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Introduction 

The purpose of this report is to seek Coininittee approval for the recomineiidatioii of the 
introduction of a North Lanarkshire Affordable Housing Policy. 

Background 

Under the Town and Country Plaiiiiing (Scotland) Act 1997, North Lanarkshire Council has a 
statutory duty to prepare local plans for its area. Local Plans provide the policies and 
proposals for the use aiid development of laiid and buildings. The Council, lead by the 
Planning and Environineiit Department, is currently preparing the first unified North 
Lanarkshire Local Plan. The anticipated date for the Consultation Draft North Lanarkshire 
Local Plan is Suininer 2006. 

The Local Plan will be a corporate document requiring input from all Service Departments. 
The Departinents of Housing and Propei-ty Services and of Plaiiiiing and EIiviroiiineiit have 
been working closely on the issue of Affordable Housing Policy. A Plaiiiiiiig and 
Eiivironment Coininittee report of 8 June 2005 outlined the planning policy contest for 
Affordable Housing Policy. 

Scottish Planning Policy (SPP) 3 Planning for Housing sets out the overall planning policy 
context for housing development. Published in 2003, SPP3 states that the plaiining system 
can have aii important role in providing Affordable Housing a i d  that suppleinentaiy guidance 
would be published. 

Planning Advice Note (PAN) 73 Affordable Housing is the supplementary guidance that 
followed in 2005. From this guidance it is clear that there is no iinpediineiit in terms of 
national and regional planning policy and guidance that would prevent properly justiiied 
Affordable Housing Policy in the North Lanarkshire Local Plan. 

The Housing (Scotland) 200 1 Act requires local authorities to undertake a comprehensive 
assessinent of housing needs and conditions. and to produce local housing strategies to tackle 
the housing problems in their areas. 

Coininittee will recall that the 5-year North Lanarkshire Local Housing Strategy was 
published in April 2004. It identified a shortfall of affordable housing in the Cumbermild 
Sub-Housing Market Area. Coininittee will fiiiTher recall the report of 19 July 2005 
confirming the shortfall in the Local Housing Strategy Aiiii~ial Review. 
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2.7 There is. at present, an assessed requireineiit for additional affordable housing of 1893 units. 
in tlie period froin 2006 -2010. This equates to an additional 379 units per year. This 
shortfall in present provisioii is coiiceiitrated in the Ctuinbeiiiauld Sub-housing inarket area. 

2.8 PAN 74 advises that local authorities should identify the iiuinbers and types of affordable 
housing units required in tlie area through the Local Housing Strategy, iiiforiiied by housing 
inarket studies aiid housing needs assessments. Where a particular affordable housing need is 
demonstrated. this is a consideration in planning processes, which should be addressed 
through tlie Local Plan. 

2.9 The esperieiice of other local authorities, who have adopted an  Affordable Housing Policy. 
such as Aberdeenshire, Ediiiburgli City, East Lothian and East Dunbartonshire has been very 
positive with substantial numbers of additioiial units and ftiiidiiig leverage achieved. 

3. Proposals 

3.1 Appendix 1 to this report outlines the proposed North Lanarkshire Couiicil Affordable 
Housing Policy aiid associated guidance. 

3.2 The Policy states that in allocating sites or coiisideriiig housing development proposals in the 
Cuinbeiiiauld Sub-Market Area the Council will seek tlie provision of a proportioii of 
affordable housing. 

? ?  
5 . 3  In order to address the identified need for affordable housing, the Coiuiicil will seek on-site 

provision of affordable housing, froin developers, at the rate of 25% for all iiew housing 
developments with an overall site capacity of 20 or more units. For sites with a capacity of 
greater than 5 aiid less than 20 units a coinmuted slum equivaleiit to provision of 95% 
affordable housing will be required. 

3.4 The Affordable Housing Policy does not apply to sites which were part of the previously 
identified local housing land supply aiid which had outline or f d l  planning coiiseiit before tlie 
Policy's introduction. 

3.5 Three inechaiiisins for the delivery of the affordable housing are identified. These are in 
order of preference: 

0 ( 1 ) Integrated development where developers build units of affordable housing themselves in 
coiijunction with, or in partnership with a RSL, as an integral part of the development. These 
units would then be transferred to a RSL for onward management arid maintenance. Tlie 
value of tlie affordable housing units will require to be negotiated, but will normally assuiiie 
a rioiiiinal land value. 

(2) Transfer of Land to a RSL in order for thein to caily out tlie developineiit of the 
affordable units themselves, to an equivalent value to on-site provision. Advice is cwreiitly 
being sought froin the District Valuer on how tlie land value will be deteriniiied in 
preferences 1 aiid 2 above. 

0 (3) Payment of a coriiiiiuted sum to the Council in lieu of on-site provision. Tlie sum to be 
paid should be equivalent to the on-site housing provision being sought. 



4. 

4.1 

4.2 

5. 

5.1 

6. 

6.1 

Corporate Consideration 

There are corporate coiisideratioiis regarding capital receipts for the Couiicil froin the sale of 
land. This issue requires to be agreed by tlie Couiicil as part of tlie overall adoption of tlie 
Coiisultation Draft North Lanarkshire Local Plan. 

The Director of Plaiiiiiiig aiid Eiiviroiiineiit has been coiisulted regarding the coiiteiits of this 
repoit. 

Reconimenclations 

It is recoinrneiided that the Coininittee 

a )  note the coiiteiits of this report 

b) eiidorse the approach, to tlie introduction of an  Affordable Housing Policy, as proposed 
in section three, 

c) reinit this report to the Planing aiid Eiiviroiiineiit coininittee with a recoiiiineiidatioii for 
inclusion of the Policy aiid Guidaiice in the Coiisultatioii Draft North Laiiarkshire Local 
Plan. 

Background Information 

Available within the Housiiig and Property Services Departineiit 

% T. McKeiizie 

Director of Hoiising and Property Services 
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Affordable Housing Policy 
In allocating sites or considering housing development proposals in the 
Cumbernauld Sub-Market Area the Council will seek the provision of a 
proportion of affordable housing as indicated below. 

In order to address the identified need for affordable housing, the Council will 
seek on-site provision of affordable housing at the rate of 25% for all new 
housing developments with an overall site capacity of 20 or more units. For 
sites with a capacity of greater than 5 and less than 20 units a commuted sum 
equivalent to provision of 25% affordable housing will be required. 

In the interest of integrated and sustainable communities there is a need to 
develop a range of affordable housing. The primary requirement is for social 
rented housing. The proportion of social rented housing to other forms of 
affordable tenure is to be in the ratio 80:20. The affordable component of 
large sites should reflect this mix. 

The Affordable Housing Policy does not apply to sites which were part of the 
previously identified local housing supply and which had outline or full 
planning consent before the Policy’s introduction. 

The Affordable Housing Policy does not apply to sites of four units or less. 
However where there is a small proposal that is part of a phased development 
of a larger site which would be the subject of an affordable housing 
requirement, an affordable element will be required at an appropriate stage in 
the development of the site as a whole. 

In all cases planning applications should clearly set out the proposed 
mechanisms for contributing to assessed local affordable housing need. 
Detailed further guidance is available. 



North Lanarkshire Council 

Affordable Housing Policy 

Policy Guidance 

April 2006 
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I. In trod uc tio n 

In line with national policy North Lanarkshire Council supports a vibrant 
housing market that provides sufficient good quality, affordable, warm housing 
in a variety of tenures to meet the needs of individuals and community 
aspirations. This places a responsibility on the Council to promote provision of 
affordable housing within the context of creating balanced communities that 
provide for all housing requirements in a sustainable manner. 

This North Lanarkshire Council Affordable Housing Policy Guidance outlines: 

National Guidance and Planning Advice. 
The Local Context. 
Types of Affordable Housing. 
Housing Needs Assessment. 
Local Affordable Housing Shortfalls. 
Afford ab le H o us i n g P rio r i ty C I ie n t (s) . 
Mechanisms for Delivering the Affordable Element. 
The Availability of Subsidy. 
Securing the Affordable Contribution. 
Protection of Lender Interests. 
Level of Commuted Sums. 
Developing and Processing Affordable Housing Proposals 
Design. 
Exceptions. 
Monitoring and Review. 
Further Information. 
Annex A - Local Housing System in North Lanarkshire, 

National Guidance and Planning Advice 

Scottish Planning Policy (SPP) 3 - Planning for Housing (SPP3) provides a 
statement of Government policy on planning and housing and includes 
references to affordable housing. The document recognises housing as a 
fundamental need and reflects Government commitment to ensuring that a 
decent home should be within the reach of all households. SPP3 is clear on 
the following: 

The planning system may make a contribution to provision and retention of 
affordable housing. 

Where a particular need can be demonstrated in a Housing Needs 
Assessment within a current Local Housing Strategy this is a material 
consideration in planning processes, which should be addressed as the 
opportunity arises through reviews of Structure and Local Plans. 

a Provision of affordable housing should be justified in relation to the 
Housing Market Area in which it occurs. Local Plan housing land 
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allocations need not relate to the specific requirements of households 
resident in that area. 

Scottish Planning Advice Note (PAN) 74 explains that a range of housing 
types, at different prices, tenures, and locations, is needed to cater for the 
increasing number and variety of households, to maintain the viability of 
communities, and to support the operation of local labour markets and the 
wider economy. 

In addition it stresses that local authorities should assess future housing land 
requirements for each housing market area and ensure that land is identified 
to fully meet requirements including affordable housing needs. The relevant 
housing market area in relation to this policy is the Cumbernauld Sub-Market 
Area (SMA). 

Local authorities will identify the scale of affordable housing and the numbers 
and types of lower cost housing units required in the area through their Local 
Housing Strategy (LHS), informed by housing market studies and housing 
needs assessments. 

The LHS provides evidence of the relative balance of categories of affordable 
housing needs and is expected to identify any shortfall in provision of housing 
for social rent. 

3. The Local Context 

The Housing (Scotland) Act 2001 requires local authorities to undertake an 
assessment of housing needs and conditions in their area and to produce a 
LHS. The LHS covers a 5 year period and addresses all tenures, including 
affordable housing. The LHS is key to informing the local targeting of 
development funding. Any identified shortage of affordable housing informs 
the overall assessment of housing land requirements in the Development 
Plan. The North Lanarkshire LHS 2004 - 2009 states that the Council’s 
overall vision is to: 

“Make North Lanarkshire a place where everyone will have access to good 
quality housing that they can afford that is in a safe and pleasant environment. 
People will have access to services that will enable them to live independently 
within and participate in the communities in which they live”. 

The Council acknowledges that the operation of the housing market meets the 
needs of a significant proportion of the population. However, the Council is 
also aware that intervention in the housing market is required in order to 
ensure that the needs of all citizens are met and social inclusion is promoted. 

In recognition of this one of the Council’s main strategic aims within its LHS 
are: 
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Addressing Housing Requirements to ensure that there is a sufficient 
supply of houses in the size and type people want, in the areas they want 
to live and that they can afford. 

Developing appropriate housing and related services to Promote 
Community Regeneration. 

Improving Stock Conditions and Energy Efficiency helping to reduce 
fuel poverty. 

Assisting People with Particular Needs to ensure there is a range of 
house sizes and types available with appropriate support to meet the 
needs of people with particular needs. 

The main providers of affordable housing in North Lanarkshire are currently 
both the Council and other registered social landlords (RSLs). The ability of 
these providers to fill the housing need gap is adversely affected by continued 
reduction in stock numbers through “Right to Buy” and lack of sufficient public 
subsidy to enable new social housing provision. 

The LHS focuses on a number of options and actions to deliver its 
commitment to increase supply of affordable housing. One of these is the 
development of an Affordable Housing Policy. The Council has adopted this 
as a legitimate means of delivering its LHS objectives. The Council has 
identified that the nature of need for affordable housing is primarily for 
affordable social renting and this is deemed as a priority in terms of future 
develop men t. 

Where a RSL or public subsidy is involved it is expected that the affordable 
element will meet minimum development standards laid down by 
Communities Scotland and/or North Lanarkshire Council on matters such as 
energy efficiency and accessibility (i.e. Housing for Varying needs). 
Developers should note that subsidy provision is not guaranteed and, where 
not available, delivery of affordable housing is still expected. In such cases 
Council officers will work in partnership with applicants to agree the form of 
tenure that allows the required percentage of affordable housing to be 
delivered. Accordingly, discussion should be undertaken at the earliest 
opportunity with North Lanarkshire Council to agree an appropriate tenure mix 
and identify the practical delivery mechanism to meet the identified need. 

Requirements outlined in this Policy Guidance relate to the Council’s present 
understanding and analysis of the local housing market in 2006. In order to 
ensure that the Policy Guidance is developed in a manner consistent with the 
need to reflect changes in the local housing market it will be reviewed every 
year after adoption by the Council. Amendments will only be considered 
where there have been identifiable and significant changes in local housing 
markets. 
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This Policy Guidance seeks to provide the basis for a variety of mechanisms 
for the delivery of affordable housing units. It is also important to note that the 
Council acknowledges that the operation of this policy is not sufficient to meet 
all the identified affordable housing need in North Lanarkshire and will 
continue to pursue additional initiatives and options to meet its objectives. 
These are determined through the LHS. 

The level of housing need has been established across North Lanarkshire and 
on a local housing market (LHMA) basis. However, the Council is keen to 
promote a flexible approach to delivering the numbers and quality of 
affordable homes that are required. The Council will work closely with 
developers, RSLs and other partners to achieve this overall aim. 

North Lanarkshire Council is keen to promote partnership working between 
developers and RSLs prior to submission of planning applications. This 
preferred route should be conducive to ensuring that specific proposals 
progress in a satisfactory manner. Developers must seek early discussions 
with the Council on aspects of site development including number, type, 
tenure and design of housing and delivery method. 

It is considered that all of North Lanarkshire’s affordable housing requirement 
identified through the LHS should be met within North Lanarkshire. Sub- 
Housing Market need is considered to be best provided within the same Sub- 
Housing Market as it arises and will contribute to the overall Sub Housing 
Market Area requirements. 

4. Types of Affordable Housing 

Affordable housing can be broadly defined as housing of a reasonable quality 
that is affordable to people on modest incomes. It can include social rented 
accommodation, publicly subsidised housing for sale or discounted housing 
for sale. 

Affordability is relative rather than absolute. How much a household can 
afford will depend on income level, household size, and household 
preferences. How much rent should be charged will depend on property size, 
type, location and property condition. It is therefore not appropriate to set 
definitive prices. North Lanarkshire Council accepts the following categories of 
development as falling within the definition of affordable housing: 

0 Social Rented: housing provided at an affordable rent and usually 
managed locally by a Registered Social Landlord (RSL) such as a Housing 
Association, Housing Co-operative or other housing body regulated by 
Communities Scotland. Social rented stock is also owned and managed by 
local authorities. Social rented accommodation should be available to 
households in housing need and will be allocated according to needs- 
based allocation systems administered by RSLs and/or the Council. 



Shared Ownership: housing where the sharing owner purchases part of 
the dwelling and rents the remainder usually from a RSL. The owner can 
buy tranches of 25%, 50% or 75% of the property. The sharing owner has 
the opportunity to increase the proportion they own over time. First 
preference will be given to households who are approved as a priority 
client group; 

Shared Equity: the owner purchases part of the dwelling, with the 
remaining stake purchased usually by a RSL using Communities Scotland 
grant. Unlike shared ownership, the owner pays no rent for the equity 
stake, which is retained by the RSL. While the RSL does not receive any 
rental income in respect of their stake, it benefits from any equity gain 
when the house is sold. First preference will be given to households who 
are approved as a priority client group; 

Discounted Sale: a dwelling is sold below its open market value in 
perpetuity to households in the priority client group, and at a price 
affordable to them. The selling price must consider the maximum income 
level of the target priority purchase group. A section 75 agreement will be 
necessary to ensure that future sales continue to be affordable to the 
priority client group, and that first preference will be given to purchasers 
within the priority client group. The Council may also opt to require 
standard securities over the properties. This will be assessed on a case by 
case basis. It will be the obligation of whoever allocates and approves the 
priority client group, most likely to be the Council or a RSL, to monitor this 
over time. 

Housing for Varying Needs: Housing for older or disabled people, or 
others with special design or management requirements may be 
categorised as an acceptable form of affordable housing, but must still fulfil 
the requirements of one of the forms of affordable tenure set out above. 

The above list covers most forms of affordable housing. However developers 
may wish to suggest other innovative forms of tenure as their affordable 
component. In such cases an assessment will be made on an individual basis 
as to whether this falls within the policy's general definition of affordable 
housing, 

5. Housing Needs Assessment 

SPP 3 acknowledges that some areas within Scotland have an adequate 
supply of affordable housing or even a surplus, while in other areas there is a 
shortage. Housing and planning policies need to recognise these regional 
and local differences. This means targeting new supply of affordable housing 
in those areas with a shortfall, whilst considering regeneration in those areas 
which have a surplus. 
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PAN 74 stresses that local authorities identify the scale of affordable housing 
and the numbers and types of lower cost housing units required in the area 
through the LHS, informed by housing market studies and housing needs 
assessments. The Scottish Executive attaches high importance to: 

the development of mixed, sustainable communities with a range of 
housing types and tenures which can share community and other facilities 

ensuring that the appropriate levels and mix of affordable housing to meet 
assessed requirements are provided 

achieve the above aims with the most efficient use of public subsidy 

In recognition of the differing levels of need for affordable housing in North 
Lanarkshire this Policy Guidance sets out affordable housing requirements for 
the ten Local Housing Market Areas (LHMAs) within North Lanarkshire, (See 
Annex A below), based on the North Lanarkshire Local Housing Systems 
Analysis updated annually. This will be complemented by the undertaking of a 
cross tenure House Condition and Housing Needs Assessment Study in year 
2006/07. 

In every LHMA there is a requirement for affordable housing but to differing 
requirements to promote sustainable communities. In the three LHMAs of 
Cumbernauld, Moodiesburn and Viewpark, there is a need for additional 
affordable housing units to satisfy backlog, existing and potential future 
requirements (see Table I). 

For the other seven LHMAs, the need for affordable housing reflects these 
local communities’ requirement for community regeneration, replacement of 
socially obsolete stock and improvement of housing mix. These seven 
LHMAs, at present, have an overall surplus of affordable housing units and 
are therefore not included within the scope of this Affordable Housing Policy 
Guidance at present. Affordable housing markets are generally more self- 
contained than those of the wider market and North Lanarkshire is no 
exception, exhibiting a high degree of self-containment. This means that most 
demand is from people already living in the area. 

The assessment of affordable housing shortfall contained within the Local 
Housing Systems Analysis is based upon factors such existing demand, 
future supply trends, house price and income analyses. Results from the 
2006/07 cross tenure House Condition and Housing Needs Assessment 
Study in year 2006/2007 will be used to refine the calculation of affordable 
housing requirements for each LHMA. 

10 



6. Local Affordable Housing Shortfalls 

Local Housing Overall Shortfall 
Market Area (Housing Units) 
Airdrie No shortfall 
Bellshill No shortfall 
Coatbridge No shortfall 

The North Lanarkshire Local Housing Systems Analysis findings include that: 

Shortfall (Housing Units) 
2006-201 0 per annum 
No shortfall 
No shortfall 
No shortfall 

~~ 

0 In three particular LHMAs, (Cumbernauld, Moodiesburn and Viewpark), 
there is a requirement for additional affordable housing units (see Table I ) .  
The need for affordable housing equates to 1893 units, at least, in the 
period from 2006 -2010. This equates to an annual additional 379 units 
per year, for the respective three LHMAs combined, over the five year 
period. 

Cumbernauld 
Kilsyth 
Mood ies bu rn 
Mot herwel I 
S hotts 

0 The remaining seven LHMAs, at present, have an overall surplus of 
affordable housing units (see Table I ) .  

1125 225 
No shortfall No shortfall 
630 126 
No shortfall No shortfall 
No shortfall No shortfall 

Table I: North Lanarkshire Affordable Housing Shortfall by Local 
Housing Market Areas, 2006-10 

Viewpark 
Wishaw 
North Lanarkshire 

138 28 
No shortfall No shortfall 
No shortfall No shortfall 

The housing mix shall reflect local needs. A detailed analysis can be found 
within the Local Housing Systems Analysis or by contacting the North 
Lanarkshire Council Housing and Property Services Department. 

It should be noted that the Ravenscraig Master Plan is subject to particular 
planning obligations, regarding affordable housing requirements, and is not 
covered by this Policy Guidance in this respect. 

7. Affordable Housing Priority Client(s) 

Where the type of affordable housing being developed is in one of the 
categories set out in sections four and eight, the Council or RSL will give 
priority to tenants or purchasers who fulfil the following criteria, 

0 A. Current tenant of either North Lanarkshire Council or an RSL within the 
North Lanarkshire Council area; or 
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B. Households with a local connection either through work, family or 
cultural networks; and 

Affordable Housing 
Requirement 

C. The dwelling size is appropriate to the household size; and 

none commuted 25% or equivalent commuted 
sum where direct provision is 
i mr, ractica I 

sum 

D. Income levels low enough to show that they could not compete on the 
open market; and 

E. The priority purchase household resides in the house as their 
permanent home. 

Categories C, D, and E will apply in all cases. 

Social rented sector tenancies should be allocated according to a needs- 
based allocation system administered by the Council or the relevant RSL. In 
all cases the upkeep, management, day-to-day running and occupancy 
conditions of the units will be as set by the RSL. The units should be available 
at a recognised level of affordable rent. 

8. Mechanisms for Delivering the Affordable Element 

In order to address the identified need for affordable housing, the Council will 
seek to achieve an on-site provision target for all new housing developments, 
(with an overall site capacity of 20 or more units), to incorporate affordable 
housing at the rate of up to 25%. The Affordable Housing Policy will focus on 
the areas of North Lanarkshire with an affordable housing shortfall only. The 
relevant area is the Cumbernauld SMA. 

On smaller capacity sites, commuted sums will be expected. The Affordable 
Housing Policy does not apply to sites of four units or less. 

Table 2: Mechanisms for Delivering the Affordable Element 

I Site CaDacitv (units) I e5 1 5-19 l20+ 

In the interest of integrated and sustainable communities there is a need to 
develop a range of affordable housing. The primary requirement is for social 
rented housing. The proportion of social rented housing to other forms of 
affordable tenure is to be in the ratio 80:20. The affordable component of 
large sites should reflect this mix. 

The availability of public subsidy will be a significant factor in determining 
which form of affordable tenure may be provided. Where public subsidy is not 
available, it may not always be possible to deliver housing for social rent. 



Applications are likely to progress most smoothly where developers establish 
early the delivery mechanism for the affordable element. The best approach 
will usually be for developers to enter into early discussions/partnerships with 
an RSL in co-operation with the local authority and Communities Scotland, to 
agree an approach to the affordable housing element before planning 
applications are submitted. The most appropriate mechanisms to deliver the 
affordable housing will vary depending on the nature of the partnership 
between developer, RSL, local authority and Communities Scotland, the 
nature of the site and the nature of the project. 

The requirement for a proportion of a site to be set aside for affordable 
housing will affect the economics of the site development. Developers should 
therefore take the requirement for affordable housing into account in 
negotiating land values with site owners. In the event of any dispute, this 
value should be determined by an independent valuer, such as the District 
Valuer. The valuation is likely to depend on such factors as the likely 
availability of subsidy and the proposed tenure of the affordable element. 

Planning applications are likely to proceed most smoothly if proposals for the 
affordable component and the mechanisms for its delivery are set out as part 
of the initial planning application. 

The Council will apply a sequential approach to delivery options, based firstly 
on integrated development within the development site; secondly by the 
transfer of land to a RSL; and thirdly by the transfer of a commuted sum of 
money to the Council. The preference will always be for the first of these 
options, and only if that is unequivocally demonstrated to be impractical or 
unreasonable will the second, or failing that, the third preference be 
considered, These preferences are considered in more detail below, 

Preference One - Integrated Development 

Integrated development where developers build units of affordable housing 
themselves in conjunction with, or in partnership with a RSL, as an integral 
part of the development. These units would then be transferred (either as 
shells or as fully fitted units) to a RSL for onward management and 
maintenance. The value of the affordable housing units will require to be 
negotiated, but will normally assume a nominal land value. 

Affordable housing should be integrated with market housing. However this 
aspiration requires to be balanced against the efficiency of development and 
of housing management. No more than 50 affordable units should be located 
together (or 100 within major sites). 

This approach has the advantage of achieving the most successful integration 
of different tenures, both socially and in terms of architectural appearance, 
and will normally be most cost efficient in procurement. The objective should 
be for it to be impossible to tell the tenure of a particular property from its 
external appearance. If this delivery mechanism is agreed not to be practical 
or reasonable then the Council will consider the Second Preference below. 
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Second Preference - Transfer of Land 

Transfer of Land to a RSL in order for them to carry out the development of 
the affordable units themselves, to an equivalent value to on-site provision. 
Site servicing and infrastructure works and associated costs should be agreed 
with the RSL. Special care must be taken to ensure that the different parts of 
the overall development are successfully integrated and that the area 
earmarked for the affordable element is not subject to any disproportionate or 
unreasonable development constraints. 

The price of the land will require to be negotiated, but unless justified 
otherwise, will generally be expected to be transferred at nominal value. 

If the developer wishes to transfer serviced land in the proportion of the site to 
be developed for by a RSL, the land should be transferred either at a value 
relating to its end use for affordable housing or by an agreement between the 
developer and the RSL at a lower than market value for mainstream housing 
for sale. Land value should be determined by the District Valuer or a 
chartered valuation surveyor suitably experienced in the type of property and 
the locality and appointed by mutual agreement between the parties. 

The Council will require to be confident that the affordable element can be 
delivered with resources which are either available, or are anticipated to 
become available within the foreseeable future. If this delivery mechanism is 
agreed not to be practical or reasonable then the Council will consider the 
Third Preference below. 

Third Preference - Payment of a Commuted Sum to the Council 

Payment of a commuted sum to the Council in lieu of on-site provision. The 
sum to be paid should be equivalent to the on-site housing provision being 
sought. This preference will generally only be acceptable where the first two 
above are agreed not to be practical or reasonable by the Council. There may 
for example be exceptional reasons why on-site provision is problematic or 
where there are opportunities to achieve economies of scale by pooling the 
affordable contributions from several small schemes on one site. 

The Council must be confident that the commuted payments can be spent on 
providing affordable units within the area in the foreseeable future (i.e. a 
suitable site, which complies with planning policy, is available and is within the 
control of the Council, RSL or the provider). 

The payment of commuted sums in lieu of on-site provision will only be 
acceptable where all of the following criteria are met. These are: 

0 There are exceptional reasons to avoid on site provision, such as poor 
access to public transport and local services, where conversions do not 
lend themselves to affordable housing provision or there are opportunities 
to achieve economies of scale by pooling the affordable contributions from 
several small schemes on one site; and 
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0 The Council is confident that the commuted payments can be spent on 
providing affordable housing units within the same LHMA within five years 
of the payments being made. 

Commuted sums will take account of respective site land value. This 
approach is recommended in Scottish Executive PAN 74. Land value should 
be determined by the District Valuer or a chartered valuation surveyor suitably 
experienced in the type of property and the locality and appointed by mutual 
agreement between the parties. 

The trigger points for commuted payments will be negotiated on a site by site 
basis. Any financial contributions may be ‘banked’ until sites are available and 
will be ‘ring fenced’ for affordable housing purposes. Such ‘banked’ 
contributions will only be used for the provision of affordable housing or for 
upgrading substandard affordable properties where a need has been 
identified by the Council. The Council will keep an open account of its use of 
such payments. Both the second and the third preference will only be 
considered where there are good prospects of affordable housing being 
constructed. Developers who seek a relaxation from the preferred option 
above, or in their affordable housing provision obligations, may be required to 
submit detailed project cost and revenue information for consideration by the 
Council. 

Should land or finances which are transferred to the Council not be used or be 
programmed for affordable housing purposes within a reasonable period of 
time, normally 5 years, then these assets will be returned with appropriate 
interest to the provider. 

9. The Availability of Subsidy 

Communities Scotland in co-operation with the Council work in partnership to 
programme the best distribution of public grant subsidy. However, developers 
should note that the provision of public sector subsidy is not guaranteed, and 
where subsidy is not available, the policy’s requirement to deliver affordable 
housing rema i ns. 

Communities Scotland discuss the availability of subsidy with RSLs and 
developers, and endeavour to give an early view on this aspect. The earlier in 
the process that Communities Scotland and the Council are consulted by 
developers, then the easier it will be to programme any subsidy spending to 
tie in with site development, as there is likely to be some lead-in time between 
grant applications and grant awards. Communities Scotland will appraise 
projects to ensure value for money for public subsidy. Subsidy will only be 
considered when all of the following circumstances apply: 

0 For social rented housing or shared equity or shared ownership only; 
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0 For development costs only. When appraising the scheme for subsidy, 
only development costs will be included in the calculation. Land costs will 
not be eligible for subsidy; 

0 On housing projects which meet Communities Scotland quality standards. 
These are set out in “Housing for Varying Needs”, available from 
Communities Scotland: and 

Where an acceptable development programme is agreed with 
Communities Scotland and the Council. 

If an acceptable development programme cannot be agreed with 
Communities Scotland within a reasonable time period, alternative means of 
providing the affordable element should be discussed with the Council at the 
earliest opportunity. 

10. Securing the Affordable Contribution 

The affordable housing contribution will be secured by means of a legal 
agreement (usually under Section 75 of the Town and Country Planning 
(Scotland) Act 1997) with the applicanfflandowner, which will require to be 
concluded prior to the issuing of planning consent. 

Reports to Planning and Environment Committee will include a 
recommendation that requires that the agreement be concluded prior to the 
issue of planning consent. For example: 

“Prior to the issue of consent, an agreement under Section 75 of the Town 
and Country Planning (Scotland) Act 1997 will be concluded between the 
applicant and the Council to secure: 

0 the land or units specified in document x or plan y for affordable housing.” 
(suitable where these aspects are already known) 

OR 

0 x% of the residential units as affordable’’ 
(suitable where the form of provision is yet to be determined) 

The key elements of a legal agreement will typically include: 

At the ‘outline’ stage it will require that a specified percentage of the 
residential units will be affordable in terms of the Council’s definition, and will 
be made available in line with the policy and guidance of the Council. 

At the ‘detailed’ stage it will require that the landhnits specified in the 
submitted plans and documents be secured as affordable housing in terms of 
the Council’s definition, and will be made available in line with the policy and 
guidance of the Council. In addition to the criteria above, the following will 
apply: 
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The mechanism and timescale for the delivery of the affordable houses 
should be agreed between the developer/landowner and the Council/RSL. 

An agreement to transfer specified areas of land or buildings to a RSL; 

A restriction which prevents the occupation of more than an agreed 
number of private units before the affordable component is transferred/ 
completed; 

An allowance for further private units to be occupied if reasonable 
endeavours have not secured the affordable housing after an agreed 
period; 

An allowance for the land or buildings earmarked as the affordable 
element to revert to use for market housing after an agreed number of 
years, if reasonable endeavours to secure the affordable housing have 
proved fruitless; 

Standard definitions of, for example, the appropriate affordable housing 
tenure(s), Registered Social Landlords (where appropriate), affordable 
housing land etc. 

This is not an exhaustive list. Negotiations on the way in which affordable 
housing is provided within a site and the appropriate wording required in the 
related Section 75 agreement will vary depending on site specific 
circumstances. Possible models for a legal agreement are available from the 
Council. 

11. Protection of Lender Interests 

Care will be taken in drawing up legal agreements to ensure that lenders’ 
interests are considered. This will include clauses for lenders to be able to 
repossess houses where purchasers have defaulted on a mortgage. It will 
also include clauses that allow a RSL to dispose of a house with the written 
consent of Communities Scotland if it cannot be tenanted. In all cases the 
RSL will be given a reasonable time period in which to find an alternative 
priority purchaser or tenant. 

12. Level of Commuted Sums 

This Policy guidance sets out the circumstances where the Council may 
accept a commuted sum in lieu of on - site provision. Commuted sums will 
take account of respective site land value. This approach is recommended in 
Scottish Executive PAN 74. Land value should be determined by the District 
Valuer or a chartered valuation surveyor suitably experienced in the type of 
property and the locality and appointed by mutual agreement between the 
parties. The Council will accept the payment of commuted sums in 
instalments linked to the phasing of large housing developments. The trigger 
points for commuted payments will be negotiated on a site by site basis. 
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13. Developing and Processing Affordable Housing Proposals 

Early contact between developers and local authority Planning and Housing 
officers will help applications to progress smoothly and limit any delay to the 
determination of the application. Contacts are listed at the end of this Note. 

It is also advisable for developers to make early contact with the local 
authority, Communities Scotland and Registered Social Landlords to discuss 
the affordable housing element. Council officers will be pleased to assist 
developers with this process and in liaison with Communities Scotland to 
discuss the availability of subsidy. 

Developers should formulate proposals for the affordable component of their 
developments as early as possible. This will usually involve early discussions 
with RSLs as possible development partners, and with North Lanarkshire 
Council Housing and Property Services and Communities Scotland with 
regard to delivery mechanisms and the availability of subsidy. A recognition 
of the requirements for affordable housing should be reflected in land price 
negotiations on sites. Planning applications are likely to proceed most 
smoothly if proposals for the affordable component, and mechanisms for its 
delivery, are set out as part of the initial application. 

North Lanarkshire Council Planning and Environment Department will assess 
planning applications for their compliance with the Affordable Housing Policy. 
Where, after initial negotiation, the application does not comply with the 
policy, or includes affordable tenures other than social rented housing through 
a RSL, consultations will be carried out with North Lanarkshire Council 
Housing and Property Services Department. The affordable component will 
be secured through Section 75 Agreements, as explained in section 10 
(above). 

North Lanarkshire Council Housing and Property Services Department will be 
available to discuss with developers the detailed mechanisms for delivering 
affordable housing. They will advise North Lanarkshire Council Planning and 
Environment Department as to whether the affordable provision being 
proposed effectively meets identified local needs. 

Communities Scotland will discuss and programme the availability of subsidy 
with RSLs and developers, and will endeavour to give an early view on this 
aspect. They will appraise projects to ensure value for money for public 
subsidy. They will be available for advice to developers or to RSLs on the 
provision of affordable housing. 

14. Exceptions 

The affordable housing requirement may be varied or waived only in the 
following circumstances: 
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The Affordable Housing Policy does not apply to sites which were part of 
the previously identified local housing supply which had outline or full 
planning consent before the Policy’s introduction; or 

Sites of four units or less. However where there is a small proposal that is 
part of a phased development of a larger site which would be the subject 
of an affordable housing requirement, an affordable element will be 
required at an appropriate stage in the development of the site as a whole; 
or 

Where local site circumstances may point to a larger or smaller affordable 
housing requirement being appropriate. This may include the 
characteristics of the local housing market (e.g. a site located within a 
pocket of unusually high or low levels of social or private renting combined 
with low social rented demand; or 

Where it can be demonstrated that there are such exceptional and 
abnormal high preparation costs that the affordable housing requirement 
threatens the financial viability of developing the site. Such costs could 
include remediating contamination or unusual infrastructure requirements 
but not the cost of land purchase. In such cases the level of reduced 
requirement will depend upon an appraisal of the relevant information 
which must be made available to the Council. 

should be noted that on sites with planning permission for residential 
development granted prior to the introduction of the Affordable Housing Policy 
with no affordable housing requirement, where permission lapses, and is 
reapplied for, an affordable housing contribution will be expected. 

15. Design 

‘Designing Places’ sets out the Scottish Executive’s policy statement on 
design and quality in new development. This reinforces the importance 
attached to improving the quality of the built environment. SPP 1 makes it 
clear that the quality of the design of a proposed development is a material 
consideration in determining the outcome of a planning application. 
Supplementary advice is included in PAN 67: Housing Quality. 

Provision of high quality, well-designed homes is a key requirement of all new 
housing developments, including affordable housing. Environmental 
sustainability and ease of long term maintenance are important aspects of 
quality. 

RSLs providing affordable housing generally receive funding from 
Communities Scotland. As a condition of this funding, the design of the 
houses and site layout should comply with the criteria of Housing for Varying 
Needs design guidance. Affordable housing should wherever possible be 
indistinguishable from the general mix of other houses on the site in terms of 
architectural quality and detail. 
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16. Monitoring and Review 

To retain confidence in Development Plan policies that seek contribution of 
affordable housing, it is important that there is regular monitoring by local 
authorities of the need for the policy and the progress being made towards 
achieving affordable housing aims. Monitoring shall record how many units of 
affordable housing units (including different sizes and types) and the number 
of market housing units that have been delivered, the transfer values of sites 
and grants payable. 



17. Further Information 

In connection with particular planning applications, initial contact should be 
through the relevant Development Control case officer. 

For interpretation of the affordable housing policy: 
David Ormiston 
Senior Planning Officer 
North Lanarkshire Council Planning and Environment Department 
Fleming House 
2 Tryst road 
Cum bernauld 
G67 I J W  

Tel: 01236-61 81 31 
Fax:Ol236-616232 
Emai I : orm istond @ north lan . g ov. u k 

For housing needs, appropriate tenure mixes and delivery mechanisms: 
Pamela Humphries 
Develop men t Manager 
Housing and Property Services 
North Lanarkshire Council 
Municipal Buildings 
Coatbridge 
ML5 3NG 

Tel: 01 236-81 2509 
Fax: 01 698-403005 
Email: hump hriesp@northlan.gov. u k 

For the availability of subsidy: 
Alex Haddow 
Operations Manager 
Communities Scotland 
Rex House 
Bothwell Road 
Hamilton 
South Lanarkshire 

Tel: 01 698-420042 
Fax: 01 698-425255 
Email: Alex. Haddow@communitiesscotland .gsi.gov. u k 

For housing associations operating in North Lanarkshire: 
Scottish Federation of Housing Associations 
38 York Place 
Edinburgh EH1 3HU 
Tel: 0131 556 5777 
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Annex A - Local Housing System in North Lanarkshire 

2nd Tier 3rd Tier Local Housing Market 
Areas 

(i.e. Clydeside HMA) Ki lsyt h 
Moodiesburn 

Eastern Conurbation Airdrie and Coatbridge Airdrie 
(i.e. Lanarkshire (Monklands) Coatbridge 
H MA) Mot herwe I I Bells hill 

M ot herwel I 
Shotts 
Viewpark 
Wishaw 

Central Conurbation Cumbernauld Cumbernauld 

The Structure of the Local Housing System in North Lanarkshire 

i 

~ 

Gaining an understanding of how the local housing system work necessitates 
a better understanding of local housing markets. A housing market area 
(HMA) is defined as an area that is relatively self-contained in housing and 
economic terms. That is an area within which the majority of households live 
and work, and within which they tend to stay when moving house or changing 
employment. It is very much influenced by consumer preference. 

Affordable housing markets are generally more self-contained than those of 
the wider market and North Lanarkshire is no exception, exhibiting an 
exceptionally high degree of self-containment. This means that most demand 
is from people already living in the area. 

Major Housing Markets and Sub Housing Markets 

The Glasgow and Clyde Valley Joint Structure Plan defines Lanarkshire as 
forming part of the major Glas ow Conurbation Housing Market Area (HMA) 
at the lst tier level. At the 2" tier level Lanarkshire makes up the Eastern 
Conurbation HMA and Clydeside, the Central Conurbation. The third tier level 
details the Sub HMA areas (SHMA) which include Cumbernauld in the Central 
Conurbation and Airdrie and Coatbridge (Monklands) and Motherwell in the 
Eastern Conurbation as detailed in Table A I .  These three tiers form the basis 
of the statutory planning system and land release programmes. 

2 

From within the third tier level of the HMAs, North Lanarkshire Council has 
identified a number of specific Local Housing Market Areas (LHMA). Their 
locations within and their relationships to the HMA can be observed in Tables 
A I  -A4. 

Table A I  : Glasgow and Clyde Valley Housing Market Areas 

Glasgow 

I 
L 

Source: Hous 
Lanarkshire Council 
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Local Housing Market Areas 

Local Housing Market 
Areas 
Cumbernauld 

Throughout the Local Housing Systems Analysis, 10 Local Housing Market 
Areas (LHMAs) are used as markets for analysis. 3 are within the Clydeside 
HMA and seven within the Lanarkshire HMA are identified in Tables A2-A4. 
Each LHMA is based around a major settlement in North Lanarkshire and 
contains a number of settlements as part of the LHMA. These settlements 
which make up each LHMA are shown below. 

Settlements 

Cumbernauld, Dullatur, Castlecary and Luggiebank 

Table A2: Local Housing Market Area Settlements in Cumbernauld 
SHMA 

Kilsyth Kilsyth, Banton, Croy, and Queenzieburn 

Mood ies burn Moodiesburn, Mollinsburn, Millerston, Chryston, Muirhead, 
Gartcosh, Stepps, and West Auchinloch 

Table A3: Local Housing Market Area Settlements in Airdrie and 
Coatbridge (Monklands) SHMA 

Local Housing Market 
Areas 
Airdrie 

Coatbridge 

Settlements 

Airdrie, Calderbank, Caldercruix, Chapelhall, Glenmavis, 
Gartness, Greengairs, Longriggends, Plains, Salsburgh and 
Riggend 
Coatbridge, Glenboig, Marnock, Bargeddie, Carnbroe and 
An nathill 

Table A4: Local Housing Market Area Settlements in Motherwell SHMA 

Local Housing Market 
Areas 
Bellshill 

Mot herwel I 

Settlements 

Bellshill, New Stevenston, Holytown and Mossend 

Motherwell, Muirhouse, Ladywell, Forgewood, Carfin, and 
Newarthill 

1 Shotts 

Viewpark 

Shotts, Allanton, Harthill, Hartwood, Hareshaw and Eastfield 

Viewpark Tannochside, Birkenshaw and Fallside 

Source: North Lanarkshire Council 


