
AGENDA ITEM No.

NORTH LANARKSHIRE COUNCIL
REPORT

To: POLICY & RESOURCES COMMITTEE Subject: Ravenscraig Tax
(REGENERATION & INFRASTRUCTURE) Incremental Financing
SUB COMMITTEE Scheme − Update

From: HEAD OF PLANNING & REGENERATION

Date: 19th November 2015 Ref: KB

Purpose of the Report

1.1 The purpose of this report is to provide the Policy and Resources (Regeneration and
Infrastructure) Sub Committee with an update on the status of the Ravenscraig Tax
Incremental Finance (TIF) scheme, following the receipt of refreshed town centre
development information from Ravenscraig Limited.

2 Background

2.1 Provisional approval for the Ravenscraig TIF was granted by Scottish Government on the
18th of March 2011. Approval was based upon an outline business case which sought to
secure £73m of funding for the Council upon acceptance of a number of financial and
procurement responsibilities. The TIE scheme allowed the Council to borrow against future
non−domestic rate income to invest in the following enabling infrastructure that would
support the development of the new Ravenscraig Town Centre:

• the A723 road upgrade and dualling to and from the M8;
• Airbles road dualling and upgrade to the M74; and
• strategic on site works.

2.2 To finalise the TIE agreement with Scottish Government, the outline business case
required to be updated since its initial completion in 2011. This revision however was
dependent upon Ravenscraig Limited providing updated development appraisal and cost
plan information for the proposed new Town Centre which has been significantly delayed.

2.3 At a meeting of the 25th of June 2015, Ravenscraig Ltd advised the Council that the
infrastructure requirements and costs had significantly increased from those originally
incorporated in the outline TIF Business case, alongside any capital contributions from
Wilson Bowden now being diminished. This created concern over the viability of the
Ravenscraig TIF scheme as the ability for additional borrowing to be realised from future
non−domestic rate return was fixed.

3. Current Position

3.1 Ravenscraig Limited has now shared with the Council a revised high level development
appraisal for the proposed new Ravenscraig Town Centre. This differs from the original
proposal assumed within the TIE outline business case, creating a more traditional retail
scheme that would require to be delivered in phases as opposed to a standalone
experiential retail offering previously considered. The revised proposal is in response to
the changing retail market and perceived demand for new retail space in the current
challenging economic climate.



3.2 Changes to the phasing and composition of the Town Centre have created a negative
effect on the original TIE business case assumptions. The displacement rate from the
revised Town Centre proposal would be higher, thereby reducing the non−domestic rate
revenue achievable within the TIE. Furthermore the phasing of the Town Centre would
create additional financial pressures on the affordability of the TIE scheme for the Council.

3.3 The revised development appraisal from Ravenscraig Limited also highlights that in
addition to the enabling infrastructure works that would be supported through the TIF
scheme, there is an additional £96m funding gap to deliver the revised Town Centre
proposal. This gap is largely the consequence of capital incentives that would have to be
offered to secure retail and leisure anchors. Funding for such purposes cannot be met by
TIF funding as this does not relate directly to enabling infrastructure. Moreover funding for
private sector incentives cannot be met by the public sector due to State Aid
considerations.

3.4 Furthermore, Ravenscraig Limited property agents have advised they are extremely
hesitant about the viability of current letting conditions and cautious of the chances of
securing necessary pre−lets from key anchor stores. Market conditions therefore suggest
now is not the right time to pursue significant new Town Centre investment.

3.5 Market signals alongside the considerable gap funding now deemed necessary to deliver a
new Town Centre at Ravenscraig in the current climate and the inability for this funding to
be met through any public sector funding mechanism, has resulted in Ravenscraig Limited
proposing the Town Centre is put on hold to be re−tested in the future.

4. Next Steps

4.1 Further options to progress new development in the short to medium term at Ravenscraig
are currently being explored by Ravenscraig Limited. These options will be reviewed in
due course by the Chief Executive and Executive Director of Regeneration and
Environmental Services in line with current planning consents for the site and wider
regeneration ambitions of the Council. Any new proposals would require to be considered
through the usual Council planning process.

4.2 In tandem, Planning and Regeneration Services will engage with Scottish Government and
Scottish Futures Trust about alternative public sector funding scenarios to support the
regeneration of Ravenscraig and the investment required for enabling infrastructure works
to support the longer term viability of the site.

5. Recommendations

5.1 It is recommended that Committee:

i) Note the content of this report;

ii) Acknowledge the current position of Ravenscraig Limited to put on hold the
development of the Town Centre and

iii) Agree to the consideration of alternative development proposals and public sector
funding mechanisms to ensure momentum at the Ravenscraig site and expand
upon current investment.
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