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Members are asked to: 
  

1. Note NLP LLP’s operational performance against its 2019/20 targets for the period 5 
January 2020 to 24 July 2020; 
 

2. Note NLP LLP’s financial outturn position as at 31 March 2020; 
 

3. Note NLP LLP’s financial performance during the period from 1 April 2020 to 24 July 
2020; 
 

4. Approve the reduction in the bank covenant reported ratio from 1 to 1 to 0.5 to 1 for 
the financial year 2020/21. 
 

5. Note the Service delivery highlights detailed within the report; 
 

6. Otherwise note the contents of this report. 
 
 

 

 
 
 
 

Executive Summary 
 
This report provides details of North Lanarkshire Properties LLP’s (NLP LLP) 
performance from 5 January 2020 – 24 July 2020 and provides an update on significant 
events and service delivery highlights during the reporting period.  
 
The report also provides details of the financial outrun position of NLP LLP as at 31 
March 2020 and the financial performance for the period from 1 April 2020 to 24 July 
2020. 
 

Recommendations 

The Plan for North Lanarkshire 
Priority  Improve economic opportunities and outcomes 

Ambition statement (3) Maximise the use of our marketable land and assets through 
improved development in business and industrial infrastructure 

mailto:martini@northlan.gov.uk


1. Background 
 
1.1 NLP LLP is a limited liability partnership established in 2013 between the Council and 

its wholly owned company, North Lanarkshire Property Investments Ltd. It 
undertakes the marketing, leasing and management of the Council’s commercial 
property portfolio (shop units, office accommodation, business centres, industrial 
yards and storage units) and, on behalf of the Council, manages legacy properties 
which remain in the Council’s investment property portfolio. It also delivers services in 
relation to externally owned properties that the Council leases for its own operational 
use and provides general advice on lease transactions.  
 

1.2 Governance, strategic direction and oversight of the limited liability partnership is 
provided by the Management Committee which comprises four elected members and 
one senior Council officer (Executive Director of Enterprise and Communities) 
appointed by the Council and one member appointed by the limited company, NL 
Property Investments Ltd. Members to the Board of Directors of the limited company, 
NL Property Investments Ltd, are also appointed by the Council with five elected 
members and one senior officer appointed. The Management Committee meets 
quarterly and is responsible for ensuring NLP LLP’s services are delivered in 
accordance with the approved Service Level Agreement and company objectives.  
 

1.3 The Management Committee undertook a number of measures to implement 
recommendations from the ALEO review completed in 2018/19, most significantly, 
the establishment restructure and enhancement proposals approved in February 
2019. These created a new chief officer post of Strategic Business Manager to 
ensure the effective development of business strategies and deliverable actions, 
whilst also, increasing levels of collaboration and liaison with relevant council 
services to align NLP’s objectives and activities to support delivery of the council’s 
vision.  The post holder is required to be a director of NL Property Investments Ltd, 
providing an authorised signatory function on behalf of the company. 
 

1.4 In order to address an immediate requirement to fill the post of Strategic Business 
Manager an interim arrangement was agreed by the Management Committee in 
November 2019 whereby the Head of Asset and Procurement Solutions will provide 
professional support services including operational management to be delivered as a 
professional support function through the existing Service Level Agreement (SLA) in 
place between the council and NLP. 
 

1.5 The Management Committee further agreed that: 
• the duties, responsibilities and terms of the professional support services to 

be provided to NLP by the council, including the levying and payment of a 
service charge, would be the subject of detailed discussion between both 
parties and documented through revisions to the existing SLA between NLP 
and the council; and, 
 

• the interim staffing solution would be subject to six monthly review by both 
parties to ensure that the arrangement continued to meet NLP LLP’s 
requirements. 

 
1.6 The initial 6 monthly review was not undertaken in May due to competing priorities 

within the council in response to the Coronavirus pandemic. 
 
 

1.7 The Management Committee at its meeting on 3 September 2020 approved a formal 
Minute of Variation to the SLA which included details of the of the Strategic Buisness 
Manager Support Services and the associated charge of £74,000. It was also agreed 
that a review of this service should be completed by 31 March 2021. 



 
 

2. Report 
 
Performance Indicators 
 
2.1 Following changes to the council’s Scheme of Administration, responsibility for 

oversight of service delivery by arm’s length bodies now rests with the relevant 
service committee. The functions delivered by NLP LLP on behalf of the council fall 
within the Terms of Reference of this committee and a six monthly performance 
report will now be submitted in line with the Strategic Performance Framework 
considered by members in November 2019. The report will confirm where NLP LLP is 
fulfilling its contractual obligations and meeting the council’s service delivery 
expectations, as well as providing information from Financial Solutions on financial 
performance and overall financial standing within the company. This information will 
help give early warning of any financial risks which may give rise to operational or 
reputational risks for the council.  

 
2.2 2019/20 Performance indicators are listed at appendix 1 along with actual 

performance for the period 5 January 2020 to 24 July 2020, which fulfil the reporting 
requirements agreed between the organisation and the council and further 
demonstrate where NLP LLP is contributing to the council’s strategic priorities. 

 
COVID-19 
 
2.3 NLP LLP received a significant number of requests for rent support during the initial 

phases of the COVID-19 crisis ranging from small tenants to large national 
companies. The requests ranged from seeking rent deferments, rent abatements/rent 
free periods or grants. NLP LLP has been maintaining a list of all enquiries received. 

In response to enquiries NLP LLP asked tenants to continue to pay rent if possible 
but confirmed that debt recovery action would be suspended until the situation 
stabilises thereafter suitable periods to repay the rental accrued during the current 
crisis will be discussed on an individual basis with tenants. 

Rental invoices were still raised as normal with the expectation is that those who can 
afford to pay should still pay.  

2.4 In line with the recovery phases NLP commenced debt recovery early September 
2020 when debt reports where produced to establish all tenants who had accrued 
debt during the lockdown period. The following action is being taken to recover 
outstanding debt which will be monitored on a monthly basis: 

 

• With effect from 23 September 2020 NLP recommenced standard reminders 
being issued to all tenants who had outstanding invoices for the period late 
March 2020 to 22 September 2020.   
 

• The exception to the above were tenants who had contacted NLP during 
lockdown to advise of financial difficulties.  Contact has been made with 
these tenants to advise monthly/quarterly rental payments are to resume and 
repayment arrangements negotiated for debt accrued during lockdown. 
  

• All discussions with tenants include promoting sign up to Direct Debit both for 
future rental payments and repayment of debt accrued during lockdown.  

 



• In the coming months NLP will target any tenant whether in arrears or not to 
promote signing up for payment by Direct Debit, this method of payment 
discourages late payment of invoices, therefore reducing the number of 
standard reminders produced each month. 

 
2.5 As outlined in the performance report in May the Board previously agreed to delegate 

directors’ powers to a single Director of the Company, Robert Steenson, and for him 
to act temporarily on behalf of the Board of Directors of NL Property Investments 
Limited during the COVID-19 emergency situation and acting in his capacity as a 
Director of the Company to take such decisions as would be within the remit of the 
Board and; As a Member of North Lanarkshire Properties LLP (“the LLP”) it was also 
agreed to delegate the management functions of the LLP which would be within the 
remit of the Management Committee of the LLP to Robert Steenson and a 
Management Committee member to be nominated by North Lanarkshire Council. 
 

2.6 As we progress through the phases of recovery it was agreed that the interim 
management arrangement and temporary delegation of director’s duties would be 
brought to an end at the meeting on 3 September 2020. Future Board and 
Management Committee meetings will be conducted over virtual platforms.  

 
Service Delivery Highlights 
 
2.6  NLP has been successful in conjunction with the Council in securing grant funding to 

create 14 modern, start-up business units on an area of derelict land in Orbiston 
Street, Motherwell. NLP recently completed the contract for the construction of the 
industrial units with Hub South West for Robertson Construction to build the units. 
Site mobilisation for the project has now commenced with the contractor beginning the site 
works as of 27th July 2020. The anticipated contract duration remains provisionally 6 months, 
however some work activities may be encumbered by revised procedures to meet COVID-19 
measures. The programme will be revisited during the course of the project but at this stage 
it is envisaged that the units could be completed by the end of March 2021. NLP will 
commence marketing the properties in the coming months. 

 
2.7 NLP are working jointly with Housing Services on a project at Buchanan 

Street/Hallcraig Street, Airdrie to refurbish the building and create flats on the upper 
floors. Tenders have now been received which will allow NLP and the Council to 
access the Town Centre Growth Fund with £250,000 having been set aside towards 
the total cost of the project. Statutory consents are in place with Building Warrant and 
Planning Approval received in March and April 2020 respectively and the tender has now 
been awarded to Procast Ltd with works due to commence in the near future. 

 
2.8 NLP has actively supported the Council’s Ambition Plan for Town Centre 

regeneration. This has taken the form of identifying properties which could be 
converted to residential use in Motherwell and Airdrie and which can be sold to the 
Council to further its plans.  

 
 

 
3. Equality and Diversity 
 
3.1 Fairer Scotland Duty 
 
 There is no requirement to carry out an assessment in this regard. 
    
3.2 Equality Impact Assessment  
 
 There is no requirement to carry out an assessment in this regard. 



   
 

 
4. Implications 
 
4.1 Financial Impact 
 
Public Accountability Obligations – Financial years 2019/20 and 2020/21 
 
4.1.1 To satisfy the Council’s duty to ensure the organisation delivering property 

management services on its behalf is financially sound, the Council’s Section 95 
Officer maintains appropriate and proportionate processes and procedures for 
scrutinising NLP LLP’s financial performance.  

 
4.1.2 The Council’s Legal Agreements with NLP LLP specify the financial information 

which NLP must submit to the Council including an annual business plan, quarterly 
management accounts, audited financial statements etc. to enable Financial 
Solutions to assess and report any financial risk likely to arise as a result of the 
Council using NLP LLP to deliver these services. 

 
4.1.3 The Council expends limited revenue resources annually with NLP LLP to deliver 

services which assist the Council in achieving its priority outcomes. The Council has 
a duty to continue to ensure this money is being properly used to deliver both the 
Council’s and NLP LLP’s key objectives.  

 
4.1.4 For financial year 2019-20, the Council’s approved revenue spend is £0.438m 

equating to  property management services (£0.198m) and rental charges for 
properties utilised by the Council (£0.240m) representing £6.7% of the organisation’s 
budget income of £6.496m. 

 
4.1.5 For financial year 2020-21, the Council’s approved revenue spend is £0.413m 

equating to  property management services (£0.198m) and rental charges for 
properties utilised by the Council (£0.215m) representing £6.6% of the organisation’s 
budget income of £6.286m. 

 
2019/20 Financial Performance outturn for the year ended 31 March 2020 
 
4.1.6 An analysis of the actual outturn against budget for the year to 31 March 2020 is 

given at appendix 2 with full details of movements against budget provided. There is 
an actual transfer out of reserves of £0.145 which an adverse movement against 
budget of £0.378m. 

 
 Particular points to note are highlighted in the sections below: 
 
4.1.7 The NLP Board approved the sales of 22-24 Earn Avenue, 9-15 Napier place and 

Newhut Road, Motherwell with the proceeds being used for an early repayment of the 
Fixed Term loan as part of the strategy to improve the financial stability of NLP in the 
longer term and strengthen bank covenant ratios in relation to the bank loan. The 
sale of Earn Avenue was delayed and Newhut Road and Napier Place remain 
unsold. This resulted in anticipated savings of £0.335m not achieved against budget.  

 
4.1.8 The budget was managed through control of Repairs and Maintenance to achieve an 

actual covenant of 1.06 to 1 which is in excess of the agreed bank covenant ratio of 1 
to 1.  

  
 
 
 



2019/20 Overall Financial Standing – Balance Sheet as at 31 March 2020 
 
4.1.9  Appendix 3 provides key balances to give members an update on the overall 

financial standing of the company, as at 31 March 2020, along with the previous 
year’s comparator figures and commentary on key balances and indicators worthy of 
note. 

 
2020/21 Financial Performance 1 April 2020 to 24 July 2020 
 
4.1.10 NLP’s financial performance will potentially be significantly impacted by the COVID – 
 19 pandemic. Best present estimate is that there may be a decrease in collection 
 in rent  invoiced (excluding NLC rentals) of 24% which if scaled annually equates to 
 lost income of approximately £1.3m. It should be noted that this estimate is 
 subject to a high level of uncertainty given the constantly evolving pandemic and 
 economic situation. NLP, at present, continue to invoice all tenants on the rent roll 
 therefore financial performance will be impacted through rental invoiced for which 
 cash is not collected. 
 
4.1.11 Based on the financial performance to date and anticipated shortfall in rental income 
 outlined above a projected yearly outturn excluding COVID-19 impact and a 
 projected yearly outturn including COVID-19 impact is provided at Appendix 4. 
 
4.1.12 Excluding the COVID -19 impact, it is anticipated that projected performance would 
 largely be on budget and a project covenant of 1.03 to 1 achieved which is in 
 excess of the current agreed covenant of 1 to 1. 
 
4.1.13 Including the COVID -19 impact it is estimated that rental invoiced but not collected 
 would impact adversely impact on financial performance by £0.487m resulting in a 
 projected loss/transfer out of reserves of £0.480m.The COVID-19 impacted 
 figures were used as a basis to report a projected covenant of 0.68 to 1 to 
 Barclays bank which is a projected shortfall of £0.480m against required covenant 
 of 1 to 1. An agreement was reached with Barclays bank that reserves can be 
 used in the short term to cover the projected covenant shortfall. Further details on 
 alterations to covenant conditions are given in section 3.1.17 to 3.1.20 below. 
 
2020/21 Overall Financial Standing – Balance Sheet as at 24 July 2020 
 
4.1.14 Appendix 5 provides key balances to give members an update on the overall 

financial standing of the company, as at 24 July 2020, along with the previous year’s 
comparator figures and commentary on key balances and indicators worthy of note. 

 
2020/21 – Projected Cashflow to 31 August 2021 
 
4.1.15 Appendix 6 provides the projected cashflow to 31 August 2021 which includes the 

anticipated shortfall in rental income outlined in section 3.1.10. The minimum balance 
of cash projected to be held is £3.899m in April 2021. This includes the Working 
Capital Reserve (£2.7m) that was provided by North Lanarkshire Council to protect 
trading operations and ensure that NLP can meet its financial obligations.  The 
medium to long term view is that this reserve will not require to be used therefore the 
projection is that the total balance held by NLP should not fall below £2.7m without 
requiring action by the Management Committee. 

 
4.1.16 This demonstrates that in the short term, despite estimated COVID impact, NLP will 

continue to hold sufficient levels of cash. Though as stated above the assumptions of 
the COVID-19 impact are subject to high levels of uncertainty. 

 
 
 



Bank Covenant  
 
4.1.17 Barclays consented to reduce the bank covenant ratio from 1 to 1 to 0.5 to 1 for the 
 reporting financial period 2020/21.  Both covenant ratios will then revert to 1 to 1 in 
 the financial reporting period 2021/22. Essentially this means that Barclays will 
 allow reported losses and reserves to be used for covenant reporting shortfall in the 
 short term but  anticipate that NLP will return to profitable trading in the financial year 
 2021/22. 
  
4.1.18 It is hoped that there will be a return to profitable trading in 2021/22 however NLP 
 may require to seek assistance from NLC or look to extend the timeframe with 
 Barclays which allows the use of reserves to meet covenants. 
 
4.1.19 NLC continue to monitor NLP financial performance closely with updates  provided to 
 the Corporate Management Team.  
 
4.1.20 Changes to provision in the Loan Facility Agreement with Barclays requires approval 

by both NLP LLP Management Committee and the Council. It is requested that this 
Committee approves the change in the Loan Facility Agreement to reduce the bank 
convent ratio from 1 to 1 to 0.5 to 1 for the financial year 2020/21. 

 
4.2 HR/Policy/Legislative Impact 
 
 There are no specific impacts. 
   
4.3 Environmental Impact 
 
 There are no specific impacts arising out of this proposal. 
  
4.4 Risk Impact  
 
 There are no specific impacts arising out of this proposal. 
 
5. Measures of success 
 
5.1 NLP LLP is operating in a very challenging environment and is having to deal with 

the uncertainty brought about by the COVID-19 pandemic, however, the financial 
position of the company is being monitored closely and the reduction in the 
covenant ratio will ensure that NLP LLP will continue to meet its loan obligations.  
 
 

5.2 NLP LLP has continued to develop its investment strategy which is highlighted by 
the redevelopment of the brownfield site at Orbiston Street, Motherwell. NLP LLP 
and the council are formulating a similar strategy for the redevelopment of 
Braidhurst Industrial estate which will see NLP LLP seeking to develop new units 
with the council investing in the infrastructure within the estate, if RCGF funding is 
secured.  
 

5.3 Further investment within NLP LLP’s industrial portfolio is planned to meet a surge 
in demand within this sector which will involve the renovation of existing premises to 
bring them up to a lettable standard. 
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North Lanarkshire Properties LLP

Financial Performance to 31 March 2020

Income & expenditure 2019/20 2019/20 2019/20 Commentary
Annual 
Budget

Actual 
Outturn

Actual 
Variance

£m £m £m
Rental, SLA income and Insurance Income 6.476 6.361 (0.115) Vacant Properties 

Investments and other income 0.020 0.432 0.412 Graham Street income £0.323m from NLC to fund renovations plus 
dilapidations income Canyon Rd £0.033k plus VAT reclaim income 
HMRC £0.011m plus increased bank interest £0.025m

Total Income 6.496 6.793 0.297

Expenditure
Employee costs (0.683) (0.618) 0.065 Vacancies anticipated to be filled in 2020/21 offset by FRS 102 

Pension costs 
Property Costs (1.887) (2.245) (0.358) Spend higher than budget largely due to Graham Street renovations 

£0.323m funded by NLC income above, over spend in NDR due to 
delays in sale of properties £0.057m and higher number of properties 
vacant than budgeted £0.053m, demolition costs of Buildings 
£0.040m plus overspend in electricity and other utility costs £0.047m 
offset by controlled expenditure in repairs £0.184m

Supplies Services and Admin costs (0.644) (0.829) (0.185) Orbiston Street Legal Fees 0.024m, Flowerhill Settlement 0.015m, 
Advert Strategic Managers post £0.010m plus anticipated required 
increase in provision for bad debt at beginning of lockdown of 
£0.130m.

Financing Costs (2.069) (2.085) (0.016) Anticipated loan interest repayments savings  not achieved through  
early repayment of loan due to the delay in sale of Earn Avenue and 
the failure of Newhut Road and Napier Road to sell offset by saving in 
loan breakage costs 

Gain / (Loss) on revaluation of Investment 
Properties

0.000 0.040 0.040 Gain on Properties £.0088m less Demolitions disposals £0.048m

Total Expenditure (5.283) (5.737) (0.494)

Accounting Profit 1.213 1.056 (0.157)

Loan Principal Repayments (0.980) (1.201) (0.221)

Anticipated loan principal repayments not achieved through  early 
repayment of loan due to the delay in sale of Earn Avenue and the 
failure of Newhut Road and Napier Place to sell

Profit Transferred to/(out) of Reserves 0.233 (0.145) (0.378)

Bank Covenant ratio 1.15 1.06
Actual Outturn Bank Covenant ratio reported 1.06 is  above target of 
1 to 1



Appendix 3 

 
North Lanarkshire Properties LLP

Overall Financial Standing - Balance Sheet as at 31 March 2020 

Balances/ Indicator 2019/20 
Outturn

2018/19  
Outturn

Commentary

£m £m
Fixed Assets 67.819 68.524 Property portfolio held to generate operating income, largely funded from the 

loan from Barclay's Bank. Decrease year in year due largely to sale of Earn 
Avenue £807k the proceeds of which were used for an early repayment of the 
Barclays Loan, sale of 3 Bank Street to NLC £0.028m demolitions of Glen 
Street and Bellshill Road 0.049m in addition to  the Purchase of Land at 
Orbison Street £90k and upward property valuation £0.088m

Current Assets:
Trade Debtors, Prepayments and Other Debtors 1.135 0.967 Increase year on year due to Graham Street money £0.323M owed by the 

Council being outstanding.
Bank and short term investments 7.128 6.784 Increase year on year reflected by an increase in creditors balances 

8.263 7.751

Current Liabilities:

Creditors (1.909) (1.172) Increase year on year in amounts largely  matches increase in Bank and 
Prepayment and Other Debtors balances

Other Creditors inc. VAT & other taxes (1.060) (1.129)  VAT due to HMRC, accrued interest, deferred income

Loan payments due in <1 yr (1.146) (1.255) Barclays Bank. Reduction year on year is due to revised schedule of  principal 
repayments agreed following the proceeds of the sale of Earn Avenue £807k 
being used to facilitate an early loan repayment

(4.115) (3.556)

Net current Assets/(liabilities) 4.148 4.196

Loan repayments due in > 1 yr (36.32) (38.22) Barclays Bank. Reduction year on year is schedule principal repayments 

Defined scheme pensions liabilities (0.027) (0.283) FRS102 actuarial valuation 

Net Asset / (Liabilities) 35.620 34.217 Increase due to Accounting Profit for the year £1.056m and Actuarial Gain on 
Pension Scheme £0.348m

Current Ratio 2.01 2.18 A current ratio exceeding 1 indicates the company has sufficient resources to 
meet its current commitments. 



Appendix 4  

 

North Lanarkshire Properties LLP

Financial Performance to 24 July 2020

Income & expenditure 2021 2021 2021 Commentary COVID -19
Annual 
Budget

Projected 
Outturn

Projected  
Variance

Projected 
Outturn

£m £m £m £m
Rental, SLA income and Insurance Income 6.266 6.187 (0.079) Under recovery due to vacant properties 6.187

Investment and other income 0.020 0.020 0.000 0.020

Total Income 6.286 6.207 (0.079) 6.207

Expenditure;
Employee costs (0.644) (0.599) 0.045 Short term vacancies (0.599)

Property Costs (1.831) (1.837) (0.006) (1.837)

Supplies & Services  & Admin Costs (0.621) (0.602) 0.018 Anticipated reduction on spend on marketing costs 
£0.02m

(0.602)

Short fall in rental collection (0.070) (0.070) 0 COVID -19 impact of rental invoiced but not collected 
increase of £0.487m

(0.557)

Financing Costs (1.946) (1.946) 0.000 (1.946)

Total Expenditure (5.112) (5.054) 0.057 (5.541)

Accounting Profit 1.174 1.153 (0.022) 0.666

Loan Principal Repayments (1.146) (1.146) 0.000 (1.146)

Profit Transferred to/(out) Reserves 0.028 0.007 (0.022) (0.480)

Projected Covenant Ratio 1.03 0.68



Appendix 5         

 

North Lanarkshire Properties LLP

Overall Financial Standing - Balance Sheet as at 24 July 2020 

Balances/ Indicator Balance as at 
24 July 2020

Outturn 31 
March 2020

Commentary

£m £m
Fixed Assets 67.819 67.819 Property portfolio held to generate operating income, largely funded from the 

loan from Barclay's Bank

Current Assets:
Trade Debtors 0.452 0.617 Trade debtors at 24 July 2021 are lower than those reported at the year end 

due to timing of the rent feeder. Long term it is anticipated COVID 19 may have 
major adverse impact on debtors recoverability

Prepayment and Other Debtors 0.323 0.518

Bank and short term investments 7.200 7.128

7.975 8.262

Current Liabilities:

Creditors (1.690) (1.909) Decrease due to year end Graham Street creditor £0.323m being paid

Other Creditors inc. VAT & other taxes (0.874) (1.060)

Loan payments due in <1 yr (1.174) (1.146)

(3.737) (4.115)

Net current Assets/(liabilities) 4.238 4.148

Loan repayments due in > 1 yr (36.001) (36.320)

Defined scheme pensions liabilities (0.027) (0.027)

Net Asset / (Liabilities) 36.029 35.619

Current Ratio 2.13 2.01 A current ratio exceeding 1 indicates the company has sufficient resources to 
meet its current commitments. 
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