development of tenant participation practices within NLC. This should 
be with reference to tenant participation in housing policy, conditions 
and housing and related issues as per The National Strategy for 
Tenant Participation, 1999 and as detailed in The Housing (Scotland) 
Act 2001 - Tenant Participation, Part 2, Chapter 3, Section 53 

That NLTP works to increase its membership by tenants throughout 
North Lanarkshire, both by representatives from recognised tenants 
groups and individual interested tenants 

That NLC and NLTP work together to identify current housing and 
housing related issues and solutions 

That NLC and NLTP work together to identify possible mechanisms for 
increased investment in North Lanarkshire’s housing stock 

That NLC, together with NLTP, invests time and resources in 
developing tenants organisations and increased tenant involvement, 
throughout North Lanarkshire, and especially in areas where there is 
little or no tenant organisations at present 

NLTP report to NLC Housing & Property Services Committee, 30 Nov 2001 



TENANTS 

&y?$4g - 

This conference was organised by the North Lanarkshire Tenants Panel with support 
from North Lanarkshire Council and the Tenants Information Service. Its main aims 
were to seek tenants’ views about the Options Appraisal and decide how to put those 
views to the Council prior to the meeting of its Housing and Technical Services 
Committee in January 2002. 

Independent Advice for North Lanarkshire Tenants 
Report on Tenants Conference 

17 November 2001 
Civic Centre, Motherwell 

This report summarises the conference proceedings and tenants’ views arising from the 
Options Appraisal. 

55 tenants attended the conference. 

Chair: John Colquhoun, North Lanarkshire Tenants Panel. 

Opening Session 

John welcomed tenants and explained that the Tenants Panel was keen to give as 
many tenants as possible a chance to put views forward on such an important topic. 

He first introduced Councillor Gerry McLaughlin, Convenor of the Housing and 
Technical Services Committee of the Council. The Convenor was glad to see the tenant 
interest, indicating that the conference gave tenants an opportunity to make their views 
known before the Council Committee meets which will takes decisions on the Options 
Appraisal. He felt that there has not been enough tenant participation in the past in 
North Lanarkshire and hoped this would improve in future, to help tackle various issues, 
including the persistent vandalism experienced in some areas. 

Pamela Humphries, Development Manager, for the Council spoke next explaining why 
the Council commissioned the Options Appraisal, namely to get an independent 
evaluations of the options available to the Council for the future. This would help the 
Council plan for the long-term future of the housing stock, with clearer knowledge of its 
investment needs. 

She went on to describe the criteria against which options had to be assessed and the 
key stages the Appraisal has gone through, including the various ways tenants’ views 
were sought. Following decisions the Council will take, Pamela explained the need for 
an action plan on investment priorities, tenant involvement and the demand for Council 
housing. 
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Ernst & Young were the firm of consultants commissioned to carry out the Options 
Appraisal. Lynn Bradley, who led the work for this firm, gave a presentation of the 
Options Appraisal method and recommendations, and how they were arrived at. 

She highlighted key issues of demand, housing conditions and rent levels. Demand for 
Council housing is increasingly coming from smaller households, whereas the Council 
housing stock includes mostly medium and larger sizes of dwelling. An average of just 
over €22,000 per house was estimated to be required over the next 30 years to deal 
with repairs and maintenance needs. Calculations were done on an area basis for 10 
areas, which showed investment needs close to this average, except for Motherwell, 
where the need was over €29,000 per house. 

From the analysis Ernst & Young concluded, with regard to the option of the Council 
keeping the houses: 

0 Current investment levels did not meet current investment needs; 

0 Over the 30 years, investment needs could be met with rent increases at less 
than inflation plus 1 % per year. 

Lynn reported that, for a stock transfer to deliver investment needs, the whole houses 
stock would have a value of about f 149 million. Because this is less than the 
outstanding loan debt, financial help would be needed from the Scottish Executive to 
make a transfer work. She highlighted that various practical transfer options were also 
examined, but none brought financial benefits, which could not be gained from stock 
retention by the Council. 

The Ernst & Young recommendations to the Council were listed as: 

0 To retain ownership and management of the housing stock 

0 To put in place a programme of works to deliver the stock condition survey 
findings 

0 To put in place a strategy to deal with decreasing demand 

0 To continue to develop the North Lanarkshire Standard in consultation with 
tenants 

0 To put in place a strategy to deliver greater community involvement and 
empowerment 

0 To investigate the cost of services to owners and introduce fees to recover 
costs 
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To carry out the next strategic review /options appraisal no later than 2006. 

Greg Brown, Tenants Information Service, independent advisers to the Tenants Panel, 
gave the final presentation in the opening session. He started by explaining that the 
financial situation with this Council, regarding council housing, was better than several 
other councils he had come across. The key issue for tenants was what rents were 
required for what standards. He advised that some rent increases would be necessary 
to ensure all maintenance needs were met as well as deliver some improvements. The 
level of increase would depend on standards sought. Other financial aspects were also 
important . 

Greg explained that there was a backlog of repairs and maintenance as well as a 
demand for improvements, which would take time to catch up. Ernst & Young’s financial 
forecasts shoed that rents beyond ten years from now could meet needs more easily 
that in the next few years. Apart from rent increases, capacity to invest could be 
improved right away if either 

1. Current loans could be re-scheduled, or 
2. Borrowing is increased, or 
3. More of the income from right to buy sales is re-invested, or a combination of 

these things. 
The second and third items in this list depended on the Government and may not be 
easy to achieve. 

On the problem of mismatch of house sizes and the sizes of households seeking 
Council houses, Greg suggested tenants considered the merits of a change to 
allocation rules, to give applicants a bit more choice of house size. He understood the 
Council was already considering this. 

Greg final comments were related to encouraging tenants to continue to be involved 
and develop more tenants associations. 

Questions 

Many questions were addressed to the speakers’ panel about 

0 The role of the Tenants Panel 
0 How Appraisal objectives were ranked 
0 Whether the full demand for repairs was being met at present, and 
0 Taking the message about vandalism into the schools. 

Workshop Discussions 

Tenants broke into 5 groups to discuss the Appraisal findings. The morning discussions 
focused mainly on understanding the findings. The afternoon discussions worked 
towards conclusions to report back to all conference participants. 

3 



Each of the Reports back is now summarised. All workshops reported that they thought 
the Council should retain ownership of the housing stock. 

Workshop One 

Chair: Jim O’Neill, Tenants Panel 
Facilitator: Clare Reynolds, NLC 
Reporter: Gwen McMullen 

Improve the repairs service to give better value for money. Quality of work and materials 
should be given more attention, with enough post inspection to achieve this. 

Review allocation procedures to make better use of the houses and take account of the 
mismatch of house sizes compared to demand. Local letting policies should also be 
used, especially for flats. 

Regarding surplus housing stock, the following options should be considered: 
Regeneration 
Demolition, only if necessary 
Voids initiatives, e.g. marketing the houses 

The Council should offer more support to tenants associations. More information should 
be given to tenants, including through newsletters. Surveys and questionnaires should 
be part of tenant involvement. There should be issue-specific participation, for example 
on the repairs service. We should work towards a North Lanarkshire Federation or 
Panel. 

This workshop agreed with Ernst & Young’s recommendations. 

Delivering the repairs, maintenance and improvements should not just be about raising 
rents. Pressure should be put on the Scottish Executive by councillors to allow more 
borrowing and more re-investing of the capital receipts from right to buy. 

Workshop Two 

Chair: Sandy Clark, Tenants Panel, who also reported back 
Facilitator: Alex Miller, NLC 

This workshop was happy that all options were looked at. 

Future investment must meet the stock condition survey recommendations, with any 
phasing in done as soon as possible. 

There must be local consultation on options for dealing with demand issues, before any 
decisions are made. 
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Future tenant participation strategy must include joint working with tenants’ groups and 
NLC, as well as encouraging new developments. 

Owner occupiers should not be a drain on Council housing resources. 

A review in 5 years time must have some sort of interim review. 

With regard to the North Lanarkshire Standard, the following should be prioritised: 
Repairs before improvements 
All properties being wind and watertight 
Aids and adaptations, before fixtures and fittings 
Internal fittings should be maintained as well as structure/exterior of properties 
Repair and management standards are as important as other standards. 

Regarding tenant participation, there should be a North Lanarkshire Confederation to 
represent all tenants in North Lanarkshire and this should be developed from the 
Tenants Panel. 

Workshop Three 

Chair: Rosemary McCarey, Tenants Panel, who also reported back 
Facilitator: Pamela Humphries, NLC 

Tenants want value for money from rents. Peoples’ circumstances are so varied that 
the workshop felt they could not decide rent levels for others. 

On standards, more information is wanted on the Council’s plans, including on 
upgraded repairs to which the tenant could contribute. 

NLC should negotiate further funding from the Scottish Executive. 

A better vetting system is needed for allocations. Incoming tenants should be allowed 
to keep previous tenants alterations. 

It’s of prime importance to keep the houses wind and waterproof. Good quality 
materials should be used at all times. 

There should be another meeting to discuss the issue of repairs and their quality 

More young tenants should be encouraged to get involved in tenant participation 
activities. Tenants’ groups experience problems in getting premises for meetings (cost 
and prior notice to be given). 

All NLC staff should be encouraged to treat tenants as equals. A more respectful 
relationship is needed between tenants and the Council. 
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Allocation rules should be looked at, and relaxed with regard to house sizes, as long as 
others on housing list are not adversely affected.. Applicants housed in houses larger 
than their need would pay more rent. 

Workshops Four and Five 

Workshops Four and Five amalgamated. 

Chair: John Chalmers, Tenants Panel 
Facilitators: Sharon Donohoe, llene Campbell, TIS 
Reporter: ?? 

There is a need for more tenant involvement including a need to establish and support 
more local tenants’ groups. 

This workshop supported the North Lanarkshire Standard and improvements to housing 
conditions and management are needed as part of the retention option. 

There should be future discussions on repairs to include: 
The backlog 
The cost 
Quality and quantity 
Policy 
The contractor and its agreement with NLC. 

Further discussion is needed of demand for NLC housing stock and the size mismatch 
issue. 

Further discussion is needed on rent levels and how to maintain affordability. 

Workshop Six 

Chair: Brian McAlorum, Tenants Panel, who also reported back 
Facilitator: Greg Brown, TIS 

Rent Increases as proposed at 1.5% above inflation for three years and 1 % until year 
10 are acceptable, but no higher, if tenants get improvements for these increases. This 
should be reviewed in 5 years time to check that improvements are happening. 

The Government should be pushed to allow the Council to invest more, by increased 
borrowing or re-investing more of the right to buy sales income. 

Adaptations for the disabled -the backlog needs to be caught up and the standards re- 
examined to ensure people get what they need. 

Allocations rules should be made more flexible regarding the house size of offers. 
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Workshop Reports Back 

Greg Brown facilitated the reports back, with chairs or other workshop members doing 
the reporting. 

The conference generally agreed the points in each of the reports back. The difficulty in 
tenants taking a view on rent affordability was noted. More information was wanted to 
help judge rent affordability. Some concern was expressed about the Council 
demolishing houses. It was clarified that the Council would only considered demolition 
if it was clear there was no demand for the houses. Tenants wanted clear commitments 
from NLC to improving tenant participation. 

Greg advised the conference that all of the reports back would be considered by the 
Tenants Panel, who would convey tenants’ views on to the Council. 

Closing Remarks 

John Colquhoun for the Tenants Panel thanked all participants for coming along and 
contributing to such an important event. He asked the conference to thank the Tenants 
Panel for their efforts and for deciding to have this conference. He noted that all 
present wanted more tenant involvement and the task now was to see that happened. 

Pamela Humphries for NLC joined in thanking all who attended the conference and 
assured people that the Council wanted to develop ways in which more tenant 
participation could happen. Retention of the stock by the Council, in the Council’s eyes, 
did not mean staying as we are, it meant striving to make improvements to services. 

This conference report was written by Greg Brown, Tenants Information Service. 
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NORTH LANARKSHIRE STANDARD 
* Denotes any item considered as aspirational. . 

Auuendix 5 

Reduce Fuel Poverty via Energy Efficiency 
1. 

2. 
3. 
4. 

5. 
6. 
7. 
a. 

9. 

Upgrade all properties to wet central heating systems, and where there is a gas 
supply, give tenant the choice of gas or electricity, or other fuels, where practical. 
Partial systems should be upgraded to full systems with heating appliances in a 
spaces. 
Upgrade loft insulation and pipe lagging to current building standards 
Heat insulation to be brought up to industry standards 
Where possible seek to replace external render with polymer / insulated render 
systems 
Install double glazing (UPVC with window locks) in all homes 
Standard door types (UPVC) with double glazed apertures in all homes 
Pitched roofs to replace flat roofs 
Any inadequate ventilation of properties to be upgraded to current building regulation 
stand a rd s 
Causes of dampness to be investigated, where problems have been identified, and 
eradicated 

10. Tenants to have the option of bathrooms (even where they have windows) and 

1 1. Where not already completed, all high rise blocks to be overclad and re-roofed 
12. *Sound insulation improvements should be considered within refurbishment 

kitchens having extractor fans fitted at the time of bathroom/kitchen replacement 

1. 
2. 
3. 

4. 

5. 

6. 
7. 

8. 

programmes where problems are severe 
Move Towards a Lower Cost Maintenance Approach 
1. Install plastic rainwater goods and services at time of replacement 
2. Window and door replacement as above 
Safety and Security Standard 

All communal closes should have a controlled entry system 
*All high rise flats to have Concierge services 
Hard wired smoke, and where required, CO detectors to be fitted in all properties, 
including common areas 
Barriers to transfer of fire and smoke between houses via ducts and loft spaces 
should be examined and installed/upgraded if required 
At the time of rewiring, electrical installations must meet current IEE regulations and 
sockets must be positioned in practical locations. Installations falling short of this 
standard, and not to be rewired for many years, to be upgraded. 
External lighting to be installed at the time of rewiring 
Bathroom door locks must be capable of being opened from the outside, at the time 
of replacement 
*CCTV should be installed in areas where the need is identified to improve security 
and local people support the installation. 

Property Standards 
1. *All houses should have 2 telephone lines, TV aerial connection, digital and link 

capabilities through the television 
2. Programmed replacement of kitchen units, to a specified standard, to be introduced 



in consultation with tenants 
3. Programmed replacement of bathroom fittings, to a new specified standard, to be 

introduced in consultation with tenants 
4. All high rise blocks should have good quality drinking water; guaranteed quick 

response lift maintenance, and a stand-by electricity supply for emergency lighting. 
Tenants should be advised of the results of water quality monitoring. 

5. Physical adaptations should be provided as required, tailored to meet the needs of 
the elderly and the disabled, using the occupational therapy service, but without 
tenant having to make direct contact with Social Work 

6. The care of gardens scheme should be available to eligible tenants. Standards and 
quality control in this scheme should be reviewed. 

7. *Environmental budgets to be set for upgrades and maintenance of local areas, 
including non-HRA land, and tenants to be consulted on standards and how the 
budget is spent. An integrated approach is to be adopted regardless of landlord. 
The budget and services may be Council-wide. Particular attention is needed to 
safety and security issues, such as the safety of children’s play, and open spaces 
currently designed in a way which appears threatening to some people. 

Management Standards 
1. 

2. 

3. 
4. 

5. 

6. 
7 .  

8. 

9. 

All material used in carrying out improvements, replacements and repairs must be 
sound, robust and of lasting quality. Environmental sustainability considerations 
should apply to selection of materials, and more attention given to recycling 
possibilities. 
All houses must be free of any materials that present a danger or health hazard to 
occupants 
All properties must be free of infestations 
All workmanship must be to a proper standard, and the Council must undertake not 
to pay for unsatisfactory workmanship 
Service standards and methods of measuring performance against these standards 
should be put in place. This is particularly important for environmental maintenance. 
Standards should be consistent throughout North Lanarkshire 
Tenants to be provided with a receipt for all documents they supply to the Council 
Provision of controlled access must be linked to management action to enforce 
tenancy agreements, where control systems are vandalised 
The repairs service and standards to be reviewed in consultation with tenants, 
including the operation of the appointments system 
Tenants to be provided with a reference number when a repair is reported (including 
when a pre-inspection is required) and to be kept informed of progress through to 
completion of the repair 

10. New’ let standard and tenancy termination standard to be set in consultation with 

11. Enhanced caretaking services to be provided where agreed in consultation with 

12. Methods to be put in place to improve communications between the Council and 

13.Tenant participation should be expanded throughout North Lanarkshire, backed up 

tenants 

tenants 

tenants 

bv better information to tenants about services. Information standards to be 



developed in consultation with tenants. The aim should be to ensure tenants have 
the information they need, at the time they need it. Information made available to 
tenants should include costs for services and improvements. 

14. Ensure all tenants are aware of their maintenance responsibilities and the Council’s 
maintenance responsibilities 

15. The Council will work towards more sensitive letting policies 
16. When houses are sold under the right to buy, conditions of sale must include 

obligations to take part in common repair work 



Appendix 6 

KEY ISSUES AND ACTION PLAN 

1. Key Assumptions 

1.1 The option appraisal process requires examinaiion of historic information from which future 
projections can be determined. It is therefore necessary to commence with a starting point 
based on historically valid information and to make core assumptions for the determination 
and calculation of fkture projections. 

The financial model within the appraisal uses annual accounting periods that end in March 
both for the Council and any assumed alternative landlord organisation when considering 
stock transfer scenarios. The first annual period is assumed to end on 3 1 March 2001. 

The core assumptions used in the calculation of HRA projections are derived from the 
Council’s current HRA estimates and include: 

1.2 

1.3 

Starting rent is 239.44 per unit. 

Rent increases are set at RPI +1.5% for years 2 to 4 to reflect current rent 
increases; RPI + 1% (1% above the rate of inflation) from year 5 to year 10 and 
then RPI + 0% thereafter. 

The starting number of units was 48,755. 

House sales are 1,429 units per year, reducing by 5% per annum thereafter. 

Section 94 (Borrowing) Consent is initially 212.330m, reducing by 5% per 
annum thereafter. 

Management Costs are 2379 per unit and rise by 0.5% per annum above inflation 
(a reduction in real terms). 

Responsive and cyclical maintenance costs are 2637 per unit and rise by 0.5% 
per annum above inflation (a reduction in real terms). 

Loan repayments are set within the 30-year profile provided by the Director of 
Finance. 

The cost of the Revenue Repairs Contract for responsive and relet repairs is 
assumed to reduce by 5% after 5 years and a further 10% after 10 years from an 
initial figure of &310 per property per year (including the present level of 
expenditure on Aids and Adaptations). This is to reflect the reduced demand for 
revenue repairs that should arise from the adoption of the full Planned 
Maintenance Programme and completion of Catch-up Repairs. 

1.4 Full details of financial assumptions and how they are applied are contained within the 
Financial Model and Databook as contained within the Housing Option Appraisal Final 
Report. 
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2. 

2.1 

2.2 

2.3 

2.4 

2.5 

2.6 

3. 

3.1 

3.2 

Key Assumptions Issues 

There is an issue for the Council if it decides that management costs should not be reduced, or 
as has been the case may actually increase. This has occurred as a reflection of increasing 
demands from tenants requiring greater support needs and enquiries from owner-occupiers 
within multi-tenure estates placing an increasing burden on housing staff as tenanted stock 
reduces. 

There is also an issue relating to Capital expenditure and the ability of owners to participate in 
Capital Programme works for multi-tenure properties. There is then a need to develop an 
owner occupation strategy which can 

Address the increased revenue costs associated with owner-occupiers. 

Assist the Council to proceed with its Capital programme in properties where 
owner-occupiers are unable or unwilling to participate due to the cost of works. 

There is a need to review the charging policy towards owners and the potential for the 
introduction of factoring services beyond those areas that currently operate them. This should 
also examine how existing factoring services could be improved while maintaining affordable 
services that will provide additional revenue to the Council. The review should also extend to 
examining the mechanisms available to maximise participation of owner-occupiers within 
Capital Programme works and thus reduce potential delays to meeting the objective of 
improving housing conditions. 

The assumption on a reducing level of revenue repair costs will require capital investment to 
be appropriately targeted. This will require the initial five year period of implementation to 
ensure that ‘backlog repairs’ (the combination of ‘Spot Costs’ and ‘Planned Maintenance’ 
identified by the stock condition survey) are attended to and thus reduce the day-to-day 
demand for repairs. 

It will be necessary to present a case to the Scottish Executive to maintain the necessary level 
of S.94 Consent. One way of doing this would be the development of a ‘HRA Business Plan’ 
that will be used to guide investment programmes over a 30-year period and will be reviewed 
on a five- year cycle. The five-year cycle will enable planning decisions over an acceptable 
period of time while allowing a review of the core assumptions for changes in economic 
circumstances. This will also require joint working with the Director of Finance to ensure that 
any financial projections, and in particular, adjustments to the loan debt repayment profile 
should be appropriately reviewed to assist the business plan. 

It  is not possible to assess the impact of changes to the ‘Right to Buy’ on future capital 
receipts. Any significant change, beyond the reduction in ‘Right to Buy’ sales of 5% per 
annum, would impact on the Council’s investment programme. 

Capital Investment Issues 

The final report has indicated that over the next 30 years the housing stock requires 
approximately 21. 1 billion of capital investment. This equates to an average capital 
investment of &22,23 1 per dwelling. The average capital investment varies from area to area, 
ranging from 219,199 per dwelling in Moodiesburn to 529,476 per dwelling in Motherwell. 
Details of Average Capital Investment by Area can be seen in Table 1.2 within the Housing 
Option Appraisal Final Report Executive Summary (Appendix 1). 

The principal capital investment elements over the projected 30-year period are summarised in 
Table 1, below. These elements comprise the largest individual costs and account for almost 
68% of the total capital cost requirement over the 30-year period. 
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Tablel: Principal Capital Investment Elements 

Item 

Heating & Ventilation 

Cost Over 30 Years 

El70.7m 

Kitchens &98.2m 

Windows E76.5m 

Sanitary Fittings 
I 

&60.9m 

I 

Internal Common Areas 1 239.4m 

Wall Finishes 

I Roofs 

E55.9m 

I E37.5m 

External Doors 

Electrical Installation 

E47.8m 

&47.0m 

Works Identified in non-traditional 
stock survey (including high rise 
tower b lo cks) 

3.3 It can be seen from Table 1, that in addition to the traditional capital investment areas, such as 
heating systems, windows, doors, wall finishes and roofs etc., that there are significant costs 
associated with elements that have not historically been addressed within the Housing Capital 
Programme. This is particularly significant to the installation of kitchen equipment and 
sanitary fittings amounting to E159.lm (or approximately 17.5% of the total capital 
investment requirement). It is also significant to note the cost associated with those areas 
outwith the property itself such as boundary walls & fences and Paths & Driveways that 
account for &66.7m (or approximately 6% of the total capital investment requirement). 

&42. lm 

3.4 The Option Appraisal has highlighted the need for a review of the existing Capital Programme 
priorities. The review should determine new priorities that will more accurately reflect the 
investment requirements highlighted within results of the Stock Condition Survey. It is 
suggested that the review should aim to be reflected within the Capital Programme 
commencing from the financial year 2003 / 2004. This will allow time for a proper 
assessment of new priorities while progressing further consultation with tenants on the 
contents of the ‘North Lanarkshire Standard’. It will also allow scope for consideration of the 
implications and opportunities that may arise for alternative methods of procurement, due to 
the extent of possible future programmes. This will need to examine the capacity to spend 
increased levels of investment and the opportunities that will arise for employment and 
training initiatives to be developed. The core of any such review must determine a 
programme of works that will determine best value in terms of quality, cost and time scale for 
delivery. 

Boundary Walls & Fences 

3.5 Paragraphs 2.4 and 2.5, above, indicate the need for targeting capital investment appropriately 
within a business plan that is reviewed on a regular basis. It has been identified within the 

&35.3m 
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Paths & Driveways 

Total 

E3 1.4m 

E742.7m 



4. 

4.1 

5. 

5.1 

5.2 

5.3 

5.4 

5.5 

Option Appraisal Final Report that the Council can afford to invest the level of capital works 
required by the housing stock over a 30-year period, though this will take 10 years to fully 
catch up with required investment. There is a need, therefore, to consider options to increase 
capital investment during the initial 10-year period. This may be achieved by various means 
including ensuring all of rent increases are invested in capital works, selective demolition of 
properties identified by analysis of supply and demand information, level of Right to Buy 
Receipts permitted to be invested and loan debt repayment profiles. 

Other Financial Issues 

The Option Appraisal examined the level of corporate costs that would be affected by any 
potential stock transfer. This highlighted the complexity of identifying the actual costs 
recharged to the Housing Revenue Account. The arrangements for calculating and recording 
rechargeable items by various departments to the Housing Revenue Account should be 
reviewed with a view to providing greater clarity of the costs for services provided. This 
should also seek to ensure that value for money is achieved given the importance of the 
Housing Revenue Account to support future investment within the Council’s housing stock. 
The review must also seek to identify in terms of best value, where reductions in such costs 
may be made without a significant adverse impact either on the Housing and Property Services 
Department or the service providing departments. 

Supply and Demand Issues 

The report also involved a Social Rented Sector Market Analysis to identify the key 
characteristics of the local social rented housing market and to analyse current housing 
demand in relation to its current profile and location. The market analysis identified that 
within Airdrie, Coatbridge, Kilsyth, Motherwell, Shotts and Wishaw there are areas that 
contain low levels of new Waiting List demand. In contrast to this the report identifies 
Cumbernauld and Moodiesburn as being areas of high demand for social rented housing. 

This has identified a need for the Council to examine the potential for re-profiling its housing 
stock. This could be achieved by means of identifying potential locations for demolition of 
property that is not economically viable because of the capital investment required to bring it 
within acceptable stock condition standards and where it is identified that there is no long term 
demand for it. This would involve more detailed local option appraisal for any stock where 
major investment is being considered e.g. high rise blocks requiring re-roofing and over- 
cladding. 

There is also a need for an examination of the supply and demand issues in those areas that 
have been identified as having a significant shortfall in the provision of social rented housing. 
This must examine the scope for the production of new housing to address the shortfall of 
provision that cannot be met by applicants being housed in other locations. This must also 
look at the availability of land for the production of new social rented housing and the 
availability of financial resources to fund development. Any such review should involve 
discussion with Communities Scotland and be considered as part of the Council’s Local 
Housing Strategy. 

The report also highlights the mismatch between the size of properties available for rent and 
the requirements of potential tenants, 

52% of applicants are listed for either 1 or 2 apartment accommodation but only 
17% of the stock is of that size, and 

33% of applicants are listed for 3-apartment accommodation but this comprises 
49% of the housing stock. 

This indicates that the current property sizes available for let by the Council does not match 
the demands of the current, and projected, fbture client groups seeking accommodation. The 
current allocation policy restricts applicants from smaller households to 1 or 2 apartment 
accommodation. It has been identified by the consultant and also through tenant consultation 
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6 .  

6.1 

6.2 

7 

7.1 

that there is a demand for this policy to be relaxed in favour of allowing smaller households to 
be allocated to larger properties. Any such change should only be made so that it would not 
have a negative impact on larger households gaining access to appropriately sized 
accommodation. 

Rent Issues 

The consultant has identified that the Council’s rents are within accepted definitions of 
affordability and that beyond the current rent proposals, the Council can retain its housing 
stock and meet the requirements of the stock condition survey over a thirty year period, with 
rent increases not exceeding RPI + 1%. Due to the current projections for loan debt 
repayment, provided by the Director of Finance, and the projected reduction in requirement for 
capital investment, the consultant indicates that rent increases could be reduced to W I  + 0% 
after year 10. Similarly, if demolitions are introduced to properties with supply and demand 
issues this will result in reduced investment requirements and may provide flexibility to 
consider alternative strategies for increased investment elsewhere or the reduction of required 
rent increases. However, this is dependent upon other costs decreasing to reflect reductions in 
stock. 

It is suggested that any HRA business plan that may be developed, should incorporate 
consultation with tenants at appropriate times (including the next option appraisal review) to 
determine priorities for the use of resources to either control rent increases or support capital 
investment in the condition of the housing stock. This should also be developed following a 
review of the Council’s loan debt repayment strategy. This should examine alternatives for 
the profiling of loan debt repayment and the possible use of resources for investment rather 
than debt repayment to reduce demands on rent charges. 

Action Plan 

The action required to address the issues highlighted within this report can be summarised 
(without any priority order being attached to each item) as, 

Item 
1 

2 

3 

Issue 
Consultation with tenants. 

There is an identified need to develop an 
‘Owner-Occupiers’ Strategy’. 

Present a case to the Scottish Executive to 
maintain appropriate levels of S.94 

Proposed Action 
The Council should put in place strategies to 
develop tenant participation which includes the 
provision of good quality information to all 
tenants, supporting local tenant and resident 
groups, offers choice in opportunities to 
participate, is accessible to all and increases 
tenant involvement. Participation needs to take 
place not only strategically but also at a local 
level. It should be noted that the Housing and 
Property Services Department is currently in the 
process of developing a tenant participation 

(a) This should include an assessment of 
Revenue Costs attributed to owner- 
occupiers and should consider the 
introduction of fees to recover any 
costs that are not currently recovered. 
It should also examine the potential 
for the development of a factoring 
service to owners where no such 
service currently exists and the 
potential for improvement of factoring 
services where such a service is 
currently in operation. 

(b) This should also address issues to 
enable owner-occupiers to participate 
within Capital Programme works to 
multi-tenure orooerties. 

A ‘HRA Business Plan’ should be developed 
and be used to guide investment programmes 
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6 

10 

1 1  

Consent to allow the Council to proceed 
with investment plans based upon the 
results of the stock condition survey. 

Capital investment from the stock 
condition survey differs from the existing 
HRA Capital Programme priorities. 

The North Lanarkshire Standard. 

There is a need to ensure that sufficient 
capital resources are available to fund the 
required investment programme, 
particularly within the initial ten-year 
period. 

It must be ensured that best value is 
obtained from inter-departmental 
recharges to the Housing Revenue 
Account. 
The report has highlighted the disparity 
between supply and demand for Council 
housing within North Lanarkshire. 

Should Management Costs be assumed to 
reduce as stock numbers fall? 

The mismatch between household size of 
the applicant and the apartment size of 
properties becoming available for let. 

Consultation has identified particular 
areas of concern for tenants. 

over a 30-year period and be reviewed on a five- 
year cycle to update stock condition information 
and review any and all assumptions that may be 
required. 
A review of the Capital Programme should 
determine new priorities based upon the results 
of the stock condition survey and should aim to 
start implementation in the year 2003 / 2004. 
This should also involve the consideration of 
alternative procurement methods and the 
capacity for including training and employment 
initiatives. This should seek to account for best 
value in terms of quality, cost and timescale of 
delivery. 
The standard of housing expected by tenants for 
the future should continue to be developed with 
tenants as part of the North Lanarkshire 
Standard. This should be progressed to a stage 
where it can be adopted by the Council and used 
to inform future capital investment programmes. 
Discussion needs to take place with tenants to 
consider how to implement the 
recommendations from the stock condition 
survey and raise the investment levels necessary. 
The development of a business plan in 
conjunction with the Director of Finance must 
examine, consider and implement all appropriate 
methods of re-profiling finances. This should 
include consideration of rent increases being 
invested within capital works, selective 
demolition of properties that are identified by 
analysis of supply and demand information, not 
to be considered for future capital investment, 
the level of Right to Buy receipts permitted to be 
invested and the re-profiling of loan debt 
repayments. 
A review should be undertaken of all recharges 
made by corporate departments to the Housing 
Revenue Account to provide greater clarity of 
services provided and the appropriate costs. 
There is scope for an assessment of supply and 
demand issues with capital investment 
requirements to identify and develop strategies 
to address localised supply and demand issues 
including, 

(a) The demolition of properties that are 
not economically viable and are 
identified within low demand areas, or 

(b) The scope for the production of new 
social rented housing (not necessarily 
by the Council) within areas where 
land is available and there is an 
identified shortfall within the current 
social rented sector. 

Consideration should be given to the future 
requirements of the housing management 
service and how best to fund this. 
This can be addressed by reviewing the current 
allocation policy to improve the ability to let the 
housing stock, reduce turnover and better match 
the needs of applicants to supply. 
(a) The quality and provision of the Repairs 

Service has been identified as a major 

and with service improvements should 

source of concern to tenants. The Repairs 
Service should be continue to be reviewed 
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(b) Tenants also identified antisocial 
behaviour as an area of concern. The 
development of initiatives such as the Anti- 
Social Task Force should go some way to 
tackling this problem. 

(c) The Housing and Property Services 
Department should continue to monitor 
tenant satisfaction levels through a variety 
of means. As service improvements are 
made, satisfaction levels can be tracked and 
reviewed as an important monitoring tool. 
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