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Introduction 

The purpose of this paper is to provide a summary of the current situation affecting the 108 
flats at Ainslie Roadhlaclehose Road, Cumbernauld, 97 of which are privately owned and 11 
are owned by Communities Scotland, and to present proposals for a redevelopment project, for 
Committee’s consideration. 

Background 

My report to Committee dated 11 February 2002 sets out the background up to that date. The 
flats are of a unique design, and once the inherent structural weakness in their concrete floor 
slabs became known, property values dropped catastrophically and owners become unable to 
sell their flats. 

The study by Ann Flint Associates recommended demolition and redevelopment as the best 
option, and estimated the total cost to the public purse of S3.8M for this option. 
Redevelopment would result in total of 80 new build terrace houses, mostly of 2 and 3 
bedrooms, in a good residential environment. 70 of the houses would be owner-occupied, and 
10 social rented. All the existing owners who wish to remain in the area would be 
accommodated and most of them would be enabled to remain in owner-occupation. 

Various other options were considered. Structural surveys indicated that, even if full 
refurbishment including structural works was undertaken, a 30-year life could not be 
guaranteed. The cost of structural works has been estimated at 52.67M, but given the lack of a 
market for the properties and the life expectancy of only 12 -15 years, such expenditure would 
not be good value for money. Thus, refurbishment, whatever the mechanism, would not be 
cost-effective. The “no active intervention” option was considered quite unsatisfactory, in that 
many owners would be bankrupted, lenders would incur substantial losses, the neighbourhood 
would decline and most owners would end up in rented housing and claim housing benefit. 
Further pressure would be put on the affordable housing market, in a pressurised area, 
displacing others in need. Neither the Council nor Cumbernauld Housing Partnership and 
other registered social landlords could readily provide alternative accommodation for a large 
number of residents displaced from Ainslie Roadhlaclehose Road, and new housing would 
need to be built in due course. The overall cost to the public purse of this “do nothing” option 
was estimated at &3.7M, more or less the same as the recommended option. 
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Although this “do nothing” option involves the least direct intervention by the public sector, it 
would be particularly problematic for the Council. If owners in a block did not agree to carry 
out the recommended short-term repairs, the building could become potentially unstable, with 
obvious health and safety implications for remaining residents. The Council would come 
under pressure to use its statutory powers to enforce some repairs, and to offer grant assistance 
towards the cost of such. 

Committee agreed to note the options study report and record the Council’s willingness to 
work constructively with all other parties to achieve a solution. This decision was in the 
context that the Council has no funds available to finance any of the options, and that the 
position of the Scottish Executive required to be made clear. 

Mrs Cathie Craigie, MSP, arranged a meeting with Mr Iain Gray, then Minister for Social 
Justice, which took place on 4 March 2002 and at which representatives of the owners’ group 
(Ainslie Maclehose Action Group), made a presentation of their case. The Minister 
subsequently has instructed civil servants to participate in discussions on the project with a 
view to helping to take it forward. 

The proposals could be initiated if the properties were found to be structurally unstable. This 
may entail the commissioning of a structural engineer’s report to determine the exact current 
structural condition of the buildings. If the houses were found to be structurally unstable they 
would be considered to fail the Tolerable Standard in terms of the Housing (Scotland) Act 
1987, whereupon the Council could designate the area as a Housing Action Area for 
Demolition. Following designation, houses could be acquired either voluntarily or, after 
service and confirmation of a Compulsory Purchase Order, through a General Vesting 
Declaration. Owner-occupiers would be compensated by payments equivalent to the market 
value of the property, together with Disturbance Payment and Home Loss Payment. Legal 
opinions obtained by the Council and Communities Scotland are consistently of the view that 
market value in this situation must be interpreted as the notional market value based on selling 
prices before the defects became known in 2000, which average over 230,000. Landlords 
would be entitled to a lesser amount of compensation. 

Most of the existing owner-occupiers have indicated, in the residents’ survey, that they wished 
if possible to remain in the owner-occupied sector, and that they would like to obtain a house 
in the redeveloped area. The consultant estimated that 70 owners would be able to afford to 
return to owner-occupation in the new houses, but Communities Scotland have subsequently 
suggested a revised projection of the number who would participate to 40 (with 30 rented 
houses being required). They take the view that most of the elderly owner-occupiers would not 
wish to start a new mortgage or obtain equity funding, but would opt to take the compensation 
and return to a social rented house if this was available. This balance then determines the 
amount of subsidy required for building new housing for rent. An amended proposal has been 
put forward and is detailed at Appendix 1 to this report. It includes an increase in the number 
of social rented houses to 30 out of the 80 proposed new houses, with a consequential increase 
in the total public subsidy required to 24.6M. 

There are a large number of variables in the equation which are impossible to predict 
accurately at this stage. The total subsidy required may be capable of being reduced, 
however, if some of the assumptions are modified - if more people re-house themselves 
elsewhere, if more people use equity loans to help them remain in owner-occupation rather 
than seek social rented accommodation, and if more houses are built on a speculative basis for 
sale on the open market. 
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The proposed redevelopment would require a developing agent, and it is understood that 
Cumbernauld Housing Partnership would consider become involved in this way. The agent 
would acquire existing properties and provide new houses for social renting and for purchase, 
preference being given to existing residents who would be offered equity share arrangements 
if necessary. Personal Housing Plans would be produced for each owner and tenant. 

Consideration 

In the circumstances, the proposals represent a favourable solution for the residents at Ainslie 
Road/Maclehose Road, who are trapped in a very difficult situation which is not of their own 
making. The scheme proposed is an innovative approach to a unique set of circumstances - 

an experimental design 
0 

0 

0 

0 

a very high proportion of owner-occupation 
a sudden collapse of property values 
no public body in a position to buy back houses 
a clear wish among residents to remain in the area. 

The key issue in taking this project forward is funding. The Executive have suggested that 
50% of the public subsidy is funded centrally and 50% locally. The centrally-funded portion 
would include 5 1.350M Housing Association Grant (HAG) funded through Communities 
Scotland, together with f0.950M grant from the Executive. 

The argument has already been made that the source of the problem here originates in the 
government’s policies for developing the New Town in the 1970’s, and for selling flats under 
right-to-buy from the 1970’s onwards, and that the bulk, if not all of the funding required 
should come from central sources and not be a burden on this Council. 

The house type here does not fit into the parameters previously established for statutorily 
Defective Housing, such as Orlit, Dorran or Whitson Fairhurst houses. If they did, and the 
defect had been known earlier, former RTB owners would have been entitled to have their flat 
bought back by the public authority at 95% of the defect free market value. The cost to local 
authorities of such buy-backs was predominately subsidised by central government. 

In the Executive’s proposals, the Council would be expected to finance its contribution of 
f2.320M from the Non-HRA Housing Programme within the Composite Services Capital 
Programme. I would be concerned that a 5-year timescale for expenditure is too elongated, 
and community representatives would probably share that view, as most owner-occupiers 
would wish to see the project concluded within three years. Even if the Council were to 
identify resources to fund 52.320M over 5 years, the Non-HRA budget is already over- 
stretched and could not accommodate anything like a further E0.460M per annum without a 
catastrophic effect on existing programmes. The Council could only consider becoming 
involved in any significant level of funding for the project if additional capital resources 
were to be made available to it through the Executive approving additional direct grant 
to the Council. 

One way in which the Council might be able to contribute relates to the land at the former 
Kildrum Primary School, which has been declared as surplus to requirements. This site is 
similar in size to the Ainslie Road / Maclehose Road flats site, and it may be possible to offer 
this land for redevelopment for the new housing required, and accept a deferred receipt from 
the eventual disposal of the land at AinslieA4aclehose. This proposal requires further 
investigation, but there would be considerable advantages and probably savings if the new 
housing could proceed as one phase rather than being undertaken on a piecemeal basis in 
several phases over a number of years. 



4. Recommendations 

4.1 It is recommended that 

(a) Committee notes progress made to date and confirms the Council’s willingness to work 
constructively with its partners to seek a workable and equitable outcome for the residents of 
Ainslie Road / Maclehose Road, and 

(b) The Scottish Executive be advised that the Council cannot make any significant 
contribution to the proposed redevelopment project from its existing resources, and requests 
that the Executive approve additional direct grant aid to the Council to allow the project to 
proceed over the next three years. 

5 Background Information 

5.1 Background information is available in the Housing & Property Services Department. 

Director of Housing & Property Services 



APPENDIX 1 

Tenure mix of new houses 

Existing owner-occupiers 
New owner-occupiers 
Rented 

35 
15 
30 
80 
- 
- 

Outgoings 

Compensation (&37,00O/house) 
Building Costs (@ &60,00O/house) 

3.42 
4.80 (80 houses) - 
8.22 - 

Sources of Income 

Owners Mortgages 
Equity Loans 
HAG (for rented houses) 
Private finance for renting 
New owners (buy @ E70,OOO / house) 

1.925 (&55,00O/house) 
0.175 (&5,00O/house) 
1.350 
0.450 
1.050 
4.950 

Total Public Subsidy 

Shortfall 
Equity Loans 
HAG 

Funded bv: 

Scottish Exec. - grant 
Communities Scotland - HAG 
NLC 

3.270 

1.350 
4.620 

0" 

0.950 
1.350 
2,320 
4.620 

* Offered by Financial Institutions 


