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Introduction 

The purpose of this report is to update Committee on the outcome of the Option Appraisal 
study of Gowkthrapple and seek Committee approval for the proposed way forward to 
address the problems of severe lack of demand and high turnover. 

Background 

Gowkthrapple is an estate of 717 Council properties, all but 27 of which are flats. Ganion 
People’s Housing Co-operative also owns 19 1 properties in Gowkthrapple, including 140 
flats transferred from the Council. Despite investment of E14.3m in the external fabric of the 
blocks in the 1980’s and 1990’s, recent years have seen a dramatic fall in demand for the 
flats, along with high turnover and void rates. 

Whilst the demand for public sector housing in the area has continued to decline the demand 
for flatted accommodation in the private sector continues to increase. A number of private 
developers are currently building or have received planning permission to build 
approximately 162 flats on a number of sites in and around the Gowkthrapple area. 

A number of management initiatives, including extensive marketing of the area, has not 
increased demand for the area. Electricity pylons running across the site and a nearby 
contaminated industrial site further blight the area. 

The number of voids has increased by 150% over the last 2 ?4 years, and currently 36% (245) 
of the flats are void, compared to 1.6% for North Lanarkshire overall. There is practically no 
waiting list for Gowkthrapple and even when flats are let tenants do not tend to stay long 
resulting in a turnover in the flats of 24% (compared to average turnover in flats of 14%). 
This is resulting in unsustainable levels of void rent loss at almost E0.5m per annum, and 
void repairs of nearly 20.2m. In addition despite relatively recent investment the stock 
condition survey has estimated that over the next 30 years investment requirements in the 
flats is actually slightly higher than the average for the rest of Wishaw. This includes major 
items such as heating, bathrooms, kitchens and lift replacement for the multi storey flats. 

Gowkthrapple also suffers from problems associated with high levels of deprivation. Based 
on the Scottish Index of Multiple Deprivation (2003) GowkthrappleDather is one of only 7 
wards in North Lanarkshire which are among the top 10% of areas of multiple deprivation in 
Scotland. 



2.6 It was against this backdrop that the Department, in conjunction with Communities Scotland 
commissioned consultants to undertake an Option Appraisal for the estate to identify the best 
way forward to help develop a sustainable community in Gowkthrapple. As part of their 
study the consultants interviewed a wide range of stakeholders, undertook some community 
consultation and analysed statistical and other relevant information pertaining to the estate. 

Scenario 

A - no demolition, voids inc by 10% pa 
B - no demolition, voids stabilise 
C - voids fall by 5% pa 
D - partial demolition, voids inc by 10% pa 
E - partial demolition, voids stabilise 
F - partial demolition, voids fall by 5% pa 
G - full demolition 

2.7 The consultants concluded that demand is unlikely to increase significantly in the longer term 
to be able to sustain the level of flats in the area. They reached this conclusion for a number 
of reasons: 

Cost over 10 years, based on 10 year 
discounted Net Present Value (NPV) 
valuation 
E8.7m 
E4.7m 
E3.8m 
E2.7m 
E2.5m 
E2.4m 
E3.6m 

Significant de-population in the Wishaw area as a whole, and Gowkthrapple in particular, 
as evidenced by the recent census results. 

Low demand over supply in the wider Wishaw area which is being felt most acutely in 
Gowkthrapple. In other words housing applicants are able to access more desirable 
housing in more popular areas much more quickly than in the past without the need to 
‘serve their time’ in Gowkthrapple. 

Increase in smaller households and unpopularity of flats, particularly for families, 
resulting in little or no demand for flats, especially larger 4 apartment flats. 

Changing aspirations of the population in general as even young households aspire to 
owner occupation which is cheaper now than ever before. 

General deprivation and stigmatisation of the area, compounded by the unsightly pylons. 

In terms of current trends the most likely scenario, if nothing is done, is that voids will 
continue to increase year on year. In terms of the financial modelling this scenario (A) is the 
least cost effective of all the options, producing a NPV of minus f;8.7m, as well as being the 
least socially acceptable option. The most cost effective option is the partial demolition 
option, particularly if this results in the desired effect of reducing or stabilising voids. 

2.9 The report also highlighted the need to address wider social and environmental issues as part 
of a comprehensive regeneration strategy. Some progress has already been made through the 
BNSF initiatives in addressing community safety issues (see Appendix l), but there is a need 
to better co-ordinate services in the area and address concerns relating to the poor 
conditiodlocatioduse of shop, and the usage of the community centre. 



3. Considerations 

3.1 The consultants considered a range of options and carried out a financial appraisal of each 
one. While it is impossible to accurately predict the future it has been assumed that the ‘do 
nothing’ option will result in a continued increase in voids and will simply defer the decision 
regarding demolition. Even if voids were to fall by 5% per year this option is still the most 
expensive in terms of the cost of running the estate over the next 10 years. The least 
expensive option, based on the financial appraisal is the partial demolition option. 

3.2 The proposal to demolish a number of the flats is clearly a radical one that requires detailed 
consideration and further consultation with the key stakeholders. It is also necessary to 
consider how the regeneration proposals could be funded without adversely affecting the rest 
of the Council’s HRA capital programme. The Scottish Executive has recently announced 
that it will consider providing debt relief and regeneration funding for partial stock transfers, 
including transfers involving demolition and new build. If Gowkthrapple was accepted onto 
the Community Ownership programme this could result in the Council receiving up to 22 
million to write off outstanding debt on the properties, based on current average debt of 
&2,821 per unit, and provide funding to undertake all, or some of the demolition. In addition 
the receiving landlord would undertake the future necessary investment to the remaining 
blocks. In order to access funding available through the Community Ownership programme, 
and ensure regeneration work could commence within a reasonable timescale, it would be 
necessary to submit a Business Case to Communities Scotland during the Summer 2004. 
This could, potentially, allow access to the Regeneration funding to cany out pre ballot 
demolition during 2004/05. It is proposed that further discussions should take place with 
Communities Scotland to explore this option in more detail. At the same time it is proposed 
to undertake further consultation with tenants to discuss options for the estate including 
partial demolition and stock transfer. 

3.3 If stock transfer is not considered viable then there may still be an opportunity to access the 
Regeneration funding after April 2005. The amount available will depend on how much of 
the total &175m has already been distributed to areas where stock transfer is taking place. 
However in certain circumstances the Executive has stated that local authorities could bid for 
this funding after April 2005, as long as they can demonstrate an effective Delivery Strategy 
for bringing all their stock up to the Scottish Housing Quality Standard by 2015. 

3.4 The development of a comprehensive regeneration strategy is essential if the area is to be 
sustainable in the longer term. Access to the Regeneration funding will also be dependent on 
a wider regeneration strategy, addressing more than just housing issues, being in place with 
evidence of genuine community involvement and ownership. There has been some progress 
on addressing wider community concerns, particularly community safety, through the BNSF 
initiatives and the nearby Community School. However there is a need to better co-ordinate 
all the services that are going into Gowkthrapple and ensure the community are involved in 
the development of the regeneration strategy. In particular there is a need to address 
concerns regarding the location of the shop and usage of the local community centre. Any 
regeneration strategy must also address the economic problems of the area by working with 
local people to help them access and sustain employment and training opportunities. 
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5.1 

North Lanarkshire Partnership's Interim Outcome Agreement 2004/05 submitted to 
Communities Scotland in March 2004 includes the proposal to develop Neighbourhood 
Management pilots across North Lanarkshire. It is therefore proposed that Gowkthrapple is 
the first pilot area. Using Social Inclusion Partnership resources a Neighbourhood Manager 
could be in place by end of June and would have responsibility for driving forward and co- 
ordinating the overall regeneration strategy for the area. 

As part of the wider regeneration strategy, and following consultation with local people, it is 
considered desirable to encourage tenure diversification in the area. It is therefore proposed 
that consideration should be given to marketing any cleared sites for future private sector 
development. A number of developers have been approached regarding their interest in 
acquiring some empty blocks of flats, or developing on a cleared site. While there is no 
interest in taking the blocks as they stand there has been interest expressed in developing new 
houses for sale on a cleared site. This could link with the marketing of adjacent sites also 
owned by the Council. In order to further support the long term sustainability of the area it is 
also proposed to build a small number, possibly 40, new houses for rent. This could help 
with the re-housing of tenants from the flats to enable demolition to take place and will also 
help ensure that families with children do not have to leave the area in order to secure 
housing that is more suitable to their needs. Funding for this development could be sought 
from the Regeneration resources. 

While consultation is taking place, and consideration is being given to whether stock transfer 
may be a viable way forward, it is proposed that the Area Manager should have discretion in 
the letting of properties to ensure best use is made of the housing stock and future allocations 
are consistent with the Development Strategy. This will assist with any future re-housing and 
reduce homeloss costs should demolition go ahead at a later date. 

Corporate Consideration 

There are no financial or personnel considerations arising out of this report at this time, 
however it is recognised that the implementation of the regeneration strategy could result in 
significant human resource and financial issues and these would be the subject of further 
reports to Committee as required. 

Recommendation 

The Committee is asked to 

Note the outcome of the Options Appraisal report commissioned for Gowkthrapple. 

Agree to the further consideration of the option of partial transfer through discussion 
with Communities Scotland, Ganion People's Housing Co-operative, and in consultation 
with local people. Given that an initial submission for the community ownership 
programme may have to be made by the end of the Summer, Committee is also requested 
to grant delegated authority to the Director in consultation with the Convener, to make 
any necessary submissions to Communities Scotland and report back to the next 
Committee. 

Approve the proposal to establish a Neighbourhood Management pilot as outlined in 
section 3.5 of this report. 

Agree to allowing the Area Manager discretion in allocating vacant properties in the area 
as outlined in section 3.7 of this report. 



6. Background information 

6.1 Further background information, including the consultant's report is available from the 
Department. 
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