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Introduction and background
1.

This paper sets out the Council’s approach to building homes and creating
places where people want to live. This is central to the Council’s vision of ‘A
Better Life’ for North Ayrshire’. A local authority’s ability to provide housing of
the right types in the right places, to meet the needs of its population is
fundamental to its Local Housing Strategy.

2.

Improving the supply and quality of housing can reduce inequality, stimulate
economic growth and create jobs, and help make North Ayrshire a healthier,
more prosperous, safer place and regeneration communities.

3.

This paper is one of seven papers which contributes to the development of the
North Ayrshire Local Housing Strategy 2017-22.
Figure 1: North Ayrshire Local Housing Strategy 2017-22 Topics

Local Housing
Strategy
2017-2022
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Strategic Drivers
4.

In Homes Fit for the 21st Century, the Scottish Government (2011a) sets out its
strategy and action plan for housing in the decade between 2011 and 2020.

5.

The plan recognises that housing has a key role to play in achieving the
Government’s overall purpose of sustainable economic growth which enables
all of Scotland to flourish. This includes by improving the health, wealth and
wellbeing of Scotland’s people, reducing inequality and sustaining
communities.

6.

The Government’s 2020 vision is for a housing system which provides
affordable homes for all.

7.

This will cause an increase in the number of homes of all types, including
housing which meets the needs of disabled people and older people for
independent living. The Scottish Government has set a target of 50,000 new
affordable homes in the lifetime of the current Parliament.

8.

The Scottish Government (2011b) detailed their approach to older people’s
housing in their Age, Home and Community strategy, which recognised the
integral role housing has in older people’s wellbeing. Age, Home and
Community envisions that:
Older people in Scotland are valued as an asset, their voices are heard,
and older people are supported to enjoy full and positive lives in their
home or in a homely setting.
Scottish Government (2011b)

9.

In Creating Places, the Scottish Government (2013) states its policy for
architecture and design in Scotland, asserting that places are not just a
backdrop to our lives but should be considered as an agent for change. This
policy recognises the value of architecture and design and states that
investment decisions should be informed by a sense of place.

10.

This policy builds on Designing Places (Scottish Executive, 2001), an earlier
policy statement on urban design, and Designing Streets (Scottish
Government, 2010), the national planning, architecture and transport policy for
street design.

11.

These policies and the principles of high quality design and placemaking are
embedded in the Scottish Planning Policy (Scottish Government, 2014), which
provides non-statutory guidance that local authorities must have regard to.

12.

The importance of placemaking is also recognised in Achieving a Sustainable
Future, the Scottish Government’s (2011c) strategy for regenerating
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Scotland’s towns and cities. It sets a strategic vision of a Scotland where the
most disadvantaged communities are supported and where all places are
sustainable and promote well-being.
13.

Regarding regeneration, the Scottish Government endorses a ‘Town Centre
First' principle. This principle, developed by the independent Town Centre
Advisory Group (Scottish Government, 2014), states that:
Town centres are a key element of the economic, social and
environmental fabric of Scotland’s towns; often at the core of
community and economic life, offering spaces in which to live, meet and
interact, do business and access facilities and services. We must take
collective responsibility to help town centres thrive sustainably, reinvent
their function and meet the needs of residents, businesses and visitors
for the 21st century.
Scottish Government (2014)

14.

The Advisory Group argues that increasing footfall is key to achieving thriving,
successful town centres and that the best footfall is the residential kind, for
people who live in a town centre will not only use its shops and institutions but
will care for its safety and security in the evenings and at night.

15.

The Community Empowerment (Scotland) Act 2015 gave communities a
statutory right to take ownership of community assets, including land and
buildings. The Act placed Community Planning Partnerships (CPPs) on a
statutory footing and imposed duties on them to ensure community
involvement at all stages of the community planning process.

16.

The Act also imposed duties on Partnerships to focus on tackling inequality
and plan at a more local level, requiring CPPs to identify localities within their
area and produce a ‘locality plan’.

17.

These national priorities are shared locally.

18.

In the Council Plan 2015-2020, North Ayrshire Council (2015) sets its mission:
‘To improve the lives of North Ayrshire people and develop stronger
communities’.

19.

The Plan identifies a number of priorities, including regenerating towns,
developing stronger communities and protecting and enhancing the
environment for future generations. These all make key contributions to the
sustainability of North Ayrshire and its places.
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20.

Recognising that increasing the supply of affordable housing in the area will
make a significant contribution to these aims, the Council Plan sets an annual
target for new build Council housing.

21.

A variety of strategies supports the Council Plan in meeting its objectives to
create strong, sustainable communities.

22.

This includes the Council’s (2014a) Local Development Plan. This allocates
land in support of the Council Plan and other related strategies, including the
Local Housing Strategy.

23.

In its wide-ranging and ambitious Environmental Sustainability and Climate
Change Strategy 2014-17, the Council’s (2014b) sets a number of aims,
including that:
We, as a Council, lead the way in making our operations more
sustainable by reducing the carbon emissions of our operations and
ensuring sustainable thinking is part of our decision-making.
North Ayrshire Council (2014b)

24.

The Strategy sets objectives to improve the warmth of homes in North
Ayrshire, including by ensuring that new build Council housing meets high
standards for energy efficiency and that the Council progresses plans for
renewable energy schemes in residential areas.

25.

The Council’s (2010) Economic Development and Regeneration Strategy sets
two bold strategic goals for North Ayrshire in the ten-year period to 2020:



North Ayrshire becomes a leading location for doing business, with a
jobs density in the top half of all Scotland’s local authorities.
Worklessness is at the Scottish level, and there is less inequality within
North Ayrshire, with no datazone having an unemployment level of
more than double the rate for North Ayrshire as a whole.

26.

Objectives set to realise these goals include the regeneration of town centres,
which may be assisted by improving the housing offer (this could include
bringing empty homes back into use and converting disused commercial
space for residential use).

27.

A variety of strategies and policies set out the Council’s commitment to
involving and empowering customers, residents and communities. This
includes the Council’s (2014c) strategy for Customer Involvement and
Empowerment in housing. This document, produced in partnership with
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Council housing tenants, set out the Council’s ambition of ‘working together to
achieve quality homes and neighbourhoods’.
28.

North Ayrshire Council (2013b), through its Community Asset Transfer Policy,
also supports the transfer of public assets to communities where that will bring
benefits to local communities. A number of Council assets are currently
occupied and managed by voluntary sector organisation.

29.

These local and national strategic drivers inform the Council’s strategic
housing approach.
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Profile of North Ayrshire
Introduction
30.

This Chapter details the key evidence and trends that the Council must
consider when developing its approach to housing supply and placemaking in
North Ayrshire. This includes data on North Ayrshire’s population and people,
neighbourhoods and housing stock.

31.

This Chapter also provides an analysis of current and future trends and the
impact this may have on the provision of housing in North Ayrshire.

North Ayrshire and its localities
32.

North Ayrshire has a population of approximately 138,000, residing in around
62,500 households across its towns, villages and island communities.

33.

In 2012 the Council and its Community Planning Partners adopted a Locality
Planning approach, establishing six commonly agreed localities (based around
existing geographic neighbourhoods). A bespoke approach is taken to
planning services in each of these areas.

34.

The localities are the Isle of Arran, the Garnock Valley, the urban centres of
Irvine and Kilwinning and the coastal settlements of the North Coast and the
Three Towns.

35.

The strategic planning of housing takes a similar approach, with five distinct
‘sub-housing market areas’ identified. These are areas where households
either currently live or work and, if they wished to move, areas where they
would search for alternative accommodation. Therefore, if housing need is
identified in a particular sub market, it is reasonable to assume that the
household would expect to meet that need in the same area.

36.

The sub-housing market areas are closely aligned with North Ayrshire’s
localities; the only exception being Irvine and Kilwinning, which for housing
purposes is treated as one area (Irvine/Kilwinning).
Table 1: Localities and sub-housing markets of North Ayrshire

Localities
Arran
Garnock Valley
Irvine
Kilwinning
North Coast
Three Towns

SHMAs
Arran
Garnock Valley
Irvine/Kilwinning
Irvine/Kilwinning
North Coast
Three Towns
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Figure 2: Map of North Ayrshire localities

Source: North Ayrshire Council (2015)

Population and People
37.

The National Records of Scotland (2016) projects that the population of North
Ayrshire will decline by 7.5% between 2012 and 2037. This contrasts with a
projected population growth of 7% across Scotland.

38.

North Ayrshire is one of just three local authority areas where both populations
and households are projected to fall in this period. Between 2012 and 2037
the number of households in North Ayrshire is projected to fall by 1% (National
Records of Scotland, 2014a).

39.

There will, however, be a rapid rise in North Ayrshire’s older population in this
period (and a steady decline in the working age population). This is shown in
Chart 1 and detailed in Table 2.
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Chart 1: North Ayrshire population by age group
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Source: National Records of Scotland (2014a)

Table 2: Number of residents by age group

Age group
0-15
16-59
60-74
75+

2012
24,170
76,924
24,826
11,640

2037
20,172
56,994
25,959
22,340

Rise/fall
 17%
 26%
 5%
 92%

Source: National Records of Scotland (2014a)

Chart 2, showing the steady growth in residents aged 75 or over and the
decline in under 15s in North Ayrshire between 2012 and 2037, provides a
stark depiction of North Ayrshire’s changing demographics.
Chart 2: Comparison of residents aged 0-15 and 75+ by year, 2012-2037
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Source: National Records of Scotland (2014a)

41.

In 2012, the number of residents aged 75+ was less than half those aged 15
or under, but parity will be achieved within a generation.

42.

The number of North Ayrshire residents aged 75 or older is expected to almost
double in the quarter century from 2012. There is, however, an even more
significant growth in the number of residents aged 90 or over, which is
expected to grow more than 3.5-fold in this period (from 1,027 in 2012 to 3,654
in 2037). Chart 3 shows the growth in residents in both of these age groups.
Chart 3: Residents aged 75-89 and 90+, 2012-2037

Residents aged 75-89, 90+ by year
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Source: National Records of Scotland (2014a)

43.

This represents a significant and challenging demographic change and has
implications for individual households, housing and care providers and local
authorities.

44.

The increasing number of older people is likely to increase demand for social
care at home and adapted and accessible properties.

45.

Research by the Alzheimer’s Society (2014) found that the risk of dementia
increases significantly by age. 1 in 14 over 65s have dementia compared to 1
in 6 over 80s. Nationally, the Society forecasts a 146% rise in dementia
sufferers between 2015 and 2051.

46.

The growth in older residents will be exacerbated by a significant drop in the
number of working-age residents. Residents in this age group would generally
be expected to provide care and support to older family members or enter the
workforce as carers. The Alzheimer’s Society (2014) further estimates that
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almost half of all care for dementia sufferers in 2013 was provided by unpaid
carers. It is likely that less unpaid care resources will be available in future, at
a time when care needs are likely to increase.
47.

This risk may be mitigated by making housing more age and dementiafriendly. For example, accessible housing with ground floor bedrooms will
make it easier for elderly residents to live independently.

48.

Nevertheless, North Ayrshire’s housing stock may not meet the demographic
challenge of the future. This is particularly the case in the private sector, which
has a far greater proportion of larger and tenemental properties (see ‘Housing
Stock’ below for further information and analysis).

49.

Research carried out for North Ayrshire Council’s (2013) Older People
Housing Strategy found that most people want to live at home for as long as
possible and that there are too few suitable alternatives for older people.

50.

Local authorities, including North Ayrshire Council, will need to develop an
approach to both improving the suitability of existing homes and increasing the
supply of new age and dementia-friendly housing.

Life and healthy life expectancy
51.

Life expectancy in North Ayrshire is roughly the same as the Scottish average,
at 76.5 years for men and 81 years for women (compared to 77.2 and 81.1
nationally) (National Records of Scotland, 2015).

52.

There is, however, a significant gulf in the number of years that the average
North Ayrshire resident can expect to live in good health, compared to their
Scottish peers. The Scottish Public Health Observatory’s (2016) defines
healthy life expectancy as an estimate of how many years they might live in a
'healthy' state and its analysis of the 2011 Census and other survey data
suggests that North Ayrshire residents, both female and male, will become
unhealthy sooner, and for more years than their Scottish counterparts.
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Chart 4: Life and healthy life expectancy in North Ayrshire and Scotland

Life and Healthy life expectancy
85
80
75
70
65
60
55
50
45
40

15.8

17.4

63.6

65.3

North Ayrshire

Scotland

15.5

14.1

61

63.1

North Ayrshire

Scotland

Female
Healthy Life Expectancy

Male
Unhealthy Life Expectancy

Source: National Records of Scotland (2015); Scottish Public Health Observatory (2016)

53.

This is illustrated in Chart 4, and these poor health outcomes have
implications for housing. The earlier people become unhealthy, the sooner
they are likely to require adapted, accessible or specialist housing and housing
support services.

54.

These projections only exacerbate the challenge that the Council will face in
ensuring its rapidly ageing population is suitably housed: not only will North
Ayrshire’s population be disproportionately old, but it will also spend more of
its old age ill and infirm.

55.

Evidence does, however, suggest that there is a two-way causal link between
housing and health outcomes. Suitable, age-appropriate housing can lead to
better health outcomes and, conversely, poor health can lead to previously
suitable housing becoming inappropriate (Housing and Ageing Alliance, 2013).
Providing suitable housing for an ageing population can therefore both prevent
poor health outcomes and mitigate against them.

56.

North Ayrshire Council (2014d) has analysed life expectancy estimates on an
intermediate zone basis (dividing North Ayrshire into 38 separate areas). This
research finds significant differences between these zones.

57.

Male life expectancy at birth is highest in Whitehirst Park, Kilwinning, at 83.5
years. In contrast, boys born in the Blacklands area of Kilwinning,
approximately a mile or so away, can expect to live to just 69.7 years. Girls in
Blacklands (life expectancy 72.7 years) fare little better compared to their
peers in Whitehirst Park (85.6 years).
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58.

A similar pattern is seen in Irvine. Life expectancy is lowest for both male and
females in the Fullarton area where boys born now can expect to live to 66
and girls to 72; less than half a mile away, their peers in Tarryholme can
expect to live around a decade longer (boys 77; girls 82).

59.

There are seven intermediate zones in the Three Towns; only one of these
(Saltcoats North West) has a higher than North Ayrshire average life
expectancy. The Ardrossan Central zone has the third lowest life expectancy
for both males and females.
Table 3: Life expectancy in North Ayrshire

Area

Male

Fairlie and rural
Whitehirst Park
Tarryholme
North Ayrshire
Blacklands
Ardrossan Central
Fullarton

80
83.5
77
74
69.7
68.2
66

Compared
to NA
6
 9.5
3


 4.3
 5.8
8

Female
86
85.6
82
79.2
72.7
74
72.4

Compared
to NA
 6.8
 6.4
 2.8


 6.5
 5.2
 6.8

source: North Ayrshire Council (2014d)

60.

There is a causal link between deprivation and life expectancy; the stark
difference detailed in Table 3 above can be explained by the spatial
concentration of poverty.

Deprivation and income
The Scottish Index of Multiple Deprivation is the Scottish Government’s official
tool for identifying places in Scotland suffering from deprivation. It incorporates
seven different aspects of deprivation:

61.








62.

Employment
Income
Health
Education, Skills and Training
Geographic Access to Services
Crime
Housing
The most recent Index in 2016 broke Scotland down into 6,976 different
‘datazones’, each with around 380 households, which are ranked from 1 (most
deprived) to 6,976 (least deprived) for each aspect.
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63.

The Scottish Index of Multiple Deprivation also applies a weighting to each of
the seven aspects. This enables them to rank neighbourhoods by multiple
deprivation.

64.

Central and local government and other agencies can then use this
information to target policies and resources at the places with the greatest
need.

65.

North Ayrshire has 186 datazones (this has increased from 179 at previous
Indexes).

66.

Of perhaps most concern is the growing level of relative multiple deprivation in
the area. Table 4 shows North Ayrshire’s rising share of Scotland’s most
multiply deprived neighbourhoods.

Table 4: Multiply deprived North Ayrshire datazones by 0-5%, 6-10% and 11-15% groupings

North Ayrshire
Most deprived 0-5%
Most deprived 6-10%
Most deprived 11-15%
Most deprived 0-15%

2004

2006

2009

2012

2016

6
10
17
33

9
14
10
33

10
16
17
43

12
19
15
46

12
20
19
51

Change Change
2004-16 2012-16
6

10
1
2
4
18
5

Source: Scottish Government (2004; 2006b; 2009; 2012a; 2016a)

67.

In the 2016 Index, 6.5% of North Ayrshire’s datazones were found in the 5%
most deprived in Scotland, compared to 3.4% in 2004. This means that twice
as many of North Ayrshire’s neighbourhoods are in the poorest 348 in
Scotland as there were in 2004.

68.

North Ayrshire has an even more disproportionate spread of areas in
Scotland’s most deprived 15%. More than a quarter (51, or 27.4%) are in the
most 15% multiply deprived. This is a significant increase from 2004 where
18.4% (33 in total) were found in this category.

69.

North Ayrshire scores relatively highly in the access to services, education and
housing categories but these are given relatively low weighting by the Index.
North Ayrshire has also made significant improvements in the crime domain,
with five fewer neighbourhoods in Scotland’s most 15% crime deprived than in
2012.

70.

Instead, the Scottish Government views other income (28%), employment
(28%) and health (14%) as the main measures of deprivation. In these areas,
North Ayrshire scores relatively poorly.

71.

North Ayrshire has relatively poor health outcomes when compared to other
parts of Scotland. This includes lower life and healthy life expectancy.
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72.

North Ayrshire also has some of the highest levels of alcohol and drug misuse
in Scotland. The National Health Service’s Information Service’s Division
estimates that the prevalence of problem drug use in North Ayrshire (2.08% of
working age adults) is more than a fifth higher than the Scottish average
(1.68%). North Ayrshire is part of the Ayrshire and Arran National Health
Service’s Health Board area which also has a significant and persistently
higher proportion of alcohol-related hospital admissions than the Scottish
average.
Chart 5: Emergency Alcohol-related hospital stays per 100,000 people, 1997-8 to 2014-15
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Source: NHS Information Services Division (2015)

73.

Official labour market statistics (Nomis, 2016) finds that less than two-thirds
(64.7%) of North Ayrshire’s working age adults are in employment. This is the
second lowest proportion in Scotland (the national average is 72.9%).

74.

North Ayrshire’s workforce is also likely to be less educated and in less skilled
and lower paid employment. The average gross weekly pay for North
Ayrshire’s resident workforce is £479.80 compared to the Scottish average of
£527. Fewer residents in North Ayrshire are educated to National Vocational
Qualification 4 level or above than their Scottish counterparts (34.3%
compared to 42.5%), which broadly corresponds to a lower proportion of
residents employed in Professional Grades 1-3 (35.2% compared to 41.7%
nationally). These disparities are illustrated in Charts 6 and 7 below.
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Chart 6: Percentage of adults in work and their gross weekly pay, North Ayrshire and Scotland
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Source: Nomis (2016)
Chart 7: Local and national labour force by employment, qualification and skilled employment
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75.

There are strong associations between employment and income. Like in the
employment sphere, North Ayrshire is relatively income deprived.

76.

Research by the North Ayrshire Community Planning Partnership (2016) found
that the average household income in North Ayrshire in 2016 was significantly
below the Scottish and British averages. It had also decreased in both
absolute and relative terms when compared to 2015.
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77.

The average household income in North Ayrshire is £29,530, 15% lower than
the Scottish average (£34,850) and 21% below the average household income
in Britain (£37,500).
Table 5: Average household income in North Ayrshire, Scotland and Britain

Year North
Ayrshire
2015 £30,537
2016 £29,530

Scotland
£34,619
£34,850

NA compared
to Scotland
 12%
 15%

Britain
£36,447
£37,500

NA compared
to Britain
 16%
 21%

Source: North Ayrshire Community Planning Partnership (2016)

78.

The Scottish Parliament’s Welfare Reform Committee (2014) found that North
Ayrshire has had the fourth largest loss (per capita) of income of Scotland's 32
local authorities as a consequence of Welfare Reform, at £560 per working
age adult. As Welfare Reform is rolled out, it will continue to have a
disproportionate local impact in North Ayrshire, given the area's higher than
average number of sickness and unemployment benefits claimants. This is
likely to feed into the local economy and act as a headwind to economic
growth.

79.

Deprivation, unemployment and low and decreasing household incomes have
repercussions for housing in the area.

80.

Raising a deposit and securing a mortgage may be more difficult for lowincome earners, particularly first time buyers and second steppers with no or
low equity in their homes. Homeowners may also find it more difficult to
maintain their homes.

81.

This is likely to place additional demands on the social and private rented
sectors, to house people who cannot access homeownership.

82.

Low incomes, combined with a decreasing population and a dwindling number
of working age residents may also weaken the already depressed market for
sale.

83.

Falling house price may make home-ownership more affordable for those
lower income earners who can raise a deposit. This scenario would, however,
damage investor confidence in the area and homeowners may be less willing
(and able) to invest in maintaining their properties.

Inequality
84.

Covering a coastal area of around 342 miles2, North Ayrshire boasts a rugged
coastline, scenic beaches and the islands of Arran and the Cumbraes. It has
vibrant seaside towns, quaint rural villages and historic civic centres. The
social and economic benefits of living here are however unevenly distributed.
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85.

Table 6 shows the spread of multiply deprived neighbourhoods across each of
North Ayrshire’s localities and the change since earlier Scottish Index of
Multiple Deprivation exercises in 2004 and 2009.
Table 6: Number of datazones in the most deprived 15% by locality and SIMD exercise

Most deprived
15%
Arran
Garnock Valley
Irvine
Kilwinning
North Coast
Three Towns
North Ayrshire

2004

2006

2009

2012

0
2
10
6
0
15
33

0
3
10
4
0
16
33

0
4
14
6
0
19
43

0
6
16
5
0
19
46

2016 Change Change
2004-16 2012-16
0


7
5
1
19
9
3
6

1
1

1
18
3
1
51
18
5

Source: Scottish Government (2016b)

86.

North Ayrshire’s localities have an uneven share of multiply deprived
neighbourhoods. The majority of North Ayrshire’s 51 neighbourhoods in
Scotland’s most deprived 15% are in Irvine (19) and the Three Towns (18).
The remainder are in the Garnock Valley (7), Kilwinning (6) and the North
Coast (1).

87.

The Garnock Valley has more than three times as many datazones in this
category as it did in 2004 (7 compared to 2) whilst the number of Irvine
datazones in Scotland’s most deprived 15% has almost doubled in this period
(19 compared to 10).

88.

Kilwinning has the same number of datazones (6) in this category in 2016 as it
did in 2004 and a single North Coast neighbourhood entered this category for
the first time in the Scottish Index of Multiple Deprivation 2016.

89.

Arran is relatively well off. The most deprived of its datazones is in the 50th
percentile; the least in the 78th percentile. This is a significant improvement on
2004 where the most deprived were in the 43rd percentile and the least in the
64th.

90.

The North Ayrshire Community Planning Partnership’s (2016) analysis of
household incomes in North Ayrshire similarly finds a clear disparity across its
localities. This is illustrated in Chart 8.

91.

Arran and the North Coast have a lower proportion of low-income households
than other localities and, with Kilwinning, a significantly higher proportion of
higher earners than in other localities.
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Chart 8: Household incomes by locality
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Source: North Ayrshire Community Planning Partnership (2016)

92.

As Chart 8 above highlights, there is a wide variety of household incomes
recorded in each locality. In most of North Ayrshire’s localities, the extremes
are spatially concentrated leading to a wide and increasing gulf in household
income between neighbourhoods within the same locality.

93.

The Partnership’s report finds that the average household income in the least
income deprived datazone in North Ayrshire 2016 was £63,631 (up 19% on
2014), compared to just £14,935 (down 14% on 2014) in the most income
deprived datazone. The ratio between the datazones with the highest and
lowest average household income has increased from 3.1:1 to 4.3:1 in this
period.
Chart 9: Highest:lowest household income ratios by locality
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94.

This widening income inequality is found in all localities. In Irvine, Kilwinning,
the North Coast and the Three Towns the highest incomes grew significantly,
and the lowest incomes declined sharply in the period 2014-16.

21

95.

In the Garnock Valley, incomes in the least income deprived datazone
decreased slightly (from £43,974 to £43,808). There was, however, a much
greater decrease in household income in the poorest datazone (from £21,662
to £17,844).

96.

The situation on Arran is different, with the average incomes for both the
highest and lowest income neighbourhoods growing fairly significantly (by
29.6% and 11.5% respectively). The figures show that household incomes on
a neighbourhood basis are much more equal than elsewhere in North
Ayrshire.

97.

This trend suggests an increasing inequality between the most and least
deprived localities in North Ayrshire and, in some localities, between the most
and least deprived neighbourhoods.

98.

Nevertheless, the provision of high quality affordable housing which breaks the
link between housing quality and income has the potential to reduce inequality
in North Ayrshire.

99.

There is some evidence that this happens in North Ayrshire, with the Index
showing that far fewer of North Ayrshire’s neighbourhoods are housing poor
than employment and income deprived.

100. Good, affordable, energy efficient housing can also boost household income,
with residents spending less on their housing costs and utility bills.

Housing Stock
101. The North Ayrshire Housing Need and Demand Assessment 2016 reports that
there were 66,132 houses in North Ayrshire (Scottish Census, 2011).
102. This number has steadily risen since the turn of the Millennium, as new builds
have outpaced demolitions. The estimated number of dwellings in 2014 was
62,802, representing a 7.8% rise on 2001 when there were 62,321 houses in
North Ayrshire.
103. The estimated number of households has also increased during this period,
from 58,775 in 2001 to 62,802 in 2014. This represents a rise of 4.8%;
however, this is lower than the growth in dwellings and means that an
increasing number of North Ayrshire’s dwellings are not occupied (or not used
as a household’s primary residence).
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Chart 10: Estimated number of dwellings and households in North Ayrshire, 2001-14
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104. North Ayrshire has a significantly higher proportion of vacant and second
homes than the Scottish average.
105. The National Records of Scotland (2014) estimated that 2,394 homes are
vacant (including ordinary ‘churn’ from market turnover, and properties that
have been empty for more than six months which are considered ‘long-term
empty homes’). This represents 4.4% of North Ayrshire’s housing stock and is
more than 50% greater than the Scottish average. The number of second
homes in North Ayrshire is twice that of Scotland as a whole (explained by the
high number of holiday homes on Arran and Cumbrae).
Chart 11: % of vacant and second homes in North Ayrshire and Scotland, 2014
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Source: National Records of Scotland (2014)

106. Around four in ten (39.8%) homes in North Ayrshire are in the Irvine/Kilwinning
sub-housing market area and just under a quarter (24.3%) are in the Three
Towns. The North Coast (17.3%) and Garnock Valley (15.1%) each account
for around a sixth of North Ayrshire’s residential properties. The island of Arran
has 3.4% of North Ayrshire’s total housing stock.
Chart 12: % of houses in North Ayrshire
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107. The size profile of North Ayrshire’s housing stock is broadly similar to that of
Scotland. Across the area as a whole 3.3% of houses are studio/bedsits,
11.7% are 1 bed, 29.3% are 2 bed, 28.5% are 3 bed, and 27.2% have 4 or
more bedrooms.
108. There is, however, a significant difference in the size of housing across North
Ayrshire’s sub-housing market areas. Arran (47.9%) and the North Coast
(37.3%) have significantly higher proportions of homes with 4 or more
bedrooms. The North Coast also has North Ayrshire’s highest proportion of
smaller homes (17% of homes are studio/bedsits or 1 beds compared to the
North Ayrshire average of 15%).
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Chart 13: % of houses by size, North Ayrshire and Scotland
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Chart 14: % of houses by size, North Ayrshire and Scotland
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109. These figures go some way to explaining the disparity in housing types across
North Ayrshire (see Chart 15), as larger houses are more likely to be detached
and smaller properties are more likely to be flats. Arran has a much larger
proportion of detached (61.5%) properties than elsewhere in North Ayrshire,
where just over a fifth (20.9%) of housing stock in the area is detached. At the
other end of the spectrum, the North Coast (42.6%) and Three Towns (32.6%)
have significantly more tenemental properties (including four in a blocks) than
the North Ayrshire average (26.1%).
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Chart 15: Type of housing in North Ayrshire by sub-housing market area
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110. Across North Ayrshire as a whole, 62.2% of homes are in owner-occupation.
However, levels of home-ownership vary significantly between sub-housing
market areas. There is a strong correlation between size, type and tenure.
111. In the North Coast, almost four in five (78.2%) households own their homes
and nearly three quarters (73.9%) of homes on Arran are owned by their
occupier. This compares to around three-fifths of households in the Garnock
Valley (60.8%) and Irvine/Kilwinning (59.3%) and 54.8% in the Three Towns.
112. The level of social rented housing also varies significantly. Less than one in
ten households (9.1%) are social renters in the North Coast and around one in
eight (12.4%) in Arran. This compares with around a third in the other subhousing market areas (31.6% in the Garnock Valley, 32.1% in Irvine/Kilwinning
and 34.1% in the Three Towns).
113. Private renting and other tenures (like tied housing) makes up around 10% of
North Ayrshire’s housing stock but, again, this varies by sub-housing market
area and is higher in Arran (13.8%), the North Coast (12.8%) and the Three
Towns (11%).
114. Chart 16 below shows how housing tenure varies across North Ayrshire’s five
sub-housing market areas.
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Chart 16: Housing tenure by sub-housing market area, North Ayrshire
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115. Chart 16 breaks owner-occupation down into ‘owned outright’ and ‘owned with
a mortgage’. These figures are also shown in Table 8 below.
Table 8: % Tenure by sub-housing market area

Locality

Owned
outright
Arran
52.4%
Garnock Valley
26.9%
Irvine/Kilwinning
22.9%
North Coast
45.1%
Three Towns
23.5%
North Ayrshire
28.5%

Owned with
mortgage
21.5%
33.8%
36.4%
33.2%
31.1%
33.7%

PRS/other
13.8%
7.6%
8.6%
12.8%
11%
9.9%

Social
rented
12.4%
31.6%
32.1%
9.1%
34%
27.9%

Source: 2011 census, cited in North Star Consulting (2016)

116. Levels of outright ownership are much greater in Arran and the North Coast
than elsewhere. 52.4% of housing on Arran is owned outright; this is more
than twice the level of Irvine/Kilwinning (22.9%) and the Three Towns (23.5%)
and almost double the ratio for the Garnock Valley (26.9%). Nearly half
(45.1%) of all homes in the North Coast are owned outright.
117. There appears to be a correlation between wealth and housing tenure and, to
a lesser extent, housing type.
118. Homeownership levels are significantly higher in the more affluent areas of
Arran and the North Coast, localities where incomes are generally higher and
the population is older. More properties in these areas are detached than
elsewhere in North Ayrshire.
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119. Social renting is significantly higher in North Ayrshire’s other localities, which
are generally younger and poorer.
120. Irvine, Kilwinning and the Garnock Valley share a broadly similar profile in
terms of income and housing tenure.
121. North Ayrshire’s most income deprived locality is the Three Towns. This is
also the sub-housing market area with the lowest rate of homeownership and
the highest rate of social renting. The Three Towns also has a higher than
average rate of private renting; this may be caused by its generally poorer
residents being unable to access homeownership.

Housing Market
122. House prices and private sector rents in North Ayrshire are significantly below
the national average. This is detailed in Table 9 below which draws on
recorded house sales by local authority area and private rented sector rents by
Broad Rental Market Area (North, East and South Ayrshire comprises the
‘Ayrshires’ BRMA, one of 18 in Scotland).
Table 9: House prices and PRS rents in North Ayrshire, 2015

Avg. house
price
Avg. monthly
1-bed PRS
rent
Avg. monthly
2-bed PRS
rent

North Ayrshire
£122,840

Scotland
£169,402

% difference
 38%

£363

£480

 32%

£461

£610

 32%

Rank
29/32
LAs
17/18
BRMAs
16/18
BRMAs

Source: Registers of Scotland (2016); Scottish Government (2016c)

123. Nationally, housing market activity has fallen since the financial crisis. Access
to mortgage finance has been restricted, and falling prices mean homeowners
have less (or in some cases, negative) equity to allow them to move on.
124. North Ayrshire has particularly been affected by this phenomenon. The
volume of house sales in the area dropped by more than half (52%) between
2005 and 2015 (Registers of Scotland, 2016). This is the sharpest fall in
Scotland and may be associated with the recent growth of North Ayrshire’s
private rented sector, and the increasing number of long-term empty homes in
the area.
125. Chart 17 below depicts the number of sales by year since 2004 and the
median sale price achieved across North Ayrshire. This shows the growth in
sales and prices between 2004 and 2007, a steep drop in the number of sales
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in 2008 and 2009 and the relatively flat market (in both activity and prices)
since then.
Chart 17: No. of sales and median prices in North Ayrshire, 2004-15
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126. The market peaked at 4,483 sales in 2007 and at a median sale price of
£99,995 in 2008. Recent years have seen the market slowly recover; the
median sale in 2015 rose to £95,000, and there were 2,056 house sales. This
is less than half the market activity of 2007, however, represents a 35% rise
on the period low, of 1,523 sales in 2009.
127. The North Ayrshire trend is broadly replicated in local markets across North
Ayrshire. However, the housing market in some localities and sub-localities
have performed more strongly than others. Charts 18 and 19 below depict the
change in market activity from the pre-crisis peak for both number of sales (in
2007) and median house prices (in 2008) to 2015.
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Chart 18: % change in housing market activity by locality, pre-crisis peak to 2015
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Chart 19: % change in housing market activity by town, pre-crisis peak to 2015
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128. These charts show an approximate correlation between sales activity and
median price sales – prices were generally closer to their pre-crisis peak in
localities and towns with the lowest declines in the number of sales.
129. Chart 19 allows for some intra-locality comparison. The greatest disparity in
performance in the pre-crisis to 2015 period can be found in the North Coast
area. Fairlie, Largs and West Kilbride were the least affected towns in North
Ayrshire in terms of the number of sales (and among the best performing in
terms of prices). In contrast, Cumbrae and Skelmorlie recorded the largest fall
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in median house prices in North Ayrshire (and had a lower level of market
activity than elsewhere in the locality).
130. One area of strength in North Ayrshire is the affordability of housing, in both
absolute and relative terms. As shown above, property prices and PRS rents
lag the Scottish average.
131. In relative terms, housing in North Ayrshire is also more affordable than in
other areas. Comparing average house prices in 2015 (£122,840) with the
most recent (April 2016) figure for average household income (£29,530) we
find that average house prices are 4.16 times average local incomes. This is
less than the Scottish average house price: average household income ratio,
of 4.86. It is also less than the UK-wide ratio; Halifax (2016) estimate that
average prices are 5.63 times average incomes.
132. In North Ayrshire the median house price: median household income ratio is
4.26 (house price £95,000; income £22,303). No current Scotland or UK-wide
data is available for comparison although it is likely that North Ayrshire fares
better on this affordability indicator too.
Table 10: Comparative house prices: income ratios

2015
Average prices: incomes
Median prices: incomes

North Ayrshire
4.15
4.26

Scotland
4.86
n/a

UK
5.63
n/a

Source: Registers of Scotland (2016), Nomis (2016); Halifax (2016)

133. Calculating price: income ratios on a locality basis is more difficult. Raw data
from propvals.co.uk has been analysed to find the median house prices in
each locality, which is shown in Chart 20 below.
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Chart 20: Median house prices by North Ayrshire locality, 2015

Median house price in 2015 by locality
200000
180000
160000
140000
120000
100000
80000
60000
40000
20000
0

180000

117750
90000

95000
81000

72000

Median house price
Arran

Garnock Valley

Irvine

Kilwinning

North Coast

Three Towns

Source: Derived from propvals.co.uk

134. Reliable, up to date information on household incomes at a locality basis is,
however, more difficult to obtain. The last publicly available information is from
2012 and is published in North Ayrshire Council's (2014) series of Areas of
Family Resilience reports on each of the area’s localities. More recent
information (derived from CACI Paycheck, source: North Ayrshire Community
Planning Partnership) is only available on a datazone and Council ward basis;
this does not allow for any direct and easy comparison, except in Kilwinning,
where the Council ward and locality is the same.
135. In Kilwinning we find that median house price (£95,000) is 4.16 times the
median household income (£22,806), meaning that, on this indicator,
properties in Kilwinning are slightly more affordable for local residents than in
North Ayrshire as a whole.
136. From the available information, it appears that property prices: incomes across
North Ayrshire’s mainland localities are generally affordable. In the North
Coast, where median property prices are higher, median incomes are higher
too (in 2012 median income was £36,241 – using this figure would give a
price: income ratio of 3.25).
137. One area of particular concern in terms of housing affordability is Arran. The
median house price in 2015 was £180,000, by far the highest of any of North
Ayrshire’s localities.
138. Arran does, however, rank relatively highly on the Scottish Index of Multiple
Deprivation. Incomes on the island are growing and are higher than the North
Ayrshire average, and there is little income inequality across the island’s
seven neighbourhoods.
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139. Median house prices are available on an island-wide basis. Median household
income data is available only on a datazone basis. Table 11 below compares
the median house price across the island in 2015 with the median household
income in each datazone as at April 2016. This allows for an approximate
comparison of house prices to incomes and finds a price: income ratio of
between 5.6 and 7.7 across Arran’s neighbourhoods.
Table 11: Median house price, income and price: income ratios in Arran’s neighbourhoods

Datazone
S01011171
S01011172
S01011173
S01011174
S01011175
S01011176
S01011177

house price
£180,000
£180,000
£180,000
£180,000
£180,000
£180,000
£180,000

income
£29,532
£27,686
£32,208
£30,744
£23,186
£30,606
£28,854

price: income ratio
6.1
6.5
5.6
5.9
7.7
5.9
6.2

Source: propvals.co.uk (2016); CACI Paycheck (2016)

140. This suggests that housing on Arran is less affordable for existing local
residents than elsewhere in North Ayrshire. Second homes account for around
a quarter of housing stock on Arran; this may artificially boost demand while
supply is constrained as developers are less willing to incur the additional
costs of building on the island.
141. This analysis suggests that, with the exception of Arran, market housing is
relatively affordable in North Ayrshire, when compared to national trends. In
the Arran and North Coast localities, low-income households will, however,
find it difficult to access market housing (and will spend a higher proportion of
their income on their housing costs). This is exacerbated by the lack of social
housing in these areas.

Social Rented Sector
142. North Ayrshire has a larger social rented sector than the Scottish average,
with social homes making up 27.9% of all occupied housing stock compared to
24.3% nationally (Census 2011, cited in North Star Consulting (2016)).
143. A large minority (45%) of North Ayrshire's housing stock are two bedroom
properties. This is followed by three beds (28%) and one beds (22%). One in
four properties are four beds or larger (4%), and around 1% are studios or
bedsits.
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Chart 21: No and % of social homes in North Ayrshire by size
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144. Social rents in North Ayrshire vary by landlord and size of property, ranging
from an average of £55.20 per week for a studio or bedsit property from
ANCHO to £93.37 for a four bedroom property rented from Cunninghame
Housing Association (CHA). Charts 22 and 23 below show this variation.
Chart 22: Social rents in North Ayrshire, 2015/16
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Chart 23: Average rent by property size and landlord

Average rent by size and landlord
£100
£90
£80
£70
£60
£50
£40
Studio/bedsit
ANCHO

1 bed

2 bed

CHA

3 bed

IHA

NAC

4 bed
All social

Source: Scottish Housing Regulator (2016)

145. These charts show that North Ayrshire Council (NAC) rents are in the main
lower than those of the other social landlords in the area. Council rents are
very flat – i.e. there is little variation between average rents, regardless of
property size.
146. While social rents do vary by landlord, they are however significantly below
market rent levels (or sub-market levels, like the Local Housing Allowance),
particularly for larger properties.
Chart 24: Average social rent and LHA rates in North Ayrshire by property size
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147. See Appendix One: Social House Condition for further information on the
condition of homes in North Ayrshire’s social rented sector, including
compliance with the Scottish Housing Quality Standards and the Energy
Efficiency Standard for Social Housing.

Summary
148. This demographic and housing profile of North Ayrshire highlights a number of
housing challenges for the Council and its partners.
149. North Ayrshire has a rapidly ageing and relatively deprived and unhealthy
population. There are however significant variations in housing, health and
wealth outcomes across and between North Ayrshire’s localities.
150. This means that individual localities and neighbourhoods have different
characteristics and housing needs; this may necessitate a different housing
response at a locality and sub-locality level.
151. There is a significantly higher proportion of social housing in multiply deprived
areas. In these areas, the Council and North Ayrshire's social landlords may
more easily respond to the housing needs of residents. However, this will
place an additional burden on public resources.
152. In North Ayrshire's more affluent areas, homeownership predominates, and life
expectancy is at its highest. Larger homes are the norm, and property prices
are higher.
153. In these areas, there is a further challenge in meeting the housing needs and
aspirations of younger and lower-income households who may be priced out
of the market (and find the supply of family homes constrained as older people
live longer).
154. Arran is, to some extent, an exception to the North Ayrshire norm. The island
and each of its neighbourhoods share a broadly similar demographic and
housing profile, which is distinct from the North Ayrshire mainland. Arran has a
generally older and wealthier population, who live predominantly in expensive,
private and detached or semi-detached dwellings, many of which are in
remote areas.
155. Ensuring Arran’s housing stock meets the needs of its existing residents as
they age, and that suitable, affordable housing options are available to sustain
the working population and island economy will be a significant challenge.
156. Housing has a significant role to play in responding to these area-wide and
localised demographic challenges. The housing response must seek to ensure
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that properties of the right size, type and tenure are available in the right
locations.
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Housing Supply
Introduction and Background
157. Ensuring an adequate supply of housing is crucial to meeting the housing
needs of North Ayrshire’s residents, now and in the future.
158. Research also recognises the positive wider impact that housebuilding has for
local economies. This is particularly the case for affordable housing, which
also reduces inequality and increases residents’ disposable income (see
Shelter Scotland, 2015).
159. Chapter 2 provided a demographic and housing profile of North Ayrshire and
outlined the future challenges the Council may face in ensuring that residents
are adequately housed.
160. This chapter considers how the Council will meet current and future needs,
demand and aspiration for housing in North Ayrshire. This includes setting a
Housing Supply Target.
161. In 2011, the Scottish Government set local authorities, registered social
landlords and other housing providers a target of developing 30,000 affordable
homes by the end of its five-year term in 2016.
162. This ambition was supported by the Affordable Housing Supply Programme
(AHSP) which distributed government grants for every completed home. This
target was met and exceeded, with 33,490 homes completed by April 2016.
163. A new parliament was formed in 2016 and has since set a target of 50,000
affordable homes by the end of the 2016-2021 Scottish Parliament. The
Scottish Government expects 35,000 of these homes to be for social rent, with
the remainder for low-cost homeownership, mid-market rent and other
alternative forms of affordable housing.
Table 12: Affordable housing completions 2011-16 and projected completions 2016-21
(North Ayrshire and Scotland)

Affordable Housing
development
Completions 2011-16
Projected completions,
2016-21

North Ayrshire

Scotland

629
927

33,490
50,000

Source: North Ayrshire Council (2016); Scottish Government (2016d; 2016e)
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164. To enable affordable housing development, grant levels have been increased
for both local authorities and registered social landlords. Grant levels are
shown in Table 13 below. Further information on energy efficiency and
greener home standards is provided in Chapter 4.

Table 13: Affordable housing completions 2011-16 and projected completions 2016-21
(North Ayrshire and Scotland)

Landlords
Council housing
Housing associations
HAs for mid-market
rent

Standard grant
£57,000
£70,000
£44,000

Greener home grant
£59,000
£72,000
£46,000
Source: Scottish Government (2016f)

Social house building 2011-16
165. The Council and its RSL partners went some way to meeting this objective
during the lifetime of the previous LHS.
166. 629 social homes were built during the 2011-16 period. This included the
completion of Cunninghame Housing Association’s (CHA) regeneration of the
Vineburgh area of Irvine and the first social homes to be built on Cumbrae in a
generation, at St. Beya Gardens in Millport. Both of these developments have
been recognised nationally, winning prestigious awards for both their quality
and their positive impact on the lives of tenants and residents.
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167. Table 14 details all of the developments completed in the period 2011-16.
Table 14: Social rented housing completions in North Ayrshire, 2011-16

Year
2011
2011
2012
2012
2012
2013
2013
2013
2013
2014
2014
2014
2015
2015
2015
2015
2015
2015
2016
2016

Development
Corrie Quarry, Arran
Canal Street, Saltcoats
Vineburgh Phase 2
Winton Avenue, Kilwinning
Seaton Terrace, Irvine
St Beya Gardens, Cumbrae
Vineburgh Phase 3
Flatt Road, Largs
Harley Place, Saltcoats
Redstone Wynd, Kilwinning
Benlister South, Arran
Jetty Road, Fairlie
Pennyburn, Kilwinning
Vineburgh Phase 4
Stevenston Institute, Largs
Dickson Drive, Irvine
Vennel Gardens, Irvine
John Galt, Irvine
Montgomery Court, Kilbirnie
Waterside Street, Largs

Developer
Isle of Arran Homes
Cunninghame HA
Cunninghame HA
North Ayrshire Council
North Ayrshire Council
North Ayrshire Council
Cunninghame HA
Cunninghame HA
North Ayrshire Council
North Ayrshire Council
Isle of Arran Homes
Cunninghame HA
Irvine HA
Cunninghame HA
North Ayrshire Council
North Ayrshire Council
North Ayrshire Council
North Ayrshire Council
North Ayrshire Council
Cunninghame HA
Total

No. of homes
24
40
94
40
3
12
63
26
3
46
56
13
22
48
11
8
16
80
12
12
629

Source: North Ayrshire Council Affordable Housing team

168. In recognition of the growing need for wheelchair accessible housing, the
2011-16 LHS set a target that 3% of all new social homes should be fully
compliant with wheelchair accessible housing design guidance. This target
was met and exceeded, with 25 (4%) completed properties meeting this
standard.
169. This increase in social housebuilding is in contrast with a marked decline in
speculative private sector housebuilding, following the global financial crisis.
From a pre-crisis peak of 579 completions in 2007/8, private developers now
build around 150 new homes in North Ayrshire each year. In 2014/15 new
build completions in the social rented sector surpassed that of the private
sector.
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Chart 25: North Ayrshire new build completions by tenure, 1996-7 to 2014-15.

Completions by tenure, 1997 to 2015
800
700
600
500
400
300
200
100
0

Private

Social

Total

Source: Scottish Government (2016c)

170. This trend may continue. North Ayrshire Council and its RSL partners have
ambitious plans to build an increased number of socially rented properties in
the coming years, as set out in the Council’s Strategic Housing Investment
Plan (SHIP) (detailed below).
171. Completions by private sector developers are however also expected to
increase in the coming years.
172. The Council’s Housing Land Audit highlights all potential development sites in
North Ayrshire and forecasts private sector housing development for the
period 2016-23. The Council is in discussions with industry body ‘Homes for
Scotland’ to agree on the figures set out in the draft Audit.
173. Planning Services estimates that North Ayrshire has the land capacity to could
be delivered in the next five years.
174. This reflects the Council’s positive outlook and aspirations to grow North
Ayrshire and deliver new homes across all tenures. Table 15 below details
Planning Services’ forecast:
Table 15: Forecast private sector developments in North Ayrshire by year

Year
2016-17
2017-18
2018-19
2019-20
2020-21
Total

Private homes
156
248
407
488
413
1712

Social homes
93
159
209
218
283
962

Total
249
407
616
706
696
2674

Source: North Ayrshire Council Planning Services
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Strategic Housing Investment Plan
175. To enable the delivery of the national priority to increase the supply of
affordable homes, local authorities must produce a Strategic Housing
Investment Plan once every two years. SHIPs set out councils’ housing
investment priorities for the next five years and inform the Scottish
Government’s distribution of resources.
176. In order to facilitate affordable housebuilding, the Scottish Government has
informed local authorities of the minimum resources that they will be provided
with for the three years from 2016/17. It intends to give a five-year
commitment following the forthcoming Spending Review, taking in the period
up until the end of the Parliament (and the lifetime of authorities' SHIPs,
though these are updated biennially).
177. North Ayrshire Council has been allocated a minimum of £16,391,000 grant for
affordable housing for the period 2016/17-2018/19.
178. The North Ayrshire Strategic Housing Investment Plan is informed by analyses
of housing need and demand. This ensures that housing subsidy is targeted at
the areas of greatest need and that housing of the right size and type is
delivered in the right locations. This will deliver maximum value for public
money and links to wider priorities, including the preventative spend agenda.
179. The North Ayrshire SHIP for 2017-22 sets an investment priority of more than
1000 new social houses in North Ayrshire during this period. This comprises
new build properties and 50 ‘off the shelf’ purchases and will see social
housing development throughout each of North Ayrshire’s localities.
180. The Plan also includes the rehabilitation of sheltered housing units at
complexes in Irvine and Kilwinning.
181. The SHIP does not prioritise other forms of affordable housing like mid-market
and shared equity. These alternative tenures and their current and potential
roles in North Ayrshire are considered later in this chapter.

Housing Need, Demand and Aspiration
182. North Ayrshire Council commissioned North Star Consulting (2016) to carry
out an independent Housing Need and Demand Assessment (HNDA). This
assessment estimated demand for housing in North Ayrshire between 2016
and 2020.
183. A Housing Market Partnership was set up to support the development of the
HNDA. Partners included Cunninghame and Irvine Housing Associations,
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private developers, the Scottish Government, the North Ayrshire Health and
Social Care Partnership and the Council’s planning, housing and regeneration
services.
184. The HNDA used two different methods of modelling demand, based on the
Centre for Housing Market Analysis’s estimate of backlog need, the other
based on amended figures from the Council. (Table 16).
Table 16: Estimated housing demand in North Ayrshire, 2016-20

Tenure

Demand modelled on
CHMA assessment on
backlog need

Social rented
Mid-market
rent
Owneroccupation
Private rent

37-77 units
12-14 units

Demand modelled on
CHMA assessment of
backlog need amended by
NAC uplift
64 units
33 units

28-30 units

72 units

15-17 units

39 units
Source: North Star Consulting (2016)

185. Social housing waiting lists also indicate demand for affordable housing.
People who wish to access social rented housing in North Ayrshire must
register with the North Ayrshire Housing Register. This is a Common Housing
Register and administers the allocation of more than 95% of social rented
housing in North Ayrshire, including homes owned and managed by ANCHO,
Cunninghame Housing Association, Irvine Housing Association and North
Ayrshire Council.
186. As at 29 July 2016, there were 4,748 applicants on the North Ayrshire Housing
Register. Table 17 provides a breakdown of demand by the seven applicant
groups.
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Table 17: North Ayrshire Housing Register applicant groups, as at 11 August 2016

Applicant
Group
1

Group includes

People who have been assessed by the Council as
homeless.
2
People who have strategic housing needs.
These are caused by the actions of one of the
NAHR landlords or another public agency – for
example, people living in houses that are going to
be demolished or people living in long-term
hospital care.
3
People who are overcrowded in their current
accommodation.
4
People who live in unsatisfactory housing. This
includes people who need to move to accessible
housing because their health or disability means
their current home does not meet their needs. It
also includes people who are living in below
tolerable standard properties.
5
Transfer applicants who are existing tenants of
one of the NAHR landlords.
6
People who are not in Groups 1-5 but who reside
in (or meet other qualifying criteria, like work in or
care for a relative in) North Ayrshire and have a
general need. This includes people with no
recognised housing need and those living in
private sector accommodation which is being
brought to an end (by eviction or repossession).
7
People who have relocation needs and do not
meet the qualifying criteria.
Total number of applicants

Number of
applicants
201
16

587
813

807
2048

276
4,748

Source: derived from North Ayrshire Housing Register

187. Chart 26 compares population and NAHR demand (from within North Ayrshire)
by locality.
188. Demand for social rented housing on Arran and in the North Coast is around
half what may be expected if applications were proportionate to population.
189. This contrasts with Irvine (where housing register demand is more than a
quarter greater than its share of the population) and the Three Towns (where
demand is almost a fifth more than its population share).
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Chart 26: Population and NAHR demand by sub-housing market area, as at 11 August 2016
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190. This disproportionate spread of demand for social rented housing is likely to
be caused by a number of factors, including:




Cultural factors, which inform aspiration – e.g. in areas where private
housing predominates, social housing may be seen as an inferior
option.
Current housing circumstances – fewer residents may be in housing
need in areas with higher levels of homeownership.
The availability of social rented housing (and alternative housing
options) in the local area.

191. There is a general trend towards of increased NAHR demand in localities
where there are higher levels of deprivation.
192. This is not reflected in the Garnock Valley, though this may be partially
explained by house prices in the respective areas. Median house prices in the
Garnock Valley (£72,000) are 20% less than in Irvine (£90,000).
Homeownership may, therefore, be a more accessible and realistic housing
option for low-income households in the Garnock Valley and Three Towns
than their counterparts in Irvine or Kilwinning.
193. Almost two-thirds of applicants on the North Ayrshire Housing Register are
single persons (51.1%) or couples with no dependents (13.5%) and, according
to the NAHR application policy are eligible for one and two bedroom
properties.
194. This applicant profile is broadly similar across North Ayrshire localities.
However, there are some variations. The North Coast and Arran have a higher
proportion of single persons and couples when compared to North Ayrshire’s
other localities.
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Chart 27: NAHR demand by applicant household type and locality, as at 11 August 2016
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195. This reflects the older demographic in these areas. One may also expect that
accessible housing need on Arran and in the North Coast would be higher due
to the older population in these areas. This is however only partially borne out
by analysis of North Ayrshire Housing Register demand.
196. More than a quarter (26.5%) of social housing applicants in the North Coast
have been found (by specialist occupational therapists) to have an accessible
housing need. This is significantly more than the North Ayrshire average
(18.5%).
Chart 28: NAHR demand by applicant household type and locality, as at 11 August 2016
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197. In contrast, less than one in ten (8.8%) of applicants from Arran have an
assessed accessible housing need, despite the area’s broadly similar
demographic profile.
198. This may be partially explained by the different stock profile in these areas
(more large, detached homes on Arran and smaller, tenemental properties in
the North Coast). It could also be due to higher housing costs on Arran which
mean a higher proportion of younger people are seeking affordable housing
(may be delaying starting a family due to their housing insecurity). Further
work will be required to understand these trends.
199. The Council will seek to better understand the housing needs, demands and
aspirations of residents across its localities and will, during the lifetime of the
North Ayrshire Local Housing Strategy 2017-22, develop a separate housing
profile and action plan for each locality. These documents will highlight the key
housing issues and trends across North Ayrshire and develop a local plan for
improving the quality and supply of housing in each area.

Housing Supply Target
200. The Scottish Government envisions a housing system that provides an
affordable home for all. A national target of 50,000 new affordable homes by
the end of the 2016-2021 Scottish Parliament has been set; 35,000 homes will
be for social rent, the remainder low-cost homeownership, mid-market rent
and other alternative forms of affordable housing. Table 18 below illustrates
housing need in North Ayrshire over the period of 2016 – 2020.
Table 18: Housing Needs Estimates Derived From Sub Housing Market Area For The
Period 2016 - 2020

Sub Housing
Market Area
Arran
Garnock
Valley
Irvine/
Kilwinning
North Coast
Three Towns

Social
Rent

MidMarket

Private

Owner
Total
occupation

35
115

5
25

15
20

10
60

65
220

335

65

65

145

610

150
230

25
45

50
35

60
90

285
400

Source: North Star Consulting (2016)

201. As discussed later in this chapter, on page 55, there is no mid-market in North
Ayrshire; therefore, the mid-market figures have been added to the Social
Rent figure to establish a social rented target. Likewise, additional units of
private rented properties would have to be built before they could be rented.
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Therefore, these figures have been added to the owner occupation figure, to
establish an overall private development target.
202. The figures from the Housing Need and Demand Assessment have informed
the North Ayrshire housing supply targets for 2017-2022 (Table 19).
Table 19: Housing Supply Targets for North Ayrshire: 2016 - 2021

Sub Housing Market Area
Arran
Garnock Valley
Irvine/ Kilwinning
North Coast
Three Towns

Social Rent
40
140
400
175
275

Private Development
25
80
210
110
125

Source: North Ayrshire Council Housing and Planning Services

203. Scottish Planning Policy (2014) states that development plans must reflect the
housing supply targets set out in the Local Housing Strategy, in order to guide
the delivery of new land for the full period of the Plan. However, the housing
supply target set out in Error! Reference source not found. only informs the
first three years of the Council’s forthcoming ‘Local Development Plan 20192029’ (i.e. 2019 to 2022).
204. The Housing Need and Demand Assessment considers need and demand
across all tenures and sub housing market areas for the period 2021-2025, but
provides a shortfall estimate of zero. The Assessment does not consider any
further into the future. Therefore, for the period between 2021 and 2029, there
is no quantified need and demand for new market or affordable units within
any sub-market area.
205. A review of North Ayrshire’s historic annual new build completion rates finds
that an average of 418 new houses were built in North Ayrshire during the 20
year period 1996 to 2016. This period covers a buoyant housing market with
strong economic conditions, when new build development peaked at 708 units
in 2007/2008. It also takes into account the post-recession completion rates,
which averaged 288 new homes per annum. The North Ayrshire Housing Land
Audit 2015/2016 makes provision for an average 406 units per annum until
2019.
206. The Housing Need and Demand Assessment is based on national population
and household projections that show an ongoing de-population of North
Ayrshire from 2023 onwards. From past trends and anticipated housing
completions there is little evidence that need and demand for new housing in
the area will cease. Furthermore, the Council has an ambition of growing the
local population, and is working pro-actively to realise this goal.
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207. Considering this, the Main Issues Report for the forthcoming Local
Development Plan will explore options for supporting and stimulating housing
development, to meet future needs. Meanwhile, the Housing Supply target for
the period 2022-2029 has been established by considering a range of
evidence-based indicators illustrated in table 20.
Table 20: Housing Supply Target Range 2022 - 2029

Scenario
Low: Lowest level of annual completions
1996 – 2016
Meduim: Homes for Scotland’s expected
rate of annual delivery 2019 – 2023
High: Average level of annual completions
1996 - 2016

Additional Unit Per Annum
242
375
418

Source: Historic Completion Rates For New Build in North Ayrshire, NAC and Anticipated
Completion Rates, Homes For Scotland, 2016)

Local Development Plan
208. The Local Housing Strategy and the Local Development Plan are closely
aligned. Both rely on the findings of the Housing Needs and Demand
Assessment to establish a robust evidence base.
209. The Local Development Plan guides development and investment decisions in
North Ayrshire by outlining general proposals for planning policies. The plan
identifies where development should and should not be carried out, designates
land for new homes, community facilities and other land uses, while also
protecting places of value to people and wildlife. The plan ensures that an
adequate supply of land in the right areas will be available to support the aims
of this strategy.
210. The North Ayrshire LDP was published in 2014 and covers a period of ten
years. It is reviewed and renewed every five years. As part of the strategic
planning process, the Council must consult with residents and compile a ‘Main
Issues Report’ (MIR). MIRs set out general proposals for planning policies and
identify where development should and should not be carried out.
211. Planning Services are currently developing the MIR and confirm that it will
identify enough land to meet the affordable housing priorities set out in the
SHIP, and plentiful land for private sector development at current levels.
212. Separate Affordable Housing Policies for Arran and the North Ayrshire
mainland have been published in support of the LDP.
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Right to Buy
213. The Right to Buy was introduced in October 1980 and gave Council house
tenants the right to buy their rented home at a discount (based on the type of
property and length of tenure).
214. This led to a significant reduction in social rented housing stock throughout
North Ayrshire, Scotland and Britain.
215. In North Ayrshire, there had been 11,753 Right to Buy sales by the end of
2015/16. This represents 47% of the pre-1980 stock figure of 24,759.
216. The Right to Buy in Scotland was amended by Housing Acts in 1987, 2001
and 2010. In the main this restricted eligibility (i.e. limited the number of
tenants who had the Right to Buy) and reduced discounts.
217. The Housing (Scotland) Act 2001 gave Councils the right to request that
Scottish Ministers designate high-demand areas as ‘pressured areas’, which
suspended the Right to Buy.
218. North Ayrshire Council successfully requested that 11 areas were designated
as pressured areas in 2008. This designation was extended in 2013. Since the
adoption of pressured areas, there has been a significant decline in Right to
Buy sales, as Chart 29 below highlights.
Chart 29: Right to Buy sales in North Ayrshire 2000-01 to 2014-15
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219. The Housing (Scotland) Act 2014 legislated for the abolition of the Right to
Buy, which ceased on 1 August 2016. The legislation entitled all eligible
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Council tenants (including those in pressured areas) with a final opportunity to
exercise their Right to Buy.
220. North Ayrshire Council Legal Services advise that a further 70 homes were
sold in 2015/16 and that 30 had been sold in the first four months of financial
year 2016/17, with 24 expected to complete by the end of October 2016. An
additional 63 offers had been made to tenants, and 160 expressions of interest
received.
Table 21: Right to Buy in North Ayrshire 15/16-

Type
15/16 sales
16/17 sales by 5 Aug
Expected sales by 31 Oct
Offers made
Interest noted

Number
70
30
24
63
160

source: North Ayrshire Council Legal Services

221. Legal Services advise that, in a typical year, around half of all offers made to
tenants will be accepted and proceed to sale. This may increase in 2016/17
due to the abolition of the Right to Buy. Council house sales in 2016/17 are
therefore likely to exceed 150 homes.

Custom and Self Build Housing
222. The National Custom and Self Build Association defines self-build housing as
when individuals or groups ‘physically build the home on their own with or
without the help of sub-contractors’ and custom build housing as when
individuals or groups ‘commission the construction of their home from a
builder, contractor or package company’ (National Custom and Self Build
Association, 2016). The Association uses the umbrella term ‘private
homebuilding’ to describe all forms of self and custom build housing.
223. Local authority-sponsored private homebuilding schemes elsewhere in the UK
show that the sector can deliver affordable and market housing and provide a
variety of house types and tenures (see www.customandselfbuildtoolkit.org.uk)
224. National research suggests that more than half of Britons would consider
building their own home (see Wilson, 2015). Despite this, only 9,400 homes
were completed by self and custom builders in the UK in 2014/15 (National
Custom and Self Build Association, 2016). Access to finance and the
availability of land, planning restrictions and a lack of knowledge are all
thought to be significant barriers for aspiring self and custom builders
developing their own home (Wilson, 2015).
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225. In the five years between April 2011 and April 2016, there were 199 approved
planning applications (including renewals) from individuals or couples seeking
to build a new home or convert buildings for residential use in North Ayrshire.
226. Around three quarters (149, or 74.9%) of these applications were for the
erection of new build properties. The remainder were for conversions of
existing buildings (22, or 11.1%) or conversions with an element of new build,
for example converting an existing building and erecting an extension (28, or
14%).
227. Data obtained from Building Standards in September 2016 suggests that 54 of
these applicants have since built homes (that is, a completion certificate has
been issued, considered and refused or is pending). This includes two
applications for two homes meaning that 56 homes have been delivered by
the sector, from planning applications made between April 2011 and 2016.
228. Chart 30 below shows the number of applications and completions by type
and by locality.
Chart 30: Share of Custom and Self Build applications and completions by type and locality
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229. Self and custom building is at its highest in Arran, the Garnock Valley and the
North Coast. Approximately two in five applications (40.2%) and a slightly
higher proportion of completions (42.6%) were for properties on Arran, almost
a fifth of applications and completions (18.6% and 18.5% respectively) in the
Garnock Valley and nearly a quarter of applications for houses on the North
Coast (23.1%, although just 14.8% was completed).
230. Across North Ayrshire, only around one in four approved planning applications
have led to completed homes. Some applications may be speculative, with the
landowner seeking permission to increase the value of the plot and a number
may be completed in future. However, these figures do suggest that there is
unrealised demand for private homebuilding.
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231. Local authorities in England now have a statutory obligation to maintain a
register of interest in self and custom building. There is no such obligation in
Scotland, and the Council does not collect this information.
232. Specialist mortgage broker Buildstore does, however, report that 151 people
who subscribe to their Plotfinder service are seeking plots in North Ayrshire
(Buildstore, 2016). This is significantly in excess of Inverclyde (78) and West
Dunbartonshire (112), authorities which share a similar demographic profile.
233. The available data suggests that there is unmet and unrealised demand for
self and custom building in North Ayrshire.
234. Further work will, however, be required to consider the extent of this demand
and the role that custom and self-building may have in meeting the needs and
aspirations of current and future North Ayrshire residents.
235. See Appendix Two: Custom and Self Build Housing for a good practice review
and further consideration of self and custom build housing’s current and
potential role in housing supply in North Ayrshire.

Private Rented Sector
236. The private rented sector in North Ayrshire has grown rapidly over the past
decade or so. Council Tax data suggests that the number of North Ayrshire
households living in the private rented sector more than doubled in the decade
from 2006/7 to 2015/16, from 3915 to 8581 households. In relative terms, this
is a rise from 6.3% of households to 12.7%.
Chart 31: Growth of the private rented sector in North Ayrshire
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237. At the same time, the proportion of housing in owner-occupation has declined,
from 64.5% in 2005/6 to 59.9% in 2015/16. Chart 29 below illustrates the
changing profile of North Ayrshire’s private housing stock and highlights the
increased importance that the private rented sector has in meeting housing
need in North Ayrshire.
238. The growth in the private rented sector is not thought to have directly
produced much in the way of additional houses (that is, few if any new build
homes have been bought to rent). However, some buyers of new build
properties may have rented their former homes out. No data is available to
confirm this.
239. This reflects national trends; the private rented sector has more than doubled
in Scotland in the first decade of the 21st century and is now increasingly
housing low-income families who would ordinarily have entered social rented
housing or owner-occupation (Scottish Government, 2012b). Recognising this,
the Scottish Government (2013) published A Place to Stay, A Place to Call
Home, its instructively titled strategy for making the sector a sustainable
housing option for individuals and families. This vision is supported by recent
legislation which seeks to provide more security for renters.
Chart 32: Proportion of private housing by tenure, 2006/7 and 2015/16
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240. In recognition of the growing importance of the private rented sector, the
Council established a dedicated Private Sector Housing Team and forged
links with private landlords (including delivering two Landlord Forums each
year). It has also developed a strategy for improving the condition of private
sector (including rented) properties. For further information on these
developments, see Local Housing Strategy: Private Sector Housing.
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241. Anecdotal evidence suggests that the private rented sector has grown in
response to the financial crisis, which depressed both the market for sale in
North Ayrshire and limited residents’ access to mortgage finance. This had the
effect of reducing demand and consequently the price that sellers could
achieve. Many would be sellers instead became private landlords, often
renting to aspiring buyers who had been priced out of the market (and who
may have been unable to access social housing). At the same time, lower
purchase prices, record-low interest rates and increased demand made
private renting an attractive investment. These were fertile conditions for
growth.
242. The sector and the increasing role it has played in meeting housing need may
now be under challenge. A new and less generous tax regime for private
landlords (making all rental income, not just profits, taxable) is being phased in
between 2016 and 2020, and buy-to-let purchases are now subject to an
additional 3% Land and Buildings Transaction Tax surcharge. A 10% wear
and tear tax allowance has also been removed. At the same time, the Bank of
England has issued guidance to lenders recommending that they tighten their
lending criteria; this is likely to constrain access to finance and, consequently,
investment.
243. Kath Scanlon and her colleagues (2016) at the London School of Economics’
analysis of the impact that these policy measures will have on the UK private
rented sector found that:





Labour and housing market conditions make it unlikely that levels of
owner-occupation will recover to previous levels.
Households’ reliance on the sector to meet their housing needs will
increase.
The new tax regime will, however, damage returns and create
disincentives to investment.
Policy favours institutional investors, who are sheltered from some of
these changes, however, ‘amateur landlords' will continue to house the
vast majority of private sector tenants.

244. This research forecasts that the growth in private rented sector housing supply
will slow and will be outstripped by demand. Increased demand and higher
taxation will lead to increased rents, where market conditions allow.
245. As detailed in Chapter 2, private rents in North Ayrshire are among the lowest
in Scotland. The local private rented sector is largely thought to house benefits
claimants and other low-income households who are unlikely to be able to
sustain higher rents. Rents are to a large extent constrained by the level of
Local Housing Allowance; landlords may therefore only have limited ability to
pass on any increased costs.
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246. No substantive research has as yet been carried out on the likely impact of
these changes on the local private rented sector. However, these reforms may
lead to reduced investment in North Ayrshire's private rented sector. Local
conditions mean it is also unlikely that institutional investors will consider
entering the rental market in North Ayrshire. This analysis suggests that the
growth in North Ayrshire’s private rented sector may slow or even reverse.

Mid-market rent
247. In recent years, a range of affordable housing models have been developed in
response to changing aspirations, increased housing costs and shrinking
levels of grant and political support for social rented housing. These include
mid-market rent and shared equity
248. Mid-market is a form of affordable, private renting where properties are let at a
sub-market rent. The Scottish Government supports Registered Social
Landlords to deliver mid-market rent through grant funding, where a need has
been identified through a local authority’s Strategic Housing Investment Plan.
Grants for mid-market rent are capped at a maximum of £45,000.
249. In recent years the National Housing Trust Initiative, a new mid-market rent
model has been developed by the Scottish Futures Trust, an independent
company established by the Scottish Government to drive infrastructure
investment.
250. The National Housing Trust Initiative is designed to increase the supply of
affordable homes in area where they are most needed. Under the Initiative,
developers are appointed to build a specified number of affordable homes on
land they already own. Once built, the developer, the local authority and the
Scottish Futures Trust set up a partnership company which buys the homes
and lets them to tenants at an affordable, mid-market rent for a period of
between five and ten years, after which the homes are sold.
251. This model has thus far proved popular in higher-demand areas of central and
northern Scotland, with more than 1,200 homes delivered.
252. The Trust has developed a National Housing Trust (Council Variant) model
which gives the participating local authority further flexibility and control of
developments in their area. A partnership is formed between the Council and
the Scottish Futures Trust (in the form of a Limited Liability Partnership) which
can acquire new build and second-hand homes to be rented at a mid-market
rent for between five and ten years. Thereafter, the local authority determines
what happens to the homes.
253. The National Housing Trust model is not supported by the grant, but the
Scottish Government provides a revenue guarantee, giving participating
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developers and local authorities the confidence that they can service
borrowing (from the market or the Public Works Loan Board) for the duration
of the tenancy.
254. Mid-market and intermediate rent is not thought to be viable in North Ayrshire
where private sector rents and capital values are relatively low. Chart 33 below
shows the difference between Council and other social landlords’ rents and
Local Housing Allowance for private rented properties.
Chart 33: average North Ayrshire social rent and Local Housing Allowance by property size
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255. Chart 33 shows a difference in costs for renters (ranging from 9% between
private and housing association rents for one bedroom properties to 134%
between private and Council four bed homes). Whilst this is significant for the
household budgets of renters, it is unlikely to be sufficient to create an
intermediate rent product, particularly for smaller homes which are in greater
demand.
256. The greatest difference between social and private rents is in larger properties.
Households who can afford to meet private rents at Local Housing Allowance
or above (with no Housing Benefit subsidy) may, in many areas, be able to
sustain homeownership (see para 134 above for average house prices).
257. Using the standard formula developed by the Centre for Housing Market
Analysis, North Ayrshire’s Housing Need and Demand Assessment estimates
that there is demand for between 12 and 14 units of mid-market housing each
year across the whole of the Council area. Even if this demand was realised it
would not provide sufficient scale to make any mid-market rent programme
(either subsidised by grant funding or supported by the National Housing
Trust) viable.
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Shared equity
258. Shared equity allows prospective homeowners to buy a property when they
cannot afford to pay the full price for the property. Typically purchasers would
buy 60-90% of the property and the builder, government or another party holds
the remainder of the equity in the property.
259. In Scotland, the Scottish Government currently has three shared equity
schemes in operation.
260. The New Supply Shared Equity Scheme allows Registered Social Landlords to
build and sell homes to people on low to moderate incomes who cannot afford
to pay the full price for a house. Buyers typically pay between 60 and 80% of
the price of a home with the remainder paid by the Scottish Government.
261. This form of shared equity has been used in a number of schemes in North
Ayrshire. This includes during the first three phases of the Vineburgh
regeneration, where 31 properties were sold through the New Supply Shared
Equity scheme and at developments in Ardrossan, Arran and Kilbirnie. Irvine
Housing Association offered 16 of its homes at the Benlister South
development in Lamlash, Isle of Arran for shared equity. Six of these were
sold (including all four three-beds).
Table 22: Shared equity in North Ayrshire

Development

Developer

Benlister, Isle of
Arran
Chapelhill,
Ardrossan
Largs Road,
Kilbirnie
Vineburgh Phase 1)
Vineburgh (Phase 2)
Vineburgh (Phase 3)

Year

Offered for
shared
equity
16

Shared
equity
achieved
6

IHA

2014

CHA

2008

33

33

CHA

2010

14

14

CHA
CHA
CHA

2010
2012
2013

7
14
10

7
14
10

Source: Cunninghame Housing Association; Irvine Housing Association

262. The Scottish Government also operates an Open Market Shared Equity
scheme. This allows people on low to moderate incomes to buy homes that
are on sale on the open market where it is affordable for them to do so.
263. The scheme is currently open to all first-time buyers, with priority given to
certain applicants (including social renters, disabled people and recent armed
forces' veterans). To be eligible, properties must cost no more than specified
amounts.
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264. There were 8 properties purchased through the Open Market Shared Equity
scheme in the five years between 2010/11 and 2014/15. Tables 20 and 21
detail sales by year and the local limits for both Arran and the North Ayrshire
mainland.
Table 23: Open Market Shared Equity sales in North Ayrshire

Year
2010/11
2011/12
2012/13
2013/14
2014/15
Total

Number
1
0
2
5
0
8
Source: Scottish Government More Homes Division

Table 24: Open Market Shared Equity house price caps

Area
Arran

North Ayrshire

Property size
1 bed
2 bed
3 bed
4 bed
5 bed +
1 bed
2 bed
3 bed
4 bed
5 bed +

Cap
£70,000
£80,000
£95,000
£125,000
£195,000
£65,000
£70,000
£80,000
£100,000
£180,000

Source: Scottish Government (2016h)

265. These two schemes allow low-income households to access homeownership
by purchasing an equity stake from a social landlord or buying a second-hand
home at the lower end of the local market.
266. In October 2013 the Scottish Government launched its Help to Buy (Scotland)
Affordable New Build Scheme. The scheme allows prospective homeowners
to purchase new build private housing from a participating developer.
267. Under the Help to Buy scheme, the Scottish Government assists people who
would not otherwise be able to do so to purchase a new build property from a
participating developer. It does so by purchasing an equity stake of up to 15%
in the property, allowing the buyer to purchase the home with a 5% deposit
and a mortgage for at least 80% of the home’s value. No interest is payable on
the Scottish Government’s equity stake, which can be repaid (at market value)
at any time.
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268. From its launch in October 2013 to December 2015, there were 7,720
properties purchased through the Help to Buy scheme in Scotland, 28.5% of
all new build completions in this period (27,133) (Scottish Government, 2016i).
269. In North Ayrshire, 90 properties were purchased with the assistance of the
Scheme (22.3% of 403 private sector new build completions), with the Scottish
Government taking an average equity stake of £34,000 per property. This
represents a public investment of just over £3m in new private housing in
North Ayrshire. The average value of properties purchased in North Ayrshire
through the schemes was £170,000, suggesting those homes bought were at
the higher end of the local market.
270. Help to Buy (Scotland) support is only available to purchasers whose
mortgage does not exceed 4.5 times household income (for a single person)
and 3.5 times household income (for a couple or joint owners). To access the
average £136,000 mortgage taken out by North Ayrshire purchasers through
this scheme a single person would require an annual income of at least
£30,222 per annum and a couple or joint owners at least £38,857. These
figures are significantly above local median incomes.
271. The Scottish Government has committed further funding to the Help to Buy
Schemes, which will be available until 31 March 2019.
272. The New Supply, Open Market and Help to Buy shared equity schemes offer
shared equity options to prospective homeowners in Scotland and has allowed
more than 100 North Ayrshire households on low and middle incomes to
access home-ownership.

Shared Ownership
273. Shared ownership allows people on low to moderate incomes to purchase a
stake (25%, 50% or 75%) in a property that is owned by a housing
association. Unlike shared equity, the occupier does not own the property
outright and will pay an occupancy charge to the landlord.
274. The occupier bears all maintenance and repair costs and has the option to
‘staircase’ up (that is, increase their equity stake in the property). In some
cases this allows the occupier to purchase the property outright.
275.

There are currently no shared ownership schemes operating in North Ayrshire
and no current plans for new shared ownership developments.

60

Consultation
276. Consultation in this area included:




Interviews with key stakeholders.
Resident surveys.
Workshop with senior staff across Council services.

277. Consultees supported increasing the supply of housing, particularly in the
social rented sector.
278. Surveys of residents across North Ayrshire found that almost four in five (79%)
‘would like to see’ more social housing. This contrasted with around a quarter
(28%) who said they wanted more homes for market sale and just over one in
ten (12%) who would like to see more private rented homes. Three in ten
(30%) of respondents supported shared equity/ownership.
279. This, however, contrasts with the respondents’ own housing aspirations, which
broadly matched current housing circumstances.
Table 25: Survey respondents’ tenure, aspirations and what they want for North Ayrshire

Tenure
Owner occupation
Private rent
Shared equity
Social rent
Other

Reside in
66%
6%
0%
21%
8%

Want more in NA
28%
12%
30%
79%
-

Aspire to live in
60%
5%
9%
26%
-

Source: analysis of Local Housing Strategy survey data

280. This suggests that residents recognise that many of North Ayrshire’s people
cannot afford market housing and support an increase in affordable housing
options.
281. Showing a similar awareness of North Ayrshire’s ageing population, 72% of
residents surveyed said that amenity housing should be prioritised. This was
more than for any other house type, and more than twice as high as those who
agreed that sheltered housing (32%) should be prioritised.
282. Stakeholders interviewed in the development of this paper supported the
Council's aspirations to grow North Ayrshire, however, cautioned that this had
the potential to undermine the area’s already weak housing market.
283. Increasing supply could discourage investment in housing and lead to
unintended consequences, like older homeowners in unsuitable housing being
unable to downsize and an increase in empty homes.
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284. It will, therefore, be important to ensure public and private investment is
focused on the areas of greatest need and in places which have the potential
to grow.
285. There was strong support for increasing specialist housing, particularly to suit
the needs of the growing older population in North Ayrshire. This included from
the area’s registered social landlords. It was however suggested that housing
tenure might be as or more important than housing types; many owneroccupiers will wish to retain homeownership if they need or choose to move.
286. There was also support for self and custom build housing, with stakeholders
suggesting that it may help contribute to regeneration initiatives and help meet
the needs and aspirations of North Ayrshire’s island communities. A third
(34%) of residents surveyed also said that they had considered building or
extending their own home.
287. Interviewees recognised that housing has a significant role to play as North
Ayrshire confronts demographic and regeneration challenges of the future
however it cannot do so in isolation and should form part of a wider response.

Summary
288. This Chapter has considered evidence on housing supply trends in North
Ayrshire and set out how the Council will meet housing need and demand in
the next five years.
289. The global financial crisis has had a significant impact on housing supply in
North Ayrshire.
290. Private housebuilding contracted significantly in the immediate aftermath of
the crisis and output remains at less than a third of its pre-crisis peak. The
Council will continue to support and facilitate private development and has
ambitions for housebuilding in the private sector to pick up.
291. This fall in private development may have contributed to the decline in owneroccupation in North Ayrshire over the past decade. The main factor has
however been the growth of the local private rented sector, which has more
than doubled in this period and plays an increasingly important role in meeting
housing need in the area.
292. The growth has occurred at a time where house prices have, in the main,
fallen. In contrast to other areas of the UK, the growth in North Ayrshire’s
private rented sector has not been caused by rising prices putting
homeownership out of the reach of local residents. Instead, the sector has
grown during (and perhaps as a response to) a period where the market for
sale has been depressed.
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293. This suggests that owner-occupation rates are unlikely to recover unless there
is a significant improvement in the local economy. House prices in North
Ayrshire are relatively affordable, yet homeownership still remains out of reach
of many; any increase in prices may only price more residents out of the
market.
294. In these conditions, North Ayrshire’s private rented sector may be expected to
grow. However recent (and forthcoming) changes to the tax treatment of
landlords may slow, halt or even reverse investment in the sector. The impact
of the new tax regime will only become clear in future years, making it difficult
to predict and plan for the future role of the local private rented sector.
295. The sector is not however thought to provide many if any, new homes directly.
Its evolution may, therefore, have little impact on the supply of new housing.
Market forces may ultimately dictate the future direction of the private rented
sector, but local authorities should seek to shape this as best they can. (For
the Council's strategic vision for North Ayrshire’s private rented sector see
Local Housing Strategy: Private Sector).
296. In contrast with the private sector, there is considerably more certainty about
housing supply in the social rented sector in North Ayrshire. Social landlords
delivered more than 600 new homes in the five years from 2011 and have
ambitious plans to increase output by around 50% in the next five years,
supported by government grant.
297. Social housing’s role in meeting housing supply is further boosted by the
abolition of the Right to Buy. This means that housing stock will be retained
and will continue to meet housing need in perpetuity.
298. Other affordable housing options may have a role to play in meeting housing
need and aspiration in North Ayrshire. Shared equity in its various forms has
assisted approximately 170 North Ayrshire residents to purchase their own
home. There is limited demand for alternatives like mid-market rent, which
may not be viable in the local context.
299. Self and custom building currently plays a small role in increasing housing
supply, particularly on Arran and in North Ayrshire’s more rural areas. The
limited evidence available suggests that there may be an unmet and
unrealised demand from people to build their own home in North Ayrshire and
that there is scope to increase the number of homes built by the sector.
300. The Housing Supply Target set by North Ayrshire Council Housing and
Planning services identifies a total of 1030 social rented units over the period
of 2016 to 2021. Additionally, a target of 550 private units has also been
identified between 2016 and 2021.
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301. North Ayrshire's demography (and projected population decline) does,
however, act as a significant drag on ambitions to grow North Ayrshire and its
supply of housing. Housing needs to be considered as part of a wider
corporate and community planning response to depopulation and
demographic change.
302. Over the period of 2022 to 2029, a housing supply target range has noted the
additional units per annum required. This is based on low (242), medium (375)
and high scenarios (418) of annual unit completions
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Sustainable Homes
Introduction
303. The Scottish Government defines sustainability as the process of ‘enabling all
people throughout the world to satisfy their basic needs and enjoy a better
quality of life without compromising the quality of life of future generations’.
304. For housing to be sustainable, it must, therefore, enhance residents' quality of
life and be as environmentally friendly as possible.
305. This means that homes should be energy efficient and meet both current and
future housing needs.

Strategic Drivers
306. Creating sustainable homes will contribute to meeting three of Scotland’s
national outcomes, as outlined in Figure 7.
Figure 7: National Outcomes with sustainable housing themes
12: We value and enjoy our built and natural environment and protect it and
enhance it for future generations.
14: We reduce the local and global environmental impact of our
consumption and production.
15: Our people are able to maintain their independence as they get older
and are able to access appropriate support when they need it.
307. In 2006, the Scottish Government (2006a) published Changing our Ways:
Scotland’s Climate Change Programme. This outlined Scotland’s policy for
tackling climate change, which included drawing up a Scottish Climate Change
Declaration. North Ayrshire Council is a signatory to the declaration.
308. The Climate Change (Scotland) Act 2009 sets a statutory target of reducing
Scotland’s emission of greenhouse gases by 80% by 2050. It also established
an interim target of at least a 42% reduction in emissions by 2020.
309. Part 4 of the Act also places a duty on public bodies, including local
authorities, to:



Reduce greenhouse gas emissions.
Adapt to the changing climate.
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Adopt sustainable development as a core value.

310. Social landlords have been compelled to contribute to meeting this target by.
First, minimum energy efficiency standards included in the Scottish Housing
Quality Standards and, second, the introduction of an Energy Efficiency
Standard for Social Housing.
311. All social rented properties were expected to meet the Quality Standard by
2016 and should comply with the more challenging requirements of the Energy
Efficiency Standard by 2020.
312. In the private sector, investment has been made in a range of energy
efficiency programmes under the Home Energy Efficiency Programmes for
Scotland banner. The Programmes have included a variety of grant and loan
schemes for individuals and landlords, for measures ranging from draught
proofing to installing renewable energy technologies. This is complemented by
Area Based Schemes which provides local authorities with funding to improve
energy efficiency in areas of fuel poverty.
313. The Scottish Government is currently consulting on plans to introduce the
Regulation on Energy Efficiency in Private Sector Homes which would set a
minimum standard for owner-occupied and privately rented housing.
314. In its recently announced Programme for Government 2016/17, the Scottish
Government has announced plans to introduce a new Scottish Energy
Efficiency Programme from 2018 with more than £500m in funding allocated
for the first four years of the programme. It is currently unclear if or how this
will affect other schemes.
315. This programme is expected to run for 15-20 years and will be a cornerstone
of infrastructure investment in Scotland.
316. A Warm Homes Bill will also be introduced during the lifetime of the current
Scottish Parliament.
317. Since 2004, all new build social rented housing in Scotland has been required
to meet the core standards set out in Housing for Varying Needs (Scottish
Homes, 1998). Housing for Varying Needs aims to blur the traditional lines
between ‘general needs' and ‘special needs' housing, seeking to ensure that
the design and form of the housing allows it to provide for people's different
needs and circumstances. Housing should meet people's changing needs
throughout their lifetime.
318. Housing for Varying Needs has parallels with the Lifetime Homes standard,
which has been adopted by devolved administrations in Wales and Northern
Ireland as a minimum standard for all publicly funded housing. It also goes
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some way to meeting the aspirational HAPPI standards (Homes and
Communities Agency, 2009; All Party Parliamentary Group on Housing and
Care for Older People, 2012; 2016) for housing an ageing population.
319. The Scottish Government (2011) further detailed their approach to older
people’s housing in their Age, Home and Community strategy, which
recognised the integral role housing has in older people’s wellbeing. Age,
Home and Community envisions that:
Older people in Scotland are valued as an asset, their voices are heard,
and older people are supported to enjoy full and positive lives in their
own home or in a homely setting.
Scottish Government (2011b)
320. Sustainability is at the hearts of North Ayrshire’s (2015) Council Plan 2015-20.
This includes a priority to protect and to enhance the environment for future
generations. By 2020 the Council wants:


Buildings, homes and our work to be energy efficient, fit for purpose and of
a high quality.

321. The Council has a Carbon Management Strategy and Implementation Plan
which set out its approach to improving the carbon management of its nondomestic properties (i.e. not including Council housing).
322. This Plan is complemented by the Council’s (2014b) Environmental
Sustainability and Climate Change Strategy 2017-2020. This wide-ranging and
ambitious strategy sets a number of aims, including that:
We, as a Council, lead the way in making our operations more
sustainable by reducing the carbon emissions of our operations and
ensuring sustainable thinking is part of our decision-making.
North Ayrshire Council (2014b)
323. The Strategy is implemented via five workstreams, including one for affordable
warmth. This workstream is concerned with improving the energy efficiency of
housing in North Ayrshire. The strategy sets five top priorities, including that
the Council will:



Lead by example in the Council Housing Building Programme, by
ensuring that all houses completed under the programme are to the
Eco-Homes ‘Very Good’ or, where possible, ‘Excellent’ standard.
Continue to provide energy advice and administration of Home Energy
Efficiency Programme to improve the energy efficiency of private and
Council owned housing stock.
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Make significant headway in the number of dwellings meeting the
Energy Efficiency Standard for Social Housing.
Develop a business case for a pilot district heating system in North
Ayrshire to provide affordable warmth.
Prepare and implement a Renewable Energy Strategy for North
Ayrshire, including opportunities for provision of affordable warmth.

324. The Council published an Older People’s Housing Strategy in 2013. This
seeks to:
Create a multi-agency framework to jointly deliver positive outcomes for
the older people of North Ayrshire, by providing the choice of housing,
related support and preventative services they want and need.
North Ayrshire Council (2013a)
325. The strategy sets a number of outcomes, including that:



Older people are better assisted to remain in and make the best use of,
existing housing stock.
Investment in new housing provision across sectors takes into account
the current and future needs of older people.

326. Delivering on these strategic priorities and ensuring that housing in North
Ayrshire is sustainable for current and future generations is a significant
challenge. This paper now outlines the Council’s approach to doing so.

Sustainable Housing Design – Energy Efficiency
327. Ensuring that housing is designed and built to be sustainable is of crucial
importance if Scotland’s climate change targets and wider strategic priorities
are to be met.
328. Scotland’s plans to meet these targets and priorities are expressed through
Building Regulations, which all new dwellings must comply with.
329. Following the Sullivan Report (Scottish Government, 2007) staged
improvements in the energy standards expected of new build properties were
introduced with the aim of all new buildings being ‘net zero carbon’ by
2016/17.
330. The economic downturn and its impact on the construction sector and housing
market mean this is no longer attainable. An updated report (Scottish
Government, 2013d) proposes the industry instead aims for ‘nearly zero
carbon’ by 2019, to comply with European Union Directives. (The impact of
Brexit on this obligation is, as yet, unclear).
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331. The Sullivan Report’s 2013 update recognises that energy efficiency
measures and the potential savings residents can make from them are little
valued by purchasers, surveyors and lenders. This reduces the potential for a
developer to recoup their additional capital investment, thus disincentivising
energy efficiency.
332. The Report argues that better information can assist residents to recognise the
benefits of low carbon living. They also argue for a financial incentive to ‘pull’
prospective purchasers towards more energy efficient homes.
333. The Council will over the next 5 years develop and deliver a programme to
raise awareness of the economic and environmental benefits that energy
efficient, sustainable housing provides.

Sustainable Housing Design – Lifetime Homes
334. Social homes must meet the higher standards laid out in Housing for Varying
Needs (as a condition of grant funding). This ensures that, for example,
doorways are wide enough to accommodate a wheelchair and other mobility
aids and step-free access has been provided from the pavement and parking
space to the dwelling entrance.
335. In its 2011-16 Local Housing Strategy (North Ayrshire Council, 2011) the
Council set itself a target of 3% of all new build two bedroom social homes
being fully wheelchair accessible. This target was exceeded with 4% of all
social homes of this size being wheelchair accessible.
336. The Council will soon pilot a Dementia Demonstrator house at the
Montgomery Court sheltered housing complex in Kilbirnie. A two bedroom
amenity bungalow property will be decorated and fitted with specialist
equipment which would allow a dementia sufferer to live as independently as
possible.
337. This project will raise awareness of how simple changes can greatly improve
the quality of lives of those living with dementia. Lessons learned will be taken
forward for future developments.

Energy Efficiency and Affordable Warmth
338. New Council house developments in North Ayrshire have met a variety of
energy efficiency ratings. These include the Buildings Research
Establishment’s Eco Homes ‘Very Good’ (John Galt and Redstone Wynd),
Building Standards ‘Silver Active’ (St Beya Gardens) and Building Standards
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‘Bronze Active’ (Dickson Drive, Harley Place, Stevenston Institute and Vennel
Gardens).
339. The Buildings Research Establishment has recently introduced the Home
Quality Mark, a new national standard which rates homes (on a 1-5 star basis)
on their quality and sustainability. The Council will seek to ensure new
developments have as high a Home Quality Mark rating as possible.
340. The Council’s Sustainability team coordinates energy advice services in North
Ayrshire and administers the Area Based Schemes energy efficiency
programme in North Ayrshire. Funding is targeted at the most deprived areas,
to reduce fuel poverty.
341. This has led to significant investment in North Ayrshire’s housing stock, across
all tenures. Table 26 below details this spend, and the energy efficiency
measures were undertaken.
Table 26: Area Based Schemes spending 2013-14 to 2016-17

Year

Town

Measure

2013-14

Kilbirnie
Beith
Ardrossan
Dalry
Irvine
Irvine
Kilwinning
North
Ayrshire
Kilwinning
Irvine
Irvine
Cumbrae
Kilwinning
Irvine
Kilwinning
Irvine

External wall insulation
External wall insulation
External wall insulation
External wall insulation
External wall insulation
External wall insulation
External wall insulation
Boiler replacement

2014-15

2015-16

2016-17

No of
homes
377

19
268
33

Spend
£978,523

Carbon
score*
13,918

£76,730
£1,647,060
£117,153

710
Unknown
Unknown

External wall insulation
42
£195,376
2,181
External wall insulation
External wall insulation
316
£1,306,795 TBC
External wall insulation
113
£667,687
TBC
External wall insulation
48
£202,280
TBC
External wall insulation
154
£866,474
TBC
External wall insulation
2
£13,000
TBC
External wall insulation
104
£337,000
TBC
Totals
1476
£6,407,808 16,809.744
Source: North Ayrshire Council sustainability team

*Carbon score is equivalent to the tonnes of carbon saved over the 36 year lifetime of External
Wall Insulation
**Confirmed carbon scores only

342. With the exception of a boiler replacement programme undertaken by Scottish
and Southern Energy targeting its most fuel poor customers across North
Ayrshire, Area Based Schemes funding has been directed to Council/RSL-led
external wall insulation projects.
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343. In total 1476 homes have benefited from £6.4m of funding. The majority (976)
of these are in the private sector, with the remainder (503) social homes.
344. The Council will continue to seek and provide investment for energy efficiency
improvements in existing homes. The new Scottish Energy Efficiency
Programme may offer further opportunities to improve and sustain North
Ayrshire’s housing stock.

Renewable Technologies
345. North Ayrshire Council has ambitious plans to use renewable technologies to
reduce its energy consumption and energy costs. Current projects include
replacing traditional street lighting with highly energy efficient Light Emitting
Diode (LED) lighting and introducing solar photovoltaic (PV) technologies
systems across part of the Council estate, including at offices and schools.
346. The Council’s Sustainability team is currently investigating the feasibility of a
number of innovative projects. These include solar farms, the introduction of
solar PV to Council housing stock and a district heating network to provide
energy to the multi-storey flats and surrounding area.
347. These projects will incur a significant capital outlay, and the business case is
based on receiving returns from the energy supplied to the National Grid
(known as the ‘Feed-in Tariff).
348. The Feed-in Tariff was introduced by the UK Government in April 2010
following the Energy Act 2008. It provides an incentive to property owners to
install renewable technologies, by paying them a set fee for every kilowatt of
electricity returned to the Grid.
349. The Feed-in Tariff has reduced considerably since its introduction. The tariff
varies depending on the type of technology used, and its capacity but is
generally worth about a third less than it was in October 2012. For example,
solar PV panels that can produce 250-500 kilowatts per hour of electricity now
attract a rate of 1.69p per kilowatt hour compared to 4.5p four years ago.
350. The cost of the technology has also fallen in this period, albeit at a lower rate
which makes installing renewable technologies less viable now than
previously.
351. Proposals to install solar PV panels at 500 Council houses in North Ayrshire
have been developed and are being considered by the Council.
352. The proposals suggest targeting the introduction of solar PV panels to North
Ayrshire Council housing stock at areas which are most deprived (therefore
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reducing fuel poverty) or at properties which may fail the Energy Efficiency
Standard for Social Housing (reducing the need for more expensive works).
353. Plans to introduce a district heating network in Fullarton, Irvine (North
Ayrshire’s most income and multiply deprived area) are at an early stage. This
system would supply sustainable, affordable heat to flats in the area’s five
multi-storey blocks and nearby homes. It could also link to Cunninghame
House, North Ayrshire Council’s headquarters, and the local Loudoun
Montgomery Primary School.
354. The network could reduce residents’ heating costs and make a significant
contribution to tackling fuel poverty in the area. It may also generate income
for the Council (through the Renewable Heat Incentive, a UK Government
scheme which promotes the use of renewable heating technologies).
355. Work is currently ongoing to consider the commercial and technical viability of
the scheme.

The Sustainable Home
356. In partnership with the British Research Establishment, the Council is currently
developing a ‘Sustainable Home’ model which will showcase an integrated
approach to sustainable living.
357. This will pilot ambitious sustainable and environmental performance standards
and will provide the Council with a platform for monitoring and evaluate
operational performance, helping to identify and quantify the social,
environmental and financial benefits that result from investment.
358. Two semi-detached sustainable bungalows will be built as part of a larger
development at Corsehillhead in Kilwinning. These will be completed in 2018.
The Council will ensure that developers, partners (including social landlords)
and residents are made aware of the project and that all lessons learned about
cost savings, technologies used, etc. are widely shared. This will help drive the
sustainability agenda throughout North Ayrshire.

Older People’s Housing
359. In common with most other developed nations, Scotland and the UK has an
ageing population. This trend is particularly evident in North Ayrshire (see
Chapter 2).
360. This presents a significant challenge for housing providers and individuals.
Few of our existing homes were built with ageing residents in mind.
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361. Providing age-appropriate housing has significant social and economic
benefits. For example, research has found that residents in sheltered housing
are almost twice as likely as their peers to report that their health is good or
very good, and more than half say that their housing helped to promote good
health (see All Party Parliamentary Group on Housing and Care for Older
People, 2012). Accountants PriceWaterhouseCoopers (2014) estimate that
households moving to retirement housing save an average £1,530 per year on
reduced energy and maintenance costs.
362. Housing, therefore, has an important role in improving health and wellbeing
(and can consequently reduce pressure on the NHS and other public
services).
363. The current choice faced by older people is however between ‘getting by’ in
unsuitable accommodation or uprooting to some form of institutional home.
Such moves are usually triggered by crisis rather than planned ahead.
364. The limited options available may be informed by what Hanover Housing
Association (2013), a specialist housing and care provider, considers a
misguided focus on meeting the housing needs of the frail and infirm.
365. Arguing that the biggest demographic change is the extension of middle age, it
calls for a greater recognition of the housing needs of the ‘younger-older’ or
‘pre-care’ generation:
Instead of just concentrating our attention on those who need some
care and support during the final years of their life, we need to consider
the position of the much larger number who occupy the middle ground,
the ‘younger-older’, the ‘pre-care’ generation.
Missing the middle is missing the point. And by understanding the
opportunities during this extension of middle age, we can prepare for
those later years, taking steps to prevent and address in advance the
issues of frailty and ill-health we may face later. And the right home is
key for this preparation.
Hanover Housing Association (2013, p.4)
366. Research by Baumker et al. (2012) found a range of push and pull factors
which influenced residents of extra care complexes’ decision to move. Chart
34 details the most widely reported factors.
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Chart 34: Push and pull factors influencing moves to extra care housing
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367. These findings are instructive for two reasons. Firstly, the number of pull
factors (and the importance attached to these) considerably outnumber push
factors. This suggests that older people will choose to move to a more suitable
property if attractive alternative options are available. The International
Longevity Centre-UK (2013) reach a similar conclusion, arguing that older
people will take downsizing options that are attractive, can improve their
quality of life and, potentially, their health and social care outcomes in later
years.
368. Secondly, the importance attached to each factor varies (often quite
significantly) depending on whether the resident has care needs or not. This
means that adopting Hanover/HAPPI's terminology, the factors which
influence a younger-older or pre-care household's decision to move home are
distinct from those who push (or pull) someone with care needs to seek
alternative accommodation.
369. For example, people with no care needs were more than twice as likely
(49.4% compared to 20.7%) to consider the reputation of a development than
those who required care when deciding to move. Similarly, having a choice of
tenures was more important for pre-care than need-care residents (69.4%
compared to 55.1%).
370. This reflects the greater choice that those who plan ahead have when seeking
out alternative accommodation. This is particularly the case for tenure –
homeowners with no care needs will be less likely to move to rented
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accommodation than those compelled to move for health reasons. Given the
majority of North Ayrshire’s older people are owner-occupiers this suggests
that the Council should broaden its focus and consider a wider range of
housing options for older people than sheltered and amenity housing in the
social rented sector.
371. The ability of North Ayrshire’s homeowners to find suitable alternative housing
before a crisis occurs is however constrained by the area’s housing
economics.
372. Demos (2014) find that a majority of older homeowners in Britain would have
sufficient equity to downsize to more appropriate retirement housing. However,
in lower value areas – like in many parts of North Ayrshire – this would be
unachievable unless they had access to other sources of funding.
373. This is because retirement housing usually comes at a premium (as there are
few private sector developments aimed at older people) and the quality and
standards of housing which meets the aspirational HAPPI home standard, or
even Housing for Varying Needs, results in much higher build costs. This
makes retirement housing significantly more expensive than ordinary market
housing, typically costing around £100,000 per unit before land costs,
developers’ marketing fees and profit (All Party Parliamentary Group on
Housing and Care for Older People, 2012).
374. In high-value areas, these extra costs may not make older people's housing
disproportionately expensive, and households who are downsizing are likely to
have sufficient equity to more than meet the extra costs. This is not the case in
North Ayrshire, where median property prices (including new build and
second-hand sales) are less than the cost of building.
375. This may create an affordability problem, or perhaps more accurately, a
liquidity problem. The Homes and Communities Agency’s (2009) Panel for
Innovation in older people’s housing found that while outright ownership may
be unachievable for downsizers in lower value areas, they would, however, be
able to share ownership of the property and, in most cases, would be entitled
to Housing Benefit to cover their share of the rent. This model may be worthy
of further consideration.
376. Another alternative, suggested by the Smith Institute’s (2013), was for greater
use to be made of equity release to allow homeowners to make in-situ
adjustments to their properties. This would allow older people to maintain their
independence at home however public mistrust of such products may limit
take up.
377. The Scottish Government has however recently begun piloting Help to Adapt,
its own equity release initiative. In April 2015 it launched a two-year

75

programme covering 12 local authority areas in central Scotland, offering an
equity loan and practical assistance for works which would assist owners to
live independently.
378. Help to Adapt does not replace the Scheme of Assistance and the statutory
support (see below) this provides. It does, however, allow people to plan
ahead and remain in control, allowing them to adapt their home to support
independent living and prevent trips and falls, rather than doing so in response
to a crisis.
379. To qualify for Help to Adapt assistance, applicants must be a homeowner
aged over 60 and have significant (80% or more of the value of the property)
equity in their home. Any loan provided under the scheme is repaid on the sale
of the house or at death, and the repayment amount is linked to the value of
the property.
Table 27: Calculating Help to Buy Loan Repayments

Scenario 1: Increase
in value
£100,000
£10,000
10%
£110,000
£11,000

Detail
Value of property at
completion of the loan
Value of the loan
Loan as % of house
value
10% change in house
value at the end of loan
Amount repayable

Scenario 2: Decrease
in value
£100,000
£10,000
10%
£90,000
£9,000

Source: Link Housing Association (2016)

380. Table 27 above illustrates how repayment of the loan works. Where properties
increase significantly in value, the Scottish Government’s gains are capped at
the return that would have been achieved by a standard market interest rate.
This scheme will be reviewed in 2017 and may be rolled out throughout
Scotland; the Council will monitor these developments and will promote the
implementation of any scheme which assists homeowners to live
independently in their own home.
381. The Council has closely considered these issues as part of the Local Housing
Strategy process (see Local Housing Strategy: Independent Living and
Specialist Provision) and in the Older People’s Housing Strategy 2013-16.
382. Published in 2013, the Council’s Older People’s Housing Strategy set out five
outcomes it wished to achieve by 2016. These were:


Clear strategic leadership and joint planning are in place about the
housing outcomes to be delivered for older people.
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Information and advice needed by older people to make the best
decisions about their housing and support are provided.
Older people are better assisted to remain in and make the best use of
existing stock.
The needs of older people for housing related low level, preventative
support are met.
Investment in new housing provision across the sectors meets the
future needs of older people.

383. Progress has been made towards achieving each of these outcomes.
Outcome 1: Clear strategic leadership and joint planning are in place about the
housing outcomes to be delivered for older people.
384. The Council’s Housing Services (led by the Affordable Housing team) has
developed close working relationships with North Ayrshire Health and Social
Care Partnership. This includes the successful planning and delivery of the
community hub model at sheltered housing complexes (see Figure 8 below).
385. The Council’s Housing Services and the Partnership are currently working on
developing a Housing Contribution Statement. This will recognise the
important role that housing has to play in supporting the health and wellbeing
of North Ayrshire’s people and further establish the joint working approach.
386. The work done so far demonstrates the clear, joint strategic planning
arrangements which are in place. This will underpin future progress to ensure
the housing needs of older people are met.
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Figure 8 – The community hub model at Vennel Gardens, Irvine
In partnership with the North Ayrshire Health & Social Care Partnership,
North Ayrshire Council Housing Services developed and delivered a
community hub at Vennel Gardens in Irvine, a new build sheltered housing
complex.
Built on the side of the former Kiln Court complex, which residents and the
Council recognised as unsuitable to meet older people’s needs, Vennel
Gardens comprises 16 homes which have been specifically designed to
support independent living. This includes the provision of wet floor shower
rooms, easy use kitchen units and ample space to store and charge an
electric scooter. Residents also benefit from a ‘Visiting Services’ room which
allows healthcare, hairdressing, podiatry and a range of other services to
be delivered on site and in privacy.
The complex has an ensuite guest bedroom which enables family and
friends to visit and stay on site. Guidance from the University of Stirling's
Dementia Design Service influenced the overall design of the complex and
ensured that signage and colour schemes are dementia friendly.
Vennel Gardens also boasts The Vennel Centre, an innovative, on-site
community hub. The Centre aims to increase social inclusion, delivering a
range of activities seven days a week and has revolutionised how older
people's services are delivered in the local community. The Centre
provides:





Health and fitness classes like Zumba.
Social activities including games and quizzes.
Improved access to services (including the Food Train ( shopping
and unpacking service), optometry and podiatry).
Help to prevent falls, such as the Slipper Amnesty, where old slippers
can be exchanged for new, measured to fit, ones.

The hub also allows services to be delivered efficiently from a central
location increasing opportunities for early intervention. This helps identify
health issues early and should reduce emergency hospital admissions.
Since its opening, the Vennel Centre has received extremely positive
feedback from service users and Vennel Gardens’ residents. One resident
states that:
"It's a pleasure to stay in Vennel Gardens. I feel very safe, and it has helped
me maintain my independence. There is a great programme of activities
which I enjoy attending."
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Outcome 2: Information and advice needed by older people to make the best
decisions about their housing and support are provided.
387. Ensuring older people get the right information and advice to make informed
choices about their housing is of vital importance. To this end, the Council now
holds an annual Older People’s Housing event, which is open to all residents
and seeks to inform and advise them about any housing-related and wellbeing
issues for older people. Quarterly Forums have also been established to
ensure residents and the Council’s sheltered housing complexes are kept
informed and have an opportunity to contribute to the strategic planning
process.
388. The Housing (Scotland) Act 2006 places a duty on local authorities to provide
assistance to homeowners. Councils are required to provide grant funding for
most work to adapt homes to meet the needs of disabled people. All other
assistance is discretionary. A local authority’s approach to meeting this duty
must be set out in its Scheme of Assistance.
389. As part of its Scheme of Assistance, North Ayrshire Council provides a private
sector advice service for homeowners and private rented sector landlords and
tenants. This service was established in 2011 and was a key outcome from
the previous Local Housing Strategy. For further information on the Council’s
Scheme of Assistance see Figure 9 below.
Figure 9: North Ayrshire Council Scheme of Assistance (2012)
The Council’s Scheme of Assistance aims to:



Help older people and people with disabilities, who are living in the
private sector make adaptations which allow them to live in their
homes for as long as they choose to do so, and
Addressing disrepair in private sector homes by encouraging home
owners to recognise that they have the primary responsibility for
maintaining their properties.

We will achieve these aims by offering the following types of assistance:





Advice and Information: We will ensure that advice and information
on home repairs, maintenance, improvements and adaptations are
available to anyone who resides in North Ayrshire's private housing
sector.
Practical Assistance: We will provide a range of services which offer
practical help relating to the repair and maintenance of homes in the
private sector, and
Financial Assistance: We will provide financial assistance to cover
some (or all) of the costs of eligible disabled adaptations to private
properties.
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390. The service does not record enquiries by age group. Nonetheless, the Council
has in recent years made significant progress to ensuring that housing
information and advice to all, including older residents, has been improved.
391. There may, however, be some way to go to ensuring this outcome is fully
achieved. HAPPI 3, the third instalment of the influential All Party
Parliamentary Group on Housing and Care for Older People’s (2016) report on
housing the UK’s ageing population argues that not enough is being done to
make retirement living a positive choice for people. According to the Group, a
‘tipping point’ has not yet been reached where people take positive decisions
for their old (or extended middle) age rather than belatedly respond to health
and financial crisis.
392. The report recognises that some considerations – like emotional attachment to
a family home and a close community – cannot be easily addressed. However,
other worries like the cost and hassle of moving or about a loss of control over
decisions affecting their home and future care needs can be.
Outcome 3: Older people are better assisted to remain in, and make the best
use
of existing stock.
393. Under its Scheme of Assistance, North Ayrshire Council provides advice and
assistance which enables older people to remain in their own homes and
make the best use of existing stock.
394. As noted above, the Private Sector Advice Service provides advice and
information to everyone who resides in North Ayrshire’s private housing
sector, including older people.
395. The Scheme of Assistance also provides financial assistance to people who
require adaptations, including older people. The Council has a statutory duty
to contribute to the cost of any work assessed as being needed by the local
Health and Social Care Partnership. This contribution is a minimum of 80% of
the cost of approved works for standard amenities and is available in the
following situations:




To allow access within your home to standard amenities.
For the provision of an additional or replacement standard amenity, or
For an extension or structural adaptation to allow provision of, or
access to, a standard amenity.

Standard amenities include:



Water closet (flushing toilet).
Sink with both a hot and cold water supply.
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Fixed bath or shower with both a hot and cold water supply.
An external bathroom (e.g. within a new extension but not including any
living accommodation).
Adaptations to a kitchen sink (not units) to make it accessible for use.

396. In the past five years, the Council has financed 1,009 adaptations to private
sector homes in North Ayrshire at a cost (excluding administrative expenses)
of £3,249,815. Chart 35 below details cases and spend in each of the past five
years.
Chart 35: Scheme of Assistance in North Ayrshire, 2011-12 to 2015-16
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Outcome 4: The needs of older people for housing related low level,
preventative support are met.
397. In addition to the Scheme of Assistance (see above) the Council funds Care
and Repair schemes on the North Ayrshire mainland (including Cumbrae) and
Arran. Care and Repair provide homeowners or private sector tenants who are
aged 65 or older with access to a wide range of services.
398. This includes advice and assistance on maintenance and improvement works
and assistance with property repairs. The service also provides grants (of up
to £80) for small repairs which improve the safety and security of a property.
This includes:




Addressing trip hazards
Electrical safety works
Fixing doors and locks
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399. These schemes are managed by Registered Social Landlords (Cunninghame
Housing Association on the mainland and Isle of Arran Homes on Arran) on
behalf of the Council.
400. These schemes are funded by the Council and the North Ayrshire Health and
Social Care Partnership. The mainland scheme has a budget of £118,289; the
Arran scheme’s budget is £35,843. Both schemes have been oversubscribed
in recent years, with demand significantly in excess of available resources.
401. The mainland scheme has been extended to include ‘Care and Repair Extra’,
a paid-for handyperson service which is self-sustaining.
402. The mainland Care and Repair Scheme is delivered through a Public Social
Partnership between Cunninghame Housing Association and North Ayrshire
Council. The current scheme ends in 2018. The Council will review the
scheme and its effectiveness prior to the end of this contract.
403. The Council has also embraced telecare, a range of aids and adaptations that
enable disabled adults and older people to retain independence, safety and
comfort in their own homes. Telecare offers residents support 24 hours a day,
365 days a year and can be provided alongside other services like Care at
Home. These electronic aids and adaptations link to a system that
automatically alerts the Health and Social Care Partnership’s community
response team if a person becomes ill or if something is wrong. Telecare
includes:












Community alarms
Fall detectors
Property exit sensors
Smoke detectors
Carbon monoxide detectors
Just checking systems
Medication reminders/dispenser
Flood detectors
Excessive heat and cold sensors
Domestic abuse alarms
Safer walking alarms

404. There are more than 3000 users of telecare services across North Ayrshire.
Users make a weekly contribution of £4.30 per on the North Ayrshire mainland
and £2.10 on the islands of Arran and Cumbrae, which have a more limited
response service. The Health and Social Care Partnership has committed to
the long-term funding of any shortfall, recognising telecare as a valuable
preventative service.
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Outcome 5: Investment in new housing provision across the sectors meets the
future needs of older people.
405. The next five years will see significant investment in social housing which is
suitable for older people. The North Ayrshire Strategic Investment Plan plans
for 136 amenity standard and 42 wheelchair accessible homes, in addition to
181 new or rehabilitated sheltered housing units.
406. There is, however, some work to do in ensuring that investment in new
housing in the private sector meets the future needs of older people. No older
people specific or ‘retirement' housing was built by private developer in North
Ayrshire during the lifetime of the current Local Housing Strategy, and no
proposals have as yet been lodged with the Council to build ‘older people
housing' in the next five years.
407. The Local Housing Strategy: Independent Living and Specialist Provision topic
paper considers the Council and its partner’s recent achievements and future
plans in this area in greater detail. From 2017, strategic plans for housing
North Ayrshire’s older people will be incorporated into the Council’s Local
Housing Strategy.

Consultation
408.

Consultation in this area included:



Interviews with key stakeholders
Resident surveys

409. One of the clearest finding to emerge from resident surveys is the lack of
awareness and understanding that residents have of energy efficiency.
410. Less than half (49%) of social rented tenants who responded stated that their
property has insulation. This is despite social landlords in North Ayrshire
reporting almost complete compliance with the Scottish Housing Quality
Standards, which require that properties are insulated.
411. 63% of owner-occupiers and 41% of private renters state that they have
insulation.
412. In contrast with these self-reported figures, the Scottish House Condition
Survey (Scottish Government, 2016) estimates that 9% of North Ayrshire
homes do not have loft insulation.
413. On a positive note, only 10% of respondents stated they would not be
interested in installing renewable energy or energy efficient items. In contrast,
63% stated that financial incentives would encourage them to do so.
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414. This suggests that there is fairly widespread interest from residents in
improving the energy efficiency of their homes.
415. There was also strong support for accessible and wheelchair-friendly housing,
with 72% of residents surveyed saying that they would ‘like to see more’
amenity housing and 32% supporting the development of more sheltered
complexes.
416. Similarly, there was strong support for providing energy efficient and future
proofed homes from key stakeholders interviewed. Housing design was seen
as key to this.
417. Fuel poverty was recognised as a significant, cross-tenure problem that should
be a priority for the Council. (Actions to combat fuel poverty are considered
further in Local Housing Strategy: Sustainability).
418. Housing providers described how some homes were unsuitable and could not
be adapted to meet the needs of the occupier and resolved to ensure this
situation did not occur in future. Upper floor tenement properties were, in
particular, recognised to be unsuitable for older people and those with mobility
issues.
419. Social landlords also stressed their commitment to developing specialist
properties, including homes designed to meet the needs of specific
households.
420. There was also a recognition that providing new accessible and affordable
homes is only part of the solution to the challenge of adequately housing an
ageing population.
421. The private sector is not currently delivering the types of homes that would be
suitable to meet the needs of North Ayrshire’s ageing population. Some
interviewees felt that broadening the tenure mix of amenity and sheltered
housing, or supporting the development of smaller private sector homes,
would encourage older residents to make the positive decision to downsize.

Summary
422. This chapter has considered North Ayrshire Council’s approach to ensuring
the sustainability of the area’s housing stock.
423. The Council shares the Scottish Government’s definition of sustainability and
aims to ensure that housing is energy efficient and meets the changing needs
of North Ayrshire’s population.
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424. To that end there has been significant investment in Council housing stock
and new build developments, to reduce carbon emissions and fuel poverty and
ensure housing meets the needs of North Ayrshire’s ageing population. This
will improve the quality of current and future tenants’ lives.
425. There are further plans to introduce renewable technologies at Council
housing stock in North Ayrshire’s most deprived areas however the
commercial viability of these is still being examined.
426. The Council has also invested heavily in private sector housing stock, both in
energy efficiency measures, adaptations, and support for older owneroccupiers to carry out low-level maintenance.
427. There is, however, a recognition that some of North Ayrshire's private housing
stock is unsuitable for the area's ageing population and many, particularly
older, properties are energy inefficient. Given the area’s relatively deprived
and ageing population, tackling fuel poverty should be one of North Ayrshire’s
key priorities in future years.
428. The Council and North Ayrshire’s social landlords are committed to investing
in new homes which are suitable for older people and capable of meeting the
varying needs of the area’s population.
429. More work may, however, be required to ensure that North Ayrshire's private
housing stock is sustainable for current and future residents.
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Sustainable Places
Introduction and background
430. This topic paper has thus far considered increasing the supply of high quality,
sustainable homes which meet varying needs. There is however little point in
building sustainable homes in places where people do not want to live.
431. The quality of places in which we live has an impact on all aspects of life. How
well they are designed will influence how safe we feel, how easy it is to walk
round, whether our children have safe places to play. It is critical then that the
places we create and improve and embody the principles of good urban
design (Homes and Communities Agency, 2013).
432. This Chapter considers how to ensure these principles are embodied in new
build and regeneration schemes and what the Council will do to improve the
sustainability of North Ayrshire’s communities. This includes its approach to
placemaking, empowering communities, improving community safety and
regenerating towns.
433. In Creating Places, the Scottish Government (2013) stated its policy for
architecture and design in Scotland, asserting that places are not just a
backdrop to our lives but should be considered as an agent for change.
434. Creating Places states six key policies for place-making in Scotland (which are
detailed in Figure 6). Implementing these policies will ensure that:







Scotland benefits from high quality architecture and planning.
Investment decisions are informed by a sense of place.
The potential of Scotland’s designers is realised.
Innovative, low-carbon design is prioritised.
Culture-led regeneration is promoted.
The planning process engages with and empowers communities.

435. This built on previous policies including Designing Places (Scottish Executive,
2001), Designing Streets (Scottish Government, 2010) and Green
Infrastructure (Scottish Government, 2011d), which provides guidance on
incorporating green infrastructure in development plans and masterplans.
436. The guide considers how green features and spaces in buildings (like living
roofs and walls), streets (e.g. hedges and street trees), neighbourhoods (like
allotments and playing fields) and strategic places (e.g. public parks and
woodlands) can serve a useful infrastructure purpose. Buildings, streets,
neighbourhoods and places are connected by paths, cycle routes, green links
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and corridors, including river and canal banks. Each of these enhances the
environment and the quality of residents' lives.
437. Green infrastructure has clear environmental as well as wider social and
economic benefits, making places more attractive and interesting and helping
to attract inward investment.
Figure 10: Creating Places Policy Statement
1

Everyone responsible for Scotland’s built and natural environment
must recognise that architecture and place are not simply elements
of the planning process – they are among the most important
outcomes that the process exists to support, and their quality should
be a priority.

2

Communities and places benefit from investment decisions that
consider all impacts – societal, environmental as well as economic.
Decisions should prioritise long-term benefits. The public sector
should set an example by ensuring high design standards are
adhered to in public procurement.

3

All areas of policy and practice should utilise and promote design as
a tool to deliver value, sustainable outcomes and high quality.
Scotland's design heritage and design talent should be celebrated,
and the next generation developed and promoted.

4

Low carbon design and planning should be a priority. Project clients,
commissioners, designers and approvers should encourage design
innovation and take advantage of locally-sourced materials to
facilitate sustainable development. A ‘re-use not replace’ approach
should be considered first when dealing with our existing built
environment.

5

Creative responses should be taken to enhancing and preserving
our existing built heritage. The development of creative places and
culture-led regeneration should be encouraged as an effective
approach to delivering sustainable, high quality environments.

6

Design processes should harness and utilise the knowledge of
communities and encourage active participation in the process, to
deliver places with local integrity and relevance. Engagement must
be meaningful, early and proportionate.

438. Placemaking, therefore, recognises that creating sustainable places is about
more than bricks and mortar. Creating attractive places and communities
where people want to live is seen as key to the public sector preventative
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spend agenda, capable of reversing or preventing the damaging decline of an
area.
439. This chapter outlines the Council’s housing approach to regenerating our
towns and settlements and creating places where people want to live.

Urban Design
440. Good urban design is essential to deliver places which are socially,
environmentally and economically sustainable.
441. The Urban Design Compendium (Homes and Communities Agency, 2013)
provides guidance on good urban design. It summarises:




The principles of urban design.
How the principles can be applied.
The processes which lead to successful places.

442. The Compendium characterises the majority of post-World War II
developments as ‘third-rate and lacking in any ‘sense of place’’. The
development process, it argues, is a system which produces developments
but not places. The Compendium seeks to change this.
443. It also lists seven key design aspects of urban design which should underpin
any efforts to create and improve places:
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Table 28: Seven principles of good urban design

Aspect
Places for People

Enrich the Existing

Make Connections

Work with the
Landscape

Mix Uses and
Forms

Manage the
Investment

Design for Change

Detail
For places to be well-used and well-loved, they must
be safe, comfortable, varied and attractive. They also
need to be distinctive and offer variety, choice and
fun. Vibrant places offer opportunities for meeting
people, playing in the street and watching the world
go by.
New development should enrich the qualities of
existing urban places. This means encouraging a
distinctive response that arises from and
complements its setting. This applies at every scale
– the region, the city, the town, the neighbourhood,
and the street.
Places need to be easy to get to and be integrated
physically and visually with their surroundings. This
requires attention on how to get around by foot,
bicycle, public transport and the car – in that order.
Places that strike a balance between the natural and
the man-made environment and utilise each site's
intrinsic resources – the climate, landform, landscape
and ecology – to maximise energy conservation and
amenity.
Stimulating, enjoyable and convenient places meet a
variety of demands from the widest possible range of
users, amenities and social groups. They also weave
together different building forms, uses, tenures and
densities.
For projects to be developable and well cared for
they must be economically viable, well managed and
maintained. This means understanding the market
considerations of developers, ensuring long-term
commitment from the community and the local
authority, defining appropriate delivery mechanisms
and seeing this as part of the design process.
New development needs to be flexible enough to
respond to future changes in use, lifestyle and
demography. This means designing for energy and
resource efficiency; creating flexibility in the use of
property, public spaces and service infrastructure
and introducing new approaches to transportation,
traffic management and parking.
source: Homes and Communities Agency (2013)

444. The Compendium provides guidance on how to deliver on each of these
aspects, including on appreciating the context, creating the urban
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infrastructure, making connections, detailing the place and implementing and
delivering.
445. Creating Places provides a policy statement rather than detailed guidance. It
does, however, share many of the same themes as the Urban Design
Compendium and highlights six key qualities of successful, sustainable places.
They are:







Distinctive
Safe and pleasant
Easy to move around
Welcoming
Adaptable; and
Resource efficient

446. It further states that quality places are accessible and encourage people to
connect with one another. This fosters positive activity and interaction and in
turn contributes to the safety, stability and resilience of communities.
447. These places have an enduring appeal and functionality and are more likely to
be valued by people and therefore retained for generations to come.

The Place Standard
448. The Place Standard is a new and innovative tool to evaluate the quality of a
place. Developed by the Scottish Government, it can be used to assess places
whether they are well-established, undergoing change or still being planned.
Covering the physical and social elements of a place, the Standard asks
contributors to rate a place on 14 different elements:















Moving around.
Public transport.
Parking and traffic.
Streets and spaces.
Natural space.
Play and recreation.
Facilities and amenities.
Work and local economy.
Housing and community.
Social interaction.
Identity and belonging.
Feeling safe.
Care and maintenance.
Influence and sense of control.

90

449. Participants record a rating for each element on a scale from 1 to 7 which is
charted on the Place Standard diagram (see Image 2 below). 1 means there is
a lot of room for improvement, 7 that there is very little room for improvement.
Image 2: The Place Standard

Source: Scottish Government (2015)

450. The Standard can identify both strengths and areas of weakness, allowing
local authorities, other public sector bodies and voluntary organisations to plan
their activities and prioritise appropriate action.

Irvine Bay Regeneration Company
451. The Irvine Bay Regeneration Company (IBRC) was established in 2006 by the
Scottish Government in partnership with North Ayrshire Council and Scottish
Enterprise. Its aim was to transform and economically regenerate places.
452. The IBRC was tasked with regenerating the five towns of Irvine, Kilwinning,
Ardrossan, Saltcoats and Stevenston (the Three Towns). Its objectives were
to:



Provide new and appropriate housing for local communities and new
residents.
Improve the town centres and attract a diverse economic profile in
each.
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Provide modern business space to attract and retain new employment
opportunities.
Improve the physical and built environments and enhance open spaces
and the natural environment.
Develop a clear role within the Glasgow City Region and further
develop links to the city, its airport and its business.

453. In 2009 the Company published Town Regeneration Plans for Irvine,
Kilwinning and the Three Towns. These Plans stand alongside the Local
Development Plan as supplementary planning guidance.
454. The IBRC has now been disbanded and its functions absorbed by North
Ayrshire Council’s Economic Growth service which will now be responsible for
driving forward these regeneration plans.

Charrettes
455. Charrettes are intensive planning sessions where urban designers collaborate
with residents on a vision for development. They provide a forum for ideas and
allow everyone who participates to be a mutual author of the plan.
456. Go Garnock, a four-day charrette held across the Garnock Valley was a
community-based project which aimed to explore the future of the locality. It
was delivered independently by Planning Aid Scotland, who have since
submitted a report to the Council which is currently being considered.
457. The Council has successfully submitted a funding application to carry out a
charrette in the Three Towns area.

Green Infrastructure
458. Green Infrastructure suggests that by taking simple steps ‘from grey to green’
transformational change can be achieved. Table 29 contains examples of this
step change.
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Table 29: Examples of ‘from grey to green’ infrastructure

Grey
Road bollards
Traditional roofs
Engineered flooding solutions

Green
Street trees
Green/living roofs
Sustainable Urban Drainage
Systems (SUDS), swales and natural
flood management
Permeable paving, incorporating
water storage in the sub-base of the
street
Multifunctional (e.g. wetlands that
can manage large volumes of water
and also provides aesthetic and
wildlife benefits and recreational
opportunities)

Standard roads and sewers

Single function (e.g. super-sized
rainwater pipes)

Source: Scottish Government (2011d)

459. The Council has embraced the principles of green infrastructure, and green
features form part of a number of Council house developments.
460. Major developments at John Galt, Irvine and Redstone Wynd, Kilwinning were
compliant with the Scottish Government's aspirational ‘Designing Streets'
guidance and both included pedestrian rights of ways through the
development. John Galt has its own wildflower meadow, and Redstone Wynd
links seamlessly with surrounding woodland.
461. Drainage systems at Dickson Drive in Irvine (rainwater harvesting butts), John
Galt (permeable paving), Redstone Wynd and Tay Place, Irvine (both SUDS)
are also notable for their green features.
462. Private sector developers have also begun to adopt these principles. Planning
Services advise that SUDS are now becoming the new norm for larger
developments and that many sites have ‘green’ corridors to promote
biodiversity or encourage active travel. For example, the Dawn Homes
development in Fairlie and Persimmon’s expansive development at
Montgomery Park in Irvine both have SUDS and other green features.

Regeneration
463. The regeneration of North Ayrshire is a priority for the Council and Community
Planning Partnership.
464. Housing and placemaking contribute to two of the eight objectives set out in
Council's Economic Development and Regeneration Strategy:
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To transform deprived areas in North Ayrshire into strong, resilient and
sustainable places by developing a customised approach for each area.
To support the creation of distinctive, vibrant town centres and establish
mechanisms to encourage spend in North Ayrshire.

465. As we have seen above, housing plays an important part in creating
sustainable places, and it is important that housing's role is recognised in the
locality planning process (and in sub-locality approaches).
466. Consultation carried out in support of this, and other Local Housing Strategy
papers identified areas of North Ayrshire which were considered to be poor
places to live in and, as a consequence, may be unsustainable.
467. This includes areas with pockets of poor quality housing and other areas
where improvement works are constrained by the mixed tenure nature of the
housing stock.
468. Participants in the consultation process told the Council that housing
improvements in these areas would go a long way to improving the amenity,
reputation and ultimately the sustainability of these areas.
469. In terms of social housing stock, there are pockets of low-demand housing,
particularly in the Garnock Valley and Three Towns localities. These are
typically larger properties where demand has been weakened by demographic
change and welfare reform.
470. The ‘bedroom tax’ means that working age tenants in receipt of Housing
Benefit have their benefit reduced by 14% if they have one spare bedroom
and 25% if they have two or more spare bedrooms. This is currently mitigated
by Discretionary Housing Payments (on application from the tenant), paid from
the Scottish Government’s block grant.
471. In recognition of this potential poverty trap (and the effect this could have on
the Council's housing business plan), single or couple only households are not
offered homes with three bedrooms or more.
472. This does, however, reduce the demand for larger housing and unpublished
research by Craigforth (2014) finds that interventions may be required to
ensure both the viability of these homes and the sustainability of the
communities and places they are located in.
473. Areas, where there is a large proportion of larger properties, will be particularly
affected.
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474. Demand is also weaker in areas where there is a concentration of maisonettes
and, to a lesser extent, 4 in a block properties (where upper flats are less
popular). Chart 36 below illustrates demand by property type.
Chart 36: North Ayrshire Housing Register demand by property type, as at 11 August 2016

Applicant demand by property type
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Source: derived from North Ayrshire Housing Register

475. This shows the importance of housing in regeneration efforts. If sustainable
communities are places where people want to live, then areas with unpopular
house types will be in lower demand and these areas may be less viable.
476. It is unclear whether there is a two-way causal effect: unpopular house types
mean only people with less choice and resources will move there, thus
contributing to a cycle of deprivation and decline.
477. An example of this may be the Fullarton in Irvine, North Ayrshire’s most
deprived neighbourhood. This area has five blocks of multi-storey flats. Are
multi-storey flats unpopular because they are located in areas like Fullarton, or
is Fullarton more deprived than elsewhere because people with more
resources are less willing to live in the type of housing there?
478. It will also consider its approach to managing housing assets in areas of low
demand. Craigforth's analysis, however, suggests that in some of these areas,
a housing response alone may not be sufficient and should be placed within
the Council and its partners’ wider regeneration activities.
479. The award-winning regeneration of Vineburgh provides an excellent example
of what can be achieved by housing-led regeneration.
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Figure 11 - Vineburgh – Housing-led Regeneration
Vineburgh was a stigmatised and undesirable area of Irvine, characterised by
poor quality private housing stock and low-demand social housing. Following
extensive consultation with residents and the local community, the Council
demolished 306 properties in the area to make way for 287 new, affordable
energy efficient homes.
Cunninghame Housing Association was appointed as the lead developer and
successfully delivered 256 homes for social rent and 31 for shared equity.
Occupancy levels and tenant and resident satisfaction have been
transformed, and research suggests an excellent ‘social return' on the
£31.8m public investment.
480. Based on data collected after the first, 82-home, phase of development had
completed, the Social Return on Investment Network forecasts that over 30
years Vineburgh will return £3.25 in social benefit for every £1 spent on
construction.
481. This forecast is based on an analysis of the social impact the Vineburgh
regeneration will have, placing a monetary value to the improved outcomes
achieved by the project. This includes health and wellbeing benefits for
tenants and residents and the increased employability of apprentices and
trainees who developed their skills on the site. It also includes benefits to the
public purse from reduced National Health Service, and Police involvement in
the area and the surplus on rental income returned to Cunninghame Housing
Association to bolster their business plan.

Town Centres
482. The Council’s (2014a) Local Development Plan recognises that North
Ayrshire’s town centres are ‘the focus of economic and community activity and
provide significant employment opportunities’.
483. The Local Development Plan further states that retailing is the main function
which affects the vitality and viability of town centres.
484. This is particularly the case in the towns of Irvine, Kilwinning, Saltcoats and
Largs; the Plan allocated a ‘core retail area’ within which other uses are
limited.
485. The Plan also states the Council’s opposition to commercial leisure and retail
development proposals outside North Ayrshire’s town centres, except where it
can be clearly established that there are no suitable sites in or adjacent to the
town centre and where the proposals will not adversely affect the town centre.
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486. The Plan otherwise encourages a range of uses including arts and culture,
business, civic, commercial leisure, retail and residential in North Ayrshire’s
town centres.
487. There are a number of residential homes in North Ayrshire’s town centres,
primarily tenement flats above retail units.
488. There is some anecdotal evidence to say that the mixed use of these areas
may make it more difficult to maintain these properties. Commercial properties
are ordinarily rented on a Full Repair and Insurance basis, making the (often
short-term) tenant, who will largely be unaffected by roof or chimney defects,
responsible for their share of any repair and maintenance costs.
489. The Council is keen to promote greater residential use of town centres.
Planning Services advise that the Town Centre First Principle is likely to be
adopted as part of the forthcoming Local Development Plan 2. The Council’s
Regeneration team advises that greater residential use of town centres would
help stimulate economic growth and sustain employment. Both services
suggest that a core retail offer could be better supported by increased
residential use of town centres.
490. Town centres were identified as optimal locations for older people to live,
giving them convenient and suitable access to amenities and services. The
purchasing power and spending patterns of older people also mean that they
can have a significant local economic impact if housed in or close to town
centres (Housing and Ageing Alliance, 2013).

Community Empowerment
491. North Ayrshire Council has been recognised for its commitment to tenant and
resident participation in housing. The Council was the first Scottish landlord to
renew its accreditation with the Tenant Participation Advisory Service
successfully and is, at the time of writing, the only landlord in the UK to
achieve the Tenant Information Service's Gold Award for Scrutiny.
492. The North Ayrshire Network is a constituted group that allows tenants and
residents to have their say on issues that affect their homes and communities.
Supported by Council officers, the Network coordinates resident scrutiny of
housing services in North Ayrshire.
493. This includes mystery shopping, estate inspections and reviewing
performance management. The Network also coordinates the North Ayrshire
Inspection Panel. This Panel is convened biannually to inspect a specific area
of housing services and recommend improvements to the Council.
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494. The Council is currently developing its new Customer Involvement Strategy for
2018-2023. This will focus on engaging with young people and other underrepresented groups and further developing scrutiny and social media activities.
Figure 11: The six aims of North Ayrshire Council’s (2014) Customer
Involvement and Empowerment Strategy
1

Decision making. To ensure that tenants and service users are able to
influence the delivery of housing services at all levels. We will enable
customers to have an input into not only at a local neighbourhood level but
also at a strategic level in order that tenants and other customers can shape
and influence strategic decisions about housing policies and services.

2

Involvement and Empowerment. We will offer tenants and service users a
‘menu of options’ for getting involved. This enables tenants and service users
to be involved either as an individual or as part of a Tenants and Residents
Association. We will ensure our customer involvement leads to real impact in
service delivery and satisfaction levels increase. We will provide support to
tenants to build their capacity to be more effectively involved.

3

Inclusion and Equality
We will encourage involvement throughout the community. In particular, the
Strategy has developed mechanisms to encourage everyone in communities
to tackle discrimination. We will also work to increase representation from
Tenants and Residents Associations across all geographical areas and
communities in North Ayrshire. We will continue to apply innovative ways to
maximise customer involvement opportunities.

4

Culture of Involvement and Participation
We will actively encourage a culture of participation across all services to
achieve the wider aspirations of tenants and other customers for their
communities and environments. Every member of staff has a role to play in
developing this strategy and maximising involvement and participation.

5

Information, Communication and Feedback
We will ensure we communicate effectively with tenants and other customers,
provide good quality information and that we provide opportunities for
feedback.

6

Meeting tenants and service users’ needs in the future
We will continually evolve and improve the delivery of Customer Involvement,
Participation and Empowerment. We will work with partner agencies to involve
customers.
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Tenancy Sustainment
495. Tenancy sustainment reduces homelessness and can increase the social
capital and sustainability of deprived communities. Preventing tenancies from
breaking down also reduces homelessness and its associated social and
economic costs.
496. North Ayrshire’s social landlords report their tenancy sustainment rates for
new tenants to the Scottish Housing Regulator as part of their Annual Return
on the [Scottish Social Housing] Charter. These figures are broken down into
three groups: existing tenants (transfers), homeless tenants and new tenants.
North Ayrshire Council’s performance for the past three years is detailed in
Table 27 below:
Table 27: North Ayrshire Council Housing Services tenancy sustainment, 13-14 to 15-16

Category
Existing tenant
Homeless tenant
New tenant

2013-14
95.7%
79.9%
87.2%

2014-15
94.4%
74.3%
88.7%

2015-16
94.4%
81.6%
90.7%

Source: Scottish Housing Regulator (2014; 2015; 2016)

Community Safety
497. Antisocial behaviour describes a range of issues which cause distress to
communities and make them feel unsafe. Feelings of community safety have a
significant impact on resident’s quality of life.
498. This behaviour is often the visible symptom of deep-rooted problems such as
lack of opportunity and the pervasive effects of alcohol, drugs and deprivation.
499. The Safer North Ayrshire Partnership (SNAP), a sub-group of the Community
Planning Partnership, has developed a ‘prevention first’ response to improving
community safety and addressing antisocial and other harmful behaviour
(including domestic abuse). Housing Services represent the Council on the
Partnership.
500. Adopting the Scottish Government’s PIER Model – Prevention, Intervention,
Enforcement, Rehabilitation – the Partnership takes a ‘Prevention First'
approach. Where antisocial behaviour does occur, partners will seek to
intervene before it escalates and will take appropriate enforcement action if it
does. It will then seek to rehabilitate any offenders to prevent future problems
arising.
501. This approach includes the recent creation of a Neighbour Relations team,
which seeks to resolve disputes and low-level complaints. This is in addition to
the Council's Antisocial Behaviour Investigation Team which takes early

99

intervention measures which avoid the need for enforcement action; these
include warnings, Unacceptable Behaviour Notices and Acceptable Behaviour
Contracts. The Antisocial Behaviour Investigation Team also provides
education and training to communities and service providers.
502. In partnership with Police Scotland and others, the Council has developed a
highly successful Prevention First project. Focusing on early intervention, this
analyses reports of low-level crimes and other incidents and identifies where
other services can become involved to prevent problems escalating. This
project aims to prevent further incidents, reduce repeat offending and put in
place support measures for vulnerable people.
503. Prevention First has been very successful and has led to reduced crime levels
and is estimated to have delivered efficiency savings of £800,000. The project
was also recognised at Police Scotland’s Local Policing Awards in 2015.
504. The Safer North Ayrshire Partnership also reports a 15% drop in the number
of residents reporting that they feel unsafe at night. This progress is further
borne out by North Ayrshire’s improved performance in the Scottish Index of
Multiple Deprivation’s 2016 rankings for crime deprivation. North Ayrshire’s
proportion of the most 15% crime deprived neighbourhoods
Chart 37: North Ayrshire’s localities and the most crime deprived neighbourhoods, 2006-16
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505. The North Ayrshire Community Planning Partnership will continue to build on
this success and ensure North Ayrshire’s communities live in safety and
security. This will include continuing to deliver on their strategies to combat
antisocial behaviour and violence against women (Safer North Ayrshire
Partnership, 2015a, 2015b). It also includes ensuring that housing and
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neighbourhood design creates safe spaces and safe places and that social
capital is increased throughout North Ayrshire.

Consultation
506. Consultation in this area included:
 Interviews with key stakeholders.
 Resident surveys.
 Workshop with senior staff across Council services.
507. Two-thirds of residents surveyed (67%) said that it was ‘important' or ‘very
important' to live close to the town centre. Improving options for town centre
living was also broadly supported by interviewees and other stakeholders, who
advised that town centres could better house young people and the elderly.
508. These groups may be most suitable for the generally smaller sized properties
available in town centres, and benefit most from easy access to amenities and
transport links. Increasing the number of people, particularly the young, living
in town centres would also add vibrancy and attract investment into our town
centres.
509. While North Ayrshire's retail sector is performing generally well (with below
average vacancy rates of around 7%), it was recognised that the sector is
likely to shrink further in future years. There is potential to ‘zone' town centres
for core retail and for appropriate residential use.
510. Some participants stated that increasing the rate of homeownership in town
centres would have a positive impact and help regenerate North Ayrshire’s
town centres. Homeowners were felt to be more likely to maintain and take
pride in their properties and sustain communities than tenants (and landlords)
in the traditionally more transient private rented sector.
511. Housing was also recognised to have a significant role to play in regenerating
North Ayrshire’s towns and creating better places.
512. The regeneration of Vineburgh was cited as an example of excellent housingled regeneration, with a positive social impact for residents and the wider
community. Vineburgh was however recognised as something of a one-off, in
terms of the size of the estate and the scale of social problems. While small
pockets of poor housing were highlighted by consultees, no areas were
highlighted as requiring demolition and widespread investment.
513. Instead, some stakeholders felt that the Council could better recognise the key
strategic role housing can play in the wider regeneration of the area, stating
that targeting affordable developments at particular, strategically important
sites could unlock additional private (and further public) investment.
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514. There was widespread support for mixed tenure developments which have the
potential to reduce inequality.
515. Some interviewees, however, felt that there should be a more joined-up
approach to ensuring that new (particularly mixed tenure) developments are
successful and sustainable. Proximity to regular public transports, schools and
shops should be the cornerstone of any new development. Examples were
given of social tenants relinquishing new build properties in mixed tenure
estates due to the poor provision of public transport and distance from
amenities.
516. Some interviewees recognised these issues but suggested that North Ayrshire
may not be in a position to impose additional conditions on private
developments, which create jobs and attract investment and in-migration.
517. This is an issue of potential conflict between responding to the needs of North
Ayrshire’s current residents and developing an aspirational approach to
growing the area, its population and economy.
518. The placemaking agenda was widely supported by consultees. It was again
however recognised that the current approach might not be as joined-up and
coherent as it could be. For example, where regeneration funding is targeted
at improving a place's public realm it would make sense for housing providers
and others (e.g. Streetscene) to also invest in this area.
519. Developing such an approach will require effective partnership working and a
clear strategic vision for each locality and the places within them. North
Ayrshire’s adoption of the locality planning approach was widely welcomed
and should better allow for this to happen.

Summary
520. Sustainable places are places where people want to live and which will
continue to offer a high quality of life to future residents.
521. Housing and urban design can play a significant part in creating sustainable
places. ‘Hard’ infrastructure like homes are however only part of the solution to
the physical and social decline of deprived communities.
522. Housing organisations (including strategic housing authorities) also have an
important role to play in ensuring that the softer side of sustainability is not
forgotten and that communities are empowered and strengthened.
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523. North Ayrshire is an area of outstanding natural beauty but faces significant
challenges, including deprivation and demographic change (including
depopulation).
524. Housing has a significant role to play in responding to these challenges, but it
cannot do so in isolation. To ensure their effectiveness, any regeneration or
placemaking initiatives should draw on the resources of a wide range of
partners.
525. The Council and all of its partners will continue to work in partnership to make
sure that our communities are resilient and that North Ayrshire and its towns
are places where people want to live, work in and visit.
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6. Summary
526. This paper has considered the national and local factors which inform the
Council’s approach to housing supply and placemaking in North Ayrshire.
527. Chapter 2 considered the demographic and housing profile of North Ayrshire
and found that the area has a relatively old (and ageing) and deprived
population. North Ayrshire's housing stock is broadly similar to that of
Scotland, but there are important distinctions across the area’s localities. This
means the Council will need to take a nuanced approach, taking account of
each locality’s distinctive housing needs, demands and aspirations.
528. This demographic and housing profile informs the approach the Council will
take to improving homes and neighbourhoods in North Ayrshire. Four
overarching strategic outcomes which the Council wishes to achieve during
the period of the North Ayrshire Local Housing Strategy 2017-22 are identified
in this chapter.
529. These are that:





The housing needs, demands and aspirations of people in each of
North Ayrshire’s localities and towns are better understood.
North Ayrshire has an increased supply and a broader range of
affordable housing options.
New build housing and existing homes are sustainable and meet the
varying needs of North Ayrshire’s people.
Housing makes a full contribution to the sustainability of North
Ayrshire’s communities and places.

530. The sustainability of North Ayrshire, its housing and communities are at the
heart of the Local Housing Strategy and the Council's broader mission of
delivering a better life for North Ayrshire's people.
531. Chapter 3 considered housing supply and tenure issues and outlined the
Council’s aspirations to increase the supply and quality of housing stock. This
includes growing the private and social housing sectors and providing more
specialist housing options.
532. Chapter 4 considers how housing in North Ayrshire will contribute to national
and local objectives of reducing carbon emissions, tackling fuel poverty and
meeting the needs of an ageing population. Significant progress has been
made in recent years but more must be done to ensure that all of North
Ayrshire’s people live in warm, comfortable housing which meets their needs.
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533. Future plans include the adoption of renewable technologies, the continuing
development of homes which meet varying needs and a wide range of energy
efficiency programmes.
534. The Council’s efforts to ensure that North Ayrshire’s communities and places
are secure, strong and sustainable are outlined in Chapter 5, which details the
wide range of factors and actors which underpin the making of a successful
place.
535. This includes developing a range of physical (and where possible, green)
infrastructure improvements in places while also developing the capacity of the
communities which live in them. Housing has an important role to play in the
regeneration of towns and places.
536. Specific actions to achieve these objectives are documented in the attached
Local Housing Strategy 2017-22: Housing Supply and Placemaking Action
Plan.

105

Social House Condition
Introduction
The improvement of property condition in the social rented sector has been an
objective of successive governments in Scotland. This includes ensuring that socially
rented properties are energy efficient. This paper outlines the key drivers of this
agenda and the mechanisms used to deliver on this objective.

Strategic Drivers
The Scottish Housing Quality Standard (SHQS) is the principal measure of housing
quality in Scotland. First proposed in the Scottish Executive’s (2003) consultation
paper on ‘Modernising Scotland’s Social Housing’ it was also adopted as a crosstenure tool to assess housing quality when introduced in April 2004. All socially
rented properties in Scotland were expected to meet the Standard by April 2015.
The Climate Change (Scotland) Act 2009 sets a world-leading target of a 42%
reduction in greenhouse gas emissions against 1990 levels by 2020 and an 80%
reduction by 2050. Public bodies, including local authorities, must ensure that they
act sustainably.
In Homes Fit for the 21st Century, the Scottish Government (2011) set out its vision
for housing in Scotland for the decade from 2011. This included a commitment that,
by April 2015, all social landlords must ensure that all their dwellings meet a
minimum energy efficiency standard. The Energy Efficiency Standard for Social
Housing was introduced in 2012, alongside the Sustainable Housing Strategy
(Scottish Government, 2013) which sets out a vision for Scotland’s homes to be
warm, high quality, affordable and low carbon.

Scottish Housing Quality Standard
The Scottish Housing Quality Standard was first introduced in 2004 and later updated
in 2011. It sought to drive up the standard of housing in the social rented sector by
setting minimum standards which all landlords should meet by April 2015.
For properties to meet the Standard, they must meet each element which falls under
five broad areas. They must:






Meet the Tolerable Standard.
Be free from serious disrepair.
Be energy efficient.
Have modern facilities and services.
Be healthy, safe and secure.

106

There are 55 separate elements of the Standard which homes must meet and which
fall under one of these broad areas. These range from properties being structurally
stable to flatted homes having secure, common entry systems. These elements are
detailed in Appendix One.

Energy Efficiency Standard
The Energy Efficiency Standard for Social Housing (EESSH) aims to encourage
landlords to improve the energy efficiency of social housing in Scotland.
Introduced in 2012, it sets a single minimum energy efficiency rating for landlords to
achieve that varies dependent upon the house and fuel type used to heat it. The
ratings reflect the fact that some dwelling types are more difficult to improve than
others. Social landlords must ensure that their properties achieve the relevant rating
by the first milestone of 31 December 2020.
Element 35 of the Scottish Housing Quality Standard required social properties to
have a minimum energy efficiency rating based on the Standard Assessment
Procedure (SAP) 2009. The SAP is adopted by governments throughout the UK as
the methodology for calculating the energy performance of dwellings and is based on
the energy balance taking into account a range of factors that contribute to energy
efficiency, including the:









Materials used for the construction of the house.
Thermal insulation of the building fabric.
Ventilation characteristics of the dwelling and ventilation equipment.
Efficiency and control of the heating system(s).
Solar gains through openings of the dwelling.
Fuel used to provide space and water heating, ventilation and lighting.
Energy for space cooling, if applicable.
Renewable energy technologies, if employed.

The SHQS required that gas fuelled properties had a SAP rating of 48 and electric
fuelled property a SAP rating of 63. Other systems vary. The EESSH will replace this
element and sets a higher standard, as detailed in Table 1 below.
Table 1: EESSH Minimum SAP 2009 ratings for 2020

Energy Efficiency Ratings (SAP 2009)
Dwelling Type
Gas
Electric
Flats
69
65
Four-in-a-block
65
65
Houses (other than detached)
69
65
Detached
60
60
Other fuels – SHQS requirements
source: Scottish Government (2014)
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The minimum energy efficiency ratings for a dwelling which use fuel types other than
gas or electricity, such as coal, oil and biomass will remain the same as with the
Scottish Housing Quality Standard.
Where landlords, despite all reasonable efforts, cannot access external funding to
pay for a measure necessary to achieve the Energy Efficiency Standard they can

Social Landlords in North Ayrshire
The four largest social landlords in North Ayrshire (North Ayrshire Council,
Cunninghame Housing Association, Irvine Housing Association and ANCHO) own
and manage more than 95% of social rented stock in the area. Trust Housing
Association is the fifth largest landlord in North Ayrshire. It owns and manages 287
homes in the area, all on the Isle of Arran where it is the only registered social
landlord. A further seven regional or national landlords operate in the area but each
own and manage fewer than 100 homes in North Ayrshire. These stock figures are
detailed in Table 2 below.
Table 2: Social landlords in North Ayrshire and stock numbers, North Ayrshire and Scotland

Social landlord
ANCHO
Ayrshire Housing
Bield Housing & Care
Blackwood Homes
Cunninghame Housing Association
Hanover (Scotland)
Horizon Housing Association
Irvine Housing Association
Key Housing Association
North Ayrshire Council
Trust Housing Association
West of Scotland Housing Association

Units
676
1,476
4,302
1,529
2,371
3,853
782
2,211
712
13,097
2,558
3,384

Units in NA
661
2
51
19
1,942
82
60
1,625
14
13,097
287
73

Source: Scottish Housing Regulator (2016a, b)
*Five largest landlords in bold*

This section now focuses on the five largest landlords in North Ayrshire and their
efforts to comply with the Scottish Housing Quality and Energy Efficiency Standards.
ANCHO
As at 31 March 2016, ANCHO owns and manages 661 homes in North Ayrshire (and
a further 15 in other areas). ANCHO reports 48 abeyances, all of which relate to the
installation of secure common front door entry systems, which common owners are
unable or unwilling to contribute their share to. There were no exemptions.
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The Association advises that it will continue to consult with owners and will revisit the
possibility of installing secure entry systems should ownership change, or costs for
this work reduces.
ANCHO reports that 430 (63.6%) of their homes currently meets the Energy
Efficiency Standard for Social Housing. It plans to bring the remaining 246 (or 37.3%)
of their properties up to the Standard by the 2020 milestone. However, this may be
dependent on the availability of external funding. ANCHO has previously been
successful in bidding for HEEPS ABS funding for the external wall insulation of its
maisonette properties. External funding of this nature is particularly important for the
Association, as 70% of its homes are of no fines construction; this means that they
do not have cavities to insulate. Consequently, to meet the EESSH they may require
more expensive works, like external wall insulation.
Cunninghame Housing Association (CHA)
As at 31 March 2016, Cunninghame Housing Association owns and manages 1,942
homes in North Ayrshire (and a further 429 in neighbouring East Ayrshire). The
Association reports that 1,796 of these properties meet the Scottish Housing Quality
Standard with 146 either exempted or in abeyance.
Four properties are in abeyance as private owners in tenement blocks object to
common repairs being carried out. A further 142 properties are exempted and are
unlikely ever to meet the standards set out in the SHQS:




63 properties cannot reach the required SAP rating for energy efficiency.
54 properties have kitchens that cannot be reconfigured to achieve the
required minimum storage capacity of 1m3.
6 properties fall into both of the above categories.

All exemptions for energy efficiency grounds are on the Isle of Cumbrae, which is off
the mains gas grid. CHA has invested significantly (including for external wall
insulation on 33 properties, at a cost of more than £450,000) but has been unable to
meet the minimum SAP rating.
The Association also reports full compliance, where possible, with the Energy
Efficiency Standard for Social Housing. A recent analysis of Energy Performance
Certificates for a sample of the Association’s properties found that 85% currently
meet the Energy Efficiency Standard for Social Housing.
Planned maintenance work will enable a further 2% of stock to reach the Standard,
but 13% of homes under the Association's management would require substantial
upgrading. CHA calculates that the average cost of upgrading each of these
properties to meet the minimum standard will be in excess of £11,000 and that
savings made by tenants will be relatively modest. In the absence of external
funding, the Association will seek exemptions from the EESSH for these properties.
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Should exemptions be granted, this means that all non-exempt stock either currently
meets the Energy Efficiency Standard or will do so through the Association’s planned
maintenance programme.
Irvine Housing Association
As at 31 March 2016, Irvine Housing Association owns and manages 1,625 homes in
North Ayrshire (and a further 586 elsewhere). Six of these properties are in abeyance
due to the current tenants refusing to allow works to go ahead. IHA advises that the
necessary works will be carried out when the properties become void or if tenants
change their minds. There are no exemptions.
IHA are currently reviewing their EESSH compliance. Further information will be
provided when available.
North Ayrshire Council
In its 2015/16 Annual Return on the [Scottish Social Housing] Charter, North Ayrshire
Council reported 99.1% compliance with SHQS, with 122 of its 13,097 homes either
in abeyance or failing the Standard.
120 homes are in abeyance as tenants refused access for repair or improvement
works. The Council will bring these properties up to the Standard when they are void.
The Council’s tenant liaison officers will also liaise with tenants and common owners
to gain their consent. These approaches proved successful in 2015/16 where 114
properties previously in abeyance were brought up to meet the SHQS. There were
two fails of the SHQS; both will be addressed through planned maintenance works in
the current financial year.
As at 1 December 2016, 93% of Council houses met the Energy Efficiency Standard.
The Council is taking a targeted approach to improve properties which currently fail
the EESSH and expects to reach full compliance ahead of the 2020 milestone.
Trust Housing Association
Trust Housing Association owns and manages 278 homes in North Ayrshire (and a
further 2,280 homes in other parts of Scotland). These homes are all on the Isle of
Arran, where Trust is the only social landlord.
The vast majority of Trust's housing stock on Arran (256 homes) meets the Scottish
Housing Quality Standard while the remaining 22 fail the Standard for energy
efficiency reasons. These have been exempted as external funding is not available to
carry these works out. Trust does, however, advise that they plan to bring the
properties up to the Standard from their own budget by the end of 2017/18.
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Trust are currently reviewing their EESSH compliance. Further information will be
provided when available.

Summary
Improving the quality of social rented housing has been a priority for successive
Scottish governments and minimum standards have been adopted for property
condition and energy efficiency.
Social landlords in North Ayrshire have made significant progress towards meeting
these Standards. The Scottish Housing Quality Standard has where economically
and technically feasible, been met by North Ayrshire landlords. The Council and its
RSL partners also expect to meet the higher energy efficiency standards set out in
the EESSH, where funding allows.

111

Appendix One (Social House Condition paper)
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Self and Custom Build Housing
1.

: The National Custom and Self Build Association (NaCSBA) defines selfbuild housing as when individuals or groups ‘physically build the home on
their own with or without the help of sub-contractors' and custom build
housing as when individuals or groups ‘commission the construction of
their home from a builder, contractor or package company' (NaCSBA,
2015). The industry body uses ‘private homebuilding’ as an umbrella term
for the variety of models pursued by individuals and groups who self and
custom build. This paper uses private homebuilding and self and custom
building interchangeably.

2.

National research suggests that more than half of Britons would consider
building their own home (Wilson, 2015). However, the NaCSBA estimate
that the rate of private homebuilding has almost halved in a decade, to less
than 10,000 each year (NaCSBA, 2016). Industry experts suggest this
decline is largely due to constrained access to mortgage finance for wouldbe private homebuilders (Wallace, A., Ford, J, and Quilgars, D., 2013).

3.

Research suggests that there are two distinct groups of private
homebuilders. Firstly, a generally older group with the financial resources
(including equity from their own property) to build their dream home for
later life. Secondly, a growing number of young families who cannot afford
a home that meets their needs on the market and see self and custom
building as a way of getting more out of their limited budget.

4.

The UK Government has signalled its support for the private homebuilding
industry and in July 2011 published an Action Plan to promote its growth
(NaCSBA, 2011). This Plan recognised the social and economic benefits of
private homebuilding and set an ambitious vision for self and custom build
housing to become a mainstream source of housing provision, as it is in
many other countries. The Plan set a target for private homebuilding
completions to double in a decade and an aspiration of enabling a younger
generation to build their own affordable homes.

5.

Scotland’s devolved government has similarly lent its support to private
homebuilding. In Homes Fit for the 21st Century, its strategy for housing in
the decade from 2011, the Scottish Government (Scottish Government,
2011) recognised that self-building could play an important role in
increasing housing supply, particularly in rural areas. Both the UK and
Scottish Governments recognise the key role local authorities will have in
supporting and enabling private homebuilding.
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Facts and figures
6.

Data on private homebuilding has not been routinely collected in the UK.
NaCSBA estimates are derived from VAT reclaims (as private
homebuilders can reclaim VAT costs on building materials) and findings
from surveys in the industry press that found that 36% of private
homebuilders do no submit a claim. Using this information they estimate
that self and custom build housing reached a peak in 2005-6 when 18,000
homes were completed. The number of completions had almost halved to
9,400 in 2014-15. Chart 1 below shows the major impact that the global
financial crisis has had on private homebuilding output in the UK.
Chart 1 UK Self Build Completions by Financial Year.

Source: NaSCBA1

7.

1

There are significant regional variations in private homebuilding across the
UK, reflecting different traditions and varying land availability at subnational and regional level. Chart 2 below shows the disproportionate
levels of private homebuilding in Northern Ireland (less than 3% of UK
population) and Scotland (around 8% of UK population). There is an
established tradition of self and custom building in both countries,
particularly in rural areas and in island communities.

See http://customandselfbuildtoolkit.org.uk/briefing-notes/introduction-private-homebuilding-sector/#
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Chart 2 UK private homebuilding on sub-national/regional basis.

Source: NaCSBA2

8.

Private homebuilding across the UK's nations and regions does, however,
lag that of many other developed nations. Self and custom build housing
makes up more than half of new builds in countries throughout continental
Europe and Scandinavia and a third or more of new housing in the USA,
Australia and New Zealand. This is shown in Chart 3 below, based on precrisis data (when private homebuilt completions in the UK were a greater
proportion of all new builds).
Chart 3 Private Homebuilding by nation.
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Source: UK Government (2011)

2

See http://customandselfbuildtoolkit.org.uk/briefing-notes/introduction-private-homebuilding-sector/#
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9.

Drawing on data derived from the Land Registry, Home Builders
Federation and NaSCBA, a BBC report in 2011 found that significant
savings could be made by individuals building their own home rather than
buying a new build or from the second-hand market, as illustrated in Figure
1.
Figure 1. How self-build homes can save you cash.

Source: BBC (2011)

National Policy

3

10.

In Laying the Foundations (UK Government, 2011), its strategic plan for
housing in England, the UK Government set out its ambition to make self
and custom build housing a ‘mainstream housing option’. Recognising
private homebuilding’s potential to deliver affordable housing and unlock
economic growth it set an ambitious target of doubling the industry’s output
in a decade.

11.

To this end, the UK Government convened a joint Government-Industry
working group which published an Action Plan to promote the growth of
self-build housing (Self Build Government-Industry Working Group, 2011).
The plan proposed a number of actions which would improve land and
finance availability, reduce regulation and support would be private
homebuilders. A number of these have been implemented, including the
recommendation that local authorities assess demand for self and custom
build and support it through the planning system.

12.

The Self-build and Custom Housebuilding Act 20153 places a duty on local
authorities to establish and maintain a register of interest in private
homebuilding in their area. Authorities must have regard to this register
when carrying out their planning, housing, land disposal and regeneration
functions. The Act came into force on 1 April 2016.

See http://www.legislation.gov.uk/ukpga/2015/17/pdfs/ukpga_20150017_en.pdf
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13.

The Scottish Government has also signalled its support for self and custom
building. In Homes Fit for the 21st Century (Scottish Government, 2011), its
strategic plan for housing in the decade from 2011, the government
outlined plans to develop a self-build initiative for Scotland and work with
lenders to ensure suitable finance products are available. A practical online
guide for self-builders has also been published4, and some financial
support has been offered to the industry.

14.

Private homebuilders in the Highlands can now borrow up to £150,000
from the Highland Self Build Housing Fund to help them reach build
completion, repayable when they can access a traditional mortgage. This
£4m revolving fund is one of a number of new innovative, finance
approaches the Scottish Government has implemented to stimulate house
and homebuilding and increase housing supply. This includes funding for
bringing empty homes back into use and converting commercial properties
in town centres to residential use; accessing these sources of funding may
help cross-subsidise private homebuilding and make it more viable.

Best Practice by Local Government
15.

This chapter reviews best practice by local government in supporting
private homebuilding. It draws primarily on two reports produced by the
National Custom and Self Build Association (NaCSBA, 2011) and a review
of case studies on the Association’s website
(www.customandselfbuildtoolkit.org.uk). It also draws on case studies and
other good practice highlighted in other reports (including the Carnegie UK
Trust’s (Carnegie UK Trust, 2011) review of The Effectiveness of Rural
Housing Burdens) or found through a non-exhaustive internet search.

16.

A number of local authorities in the UK and beyond have initiated private
homebuilding schemes, ranging from single units to entirely new
settlements. This paper focuses on those in Scotland, England, the
Netherlands and Germany. It also reviews the successes of the Finnish
Housing Fair and Scotland’s Housing Expo, two events aimed at promoting
the sector.

Scotland
17.

4

Inverclyde Council is offering 8 plots in the popular village of Kilmalcolm as
part of its strategic plan to attract and retain new residents and halt
depopulation in the authority area. Around £500,000 has been invested in

See http://www.gov.scot/Topics/Built-Environment/Housing/BuyingSelling/self-build/guide
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getting the site ‘shovel ready' (including new roads and a sustainable urban
drainage system), and £250,000 has been committed to administration and
marketing. It expects that this expenditure will be recovered through the
sale of the plots5.
18.

In Glasgow, increasing self and custom build is one of ten key actions in
the Council’s People Make Glasgow Home (Glasgow City Council, 2015)
strategic plan to deliver 25,000 new homes over the next decade. Its first
private homebuilding project (comprising six units in its first phase) is in
Maryhill, one of eight transformational regeneration areas in the city. Guide
prices for the plots (between 317m2 and 862m2, on land that was in Council
ownership) are between £40,000 and £50,000.

19.

These appear to be the first initiatives by Scottish local authorities in urban
areas. In rural parts of the country, private homebuilding is a more
established part of the housing system. Orkney Islands Council has a
serviced plots programme, where it makes fully serviced sites available for
sale at an affordable level. It is currently advertising four serviced plots of
between 812m2 and 893m2 in the Finstown area for offers over £30,000.
Private homebuilding is also common in the Shetland Isles, and the local
Council there has developed a guide (Shetland Islands Council, 2008).

20.

On the Scottish mainland, local authorities in rural areas have taken a
partnership working approach to increasing the supply of self and custom
built homes.

21.

The Highlands Housing Alliance, a consortium of the Highlands Council,
five housing associations and a housing trust, develops housing in a range
of tenures, including serviced plots for private homebuilding. The Alliance
currently has 15 plots for sale across four sites6.

22.

The Highlands Small Communities Housing Trust (HSCHT) and the
Dumfries and Galloway Small Communities Housing Trust (DGSCHT) are
charitable bodies funded by central and local government and grantmaking trusts and foundations. They enable and provide affordable
housing options in small rural communities.

23.

Among other activities (including providing market housing for sale and key
worker housing for rent) the HSCHT finds, develops and sells serviced
plots for self and custom build. An example of this is its work in the village
of Beauly. A local housing needs survey had established demand for
affordable self-build housing. Scotia Homes, a private developer, had

5

Median asking price for four-bed properties in the area is £315,000 (average £333,700) – and detached homes
incur a significant premium – see
http://www.home.co.uk/guides/asking_prices_report.htm?location=kilmacolm&lastyear=1
6
See http://www.highlandhousingalliance.com/properties
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sought permission to develop market housing in the area; as part of its
affordable housing contribution, it provided land for ten self-build units
which Highland Council asked the HSCHT to deliver.
24.

The Trust had spent £300,000 on purchasing and servicing the land. Each
plot was sold at cost price of £30,000, rather than its market value of £8090,000. To protect this discount in perpetuity, the HSCHT applied a Rural
Housing Burden – a title condition comprising two elements: an equity
share and a right of pre-emption.

25.

The equity share protects the discount given to the initial purchaser by
suppressing the selling price in the event of a resale; the right of preemption means the Trust has the first right to buy the property back when
offered for sale. Figure 2 below demonstrates how this works in practice.
Figure 2 Worked example of Rural Housing Burdens

Open market value of completed home once built
Typical build cost and fees (3 bed)
Discounted plot purchased from HSCHT
Total cost for purchaser
Difference between cost and open market value on completion
Equity share to be retained by HSCHT is set at 70/210
Equity share held by the purchaser is set at 140/210

7

£210,000
£110,000
£30,000
£140,000
£70,000
33%
67%

26.

The property in the example above could only then be sold at 67% of
prevailing market value in future.

27.

The DGSCHT operates in a similar manner and are currently marketing
three serviced plots in the village of Moncreith for just £17,500 to eligible
locals; a Rural Housing Burden will be imposed on each7.

28.

Providing affordable home-ownership options is particularly important in
rural communities. Studies by the HSCHT have found that only one in
three or four households in need of affordable housing could realistically
sustain a mortgage of £75-100,000 (enough for a subsidised form of
homeownership) far less a home on the open market (median sale prices
in rural areas are £184,000 in ‘remote’ and £200,000 in ‘accessible’ areas).
Despite this, surveys consistently find that this group aspires to
homeownership (Carnegie Trust, 2011).

See http://www.dgscht.co.uk/category/property-for-sale/
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Rural Housing Burdens
The Title Conditions (Scotland) Act 2003 gives organisations designated as a ‘rural
housing body’ the right to place a ‘Rural Housing Burden’ in the Title Deeds of a rural
house or house plot. This ensures that whenever the property is sold, the discount
included in the original purchase price can be retained in perpetuity in all subsequent
sales of the property. The aim of placing a Rural Housing Burden on a property is to
ensure the house can only be sold at a sub-market level, enabling the property to
better meet local housing need and provide a long-term community benefit. Local
authorities, housing associations and any properly constituted body which has a clearly
stated objective to meet affordable housing needs in rural areas are eligible to apply to
the Scottish Government for ‘rural housing body’ designation.

England
29.

Some English authorities have taken other innovative approaches to
enabling private homebuilding that meets affordable housing need in
perpetuity. The National Planning Policy Framework (DCLG, 2012)
promotes the use of rural exception sites, which are ‘small sites used for
affordable housing in perpetuity where sites would not normally be used for
housing’.

30.

In Shropshire, the County Council’s ‘Build your own affordable home’
initiative allows ‘modest’ (no more than 100m2) individual houses to be built
on sites that would not normally obtain permission for open market
housing. As sites are not designated for residential development, land
costs are significantly lower than for comparable open market plots. This
allows individuals with a local connection who are in housing need to
develop their own ‘affordable self-build'. Private homebuilders must sign an
agreement (under section 106 of the Town and Country Planning Act 1990
– the English equivalent of section 75 agreements in Scotland) which limits
future sales to a set percentage of market value, ensuring the properties
continue to be retained as part of the area's affordable housing supply.
This approach has delivered more than 250 much-need affordable homes
in seven years at no cost to the public purse.
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Image 1: An exceptional, affordable home in Shropshire

source: www.customandselfbuildtoolkit.org.uk/

31.

Similar schemes are in operation across rural England, enabling local
people to access low-cost homeownership. This helps sustain communities
and boosts local economic growth, as single houses are usually built by
local builders.

32.

Local authorities in England have also enabled Community Land Trusts
(CLTs), and other co-operatives deliver affordable private homebuilding in
their areas. CLTs are local organisations set up and run by ordinary people
to develop and manage homes as well as other community assets. In
terms of housing, a CLT's main role is to make sure these homes are
genuinely affordable for local people, both now and in the future.

33.

An excellent example of this approach is the Broadhempston CLT in
Devon, an area where the high cost of land and market housing means
building or buying a home is outwith the reach of many local families. Local
residents got together to form a CLT and bought land previously
earmarked for agricultural use from the local council. The land purchase
and cost of instructing a contractor to slab six plots and erect shells on
them were financed by a mortgage taken out by the CLT.

34.

Six families who met eligibility criteria (around affordability, housing need
and income) were allocated each plot, which was secured by a deposit of
£5000. The deposit and 20 hours labour per week (sweat equity) gave
them a 25% shared ownership in the property. They then rent 50% of the
property or have the option to ‘rent to buy' (making additional payments to
pay down the capital) up to 75% equity in the property. The CLT retains
25% ownership to ensure properties remain affordable for local people with
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a housing need and homes can only be sold to people who meet the
Allocations Policy.
35.

This scheme has delivered much needed affordable housing with no grant
or cost to the public purse. In other areas authorities have sold land at submarket rates to CLTs where they have found the community benefits
outweigh the additional capital receipt that could be achieved.
Image 2: Community self-building in Broadhempston

source: customandselfbuildtoolkit.org.uk

36.

In Bristol, the Council sold a disused school building, parcelled with some
land from an adjacent car park and depot to a local CLT for the nominal
sum of £1. This represents a significant discount on the £286,000 it was
estimated the site (with full planning permission) would have achieved on
the open market. The Council also seconded a Development Officer to the
CLT to provide technical expertise and provided funding for predevelopment work and to underwrite third party loans.

37.

In return, the CLT custom built six new homes and converted the school
into six flats. Five properties were retained for affordable rent, and seven
sold on a shared equity basis to eligible CLT members (who can ‘staircase
up' to full ownership). New residents were given the opportunity to earn
sweat equity (or reduce their rent) by self-finishing their home, including
installing kitchens and bathrooms and undertaking decorating, tiling,
flooring and external landscaping.

38.

The Council received nomination rights for three affordable rent properties
in perpetuity and were able to regenerate a deteriorating site which had
become a maintenance burden. It was also recognised that the asset value
of the land could be used to attract finance and produce other homes on
additional sites without requiring any further financial assistance. This
would establish a ‘rolling fund’ for the CLT, contribute to the strategic aim
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of diversifying housing options in the city and increase the supply of
affordable housing.
39.

40.

8

This ambition has been realised, and the CLT is now in the process of
developing a 36-home site comprising a mix of social rent, self-finished
shared equity and fully serviced plots for private homebuilders.
Like in Scotland, a number of local authorities have developed serviced
plots to sell on the open market in order to increase supply and meet local
strategic objectives.

41.

Stoke City Council, for example, has enabled private homebuilding
(allowing affluent households to meet their housing aspirations) as part of
its efforts to attract in-migration and inward investment. In its first scheme,
the Council identified land that had previously been acquired for an
abandoned road scheme, put in the necessary infrastructure and serviced
six plots to sell at auction. This ensured that the Council's cost was
recovered. All six homes were completed by early 2016. A covenant on the
property means that the owners must occupy it (and it cannot be rented
out); there are no other restrictions. The Council view the scheme as a
success and has identified 72 hectares of unused land for future private
homebuilding schemes.

42.

The private homebuilding projects highlighted so far have been relatively
small-scale. Some larger projects have been delivered by community-led
co-housing organisations, privately funded and with little support from local
authorities. This includes the Duneland Ecovillage just outside the village of
Findhorn on the north coast of Scotland.

43.

Duneland, a social enterprise with 69 shareholders, bought 360 acres of
land next to the existing village, with 16 acres of brownfield land identified
for development. Around half of this site is now occupied with 40
properties, including two shared equity and two socially rented (Duneland’s
affordable housing contribution). Around half of the houses were built for
original shareholders, with the rest built speculatively. A further ten
serviced plots are now available for new residents. Homes cannot be
privately let, although one unit has been sold to a consortium who split
residency on a timeshare basis. This demonstrates the range of tenures
and housing options that self and custom build housing can support.

44.

In contrast with the limited size of many private homebuilding programmes
supported by local authorities, Cherwell District Council in Oxfordshire has
ambitious plans for self and custom build housing in its area. Its Cherwell
Build!8 initiative delivered 250 new homes in 2014 and 2015. Residents
were able to purchase a plot or house at various stages of completion in
return for a reduced purchase price. Options included full build on a

See http://www.cherwell.gov.uk/build
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serviced plot, buying a watertight shell, self-finishing (adding all fixtures
and fittings) and final finishing only (decoration and landscaping).
45.

It has since launched an ambitious scheme to enable and deliver 1900
wholly self and custom built homes on a new settlement at Graven Hill, on
the outskirts of the historic market town of Bicester. The site, purchased
from the Ministry of Defence, will be built out over ten years. Plans have
not been fully developed, but the Council states that the properties will be
for owner-occupation and that the 30% affordable housing contribution
required for developments in the area will be wholly met through integrated
clusters on site and in every phase of development. A variety of plot sizes
and options will be available.

Netherlands
46.

The Bicester scheme has parallels with some larger self and custom build
developments in Europe. In 2001 the Dutch government published a
national housing plan, aiming to double private homebuilding to 30% of
new build housing by 2040. This target was achieved by 2006 as
municipalities embraced self and custom building.

47.

Almere, a new town 30km east of Amsterdam, is at the fore of these
efforts. A new town built initially in the 1980s on land reclaimed from the
sea, it is now the seventh largest city in the Netherlands, and the
municipality has placed private housebuilding at the centre of its plans for
future growth. Dubbed a ‘Grand Designs for the average man' (Collinson,
2011), the city has taken a radical but straightforward approach to growing
the city, creating entirely new neighbourhoods in the Almere Poort area. It
sells land for residential development, with no subsidy and no complex
rules and regulations.

48.

The local authority has master planned new communities, put the
necessary infrastructure in place and serviced plots in a variety of sizes
(from 86m2 to 1200m2) to meet potential residents' aspirations and
budgets. The land is sold at a flat rate of €375/m2. Purchasers are given a
passport – their permit to build on the site, including details of any
restrictions (typically only the height of the building and how close to the
boundary it can be built)9.

9

Glasgow City Council are adopting this approach in Maryhill – meaning no formal planning permission will be
required. This will be a first in Scotland.
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Image 3: A street in Almere

source: decentarchitecture.com

49.

Around half of the purchase price is deferred for three years to facilitate the
build; for low-income households (earning less than €36,500 per annum)
this rises to 100% of purchase costs under the ‘Ik bow betaalbaar in
Almere’ (‘I build affordably in Almere’) scheme, which also offers a second
‘top up’ loan to those who require it. Residents can apply for an extension
should they be unable to repay the loan after three years.

50.

Almere supports self and custom builders and is flexible to their needs. A
group of 25 came together to build an apartment block on several plots,
delivering new build flats for just €69,000 each, including land costs. Other
municipalities are also using innovative methods to support private
homebuilding. Nijmegen, a city near the German border, has developed a
catalogue of designs for ‘flat pack’ homes in collaboration with 20 local
architects which is provided to prospective purchasers.

51.

Elsewhere in the Netherlands, the De Flat project in Amsterdam is one
Europe's largest ‘self-refurb' schemes. A deck access social housing
complex that was in poor disrepair and had been condemned for
demolition has been transformed into 500 new homes. The complex was
owned by a housing association (on land leased from the municipality) who
elected to demolish the site, in a run down and deprived area, at a cost of
€4m rather than spend €17m on essential remediation works.

52.

A local community group proposed re-using the flats and came up with a
scheme to provide low cost ‘shells’ that people could then fit out and
complete themselves. The housing association liked the proposals and
sold the complex to the group for €1. The group teamed up with a local
building contractor, who agreed to forward fund €30m of repairs and
improvements. This has been handsomely repaid through sale of the
shells, which offered affordable homeownership to local residents (the plots
were marketed at around €1100 per square metre, approximately a quarter
of the ‘going rate’ in the city). Prospective purchasers were assisted by
architects and finance experts to build the homes they wanted and access
mortgage finance. The initial purchase price covers the build costs and a
leasehold on the land until 2053.
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53.

The project has proved very popular, with all units sold and the first two
phases now complete. This creative use of an existing building has helped
regenerate the area, increased housing supply and met local need for
affordable housing, all at no cost to the taxpayer. Similar schemes on a
smaller scale have been undertaken in towns and cities across Germany
and the Netherlands, with disused hospitals, empty town halls and former
schools all converted for residential use by self and custom builders.

54.

In The Hague, the local authority installed independent utility connections
to 11 large classrooms in a redundant school and sold the leaseholds for
the shells to locals in housing need, who are then supported to create a
home by expert ‘coaches’. Servicing the building cost around the same as
demolition would have, and sale of the 11 units realised a bigger capital
receipt than sale of the vacant land would have done.

Germany
55.

Group self and custom build is common in Germany (as well as in cities in
neighbouring Austria and France) and covers a wide variety of projects,
both restoration and new build. In Berlin and Hamburg, local authorities
have sold listed former school buildings to co-operative groups, supporting
them to refurbish them into new homes. Rents (and some limited sales)
cover the costs of mortgage finance.

56.

In Tubingen, city planners have been successfully supporting group
building since the 1990s. Its most recent project has been in the Alte
Weberei area, where it acquired a redundant textile mill in 2008. A
masterplan was prepared, and the city's subsidiary development company
carried out infrastructure and remedial groundworks and managed the
development process. The site was divided into 30 plots which could only
be sold to constituted community groups at a price fixed by the city. Groups
then competed to purchase a plot, with only the best ideas being selected.
By mid-2015 all plots had been successfully developed, creating 400 new
homes, 100 new jobs and a €1.5m surplus for the city.
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Image 4 Tubingen: Riverside group building in Tubingen

source: customandselfbuildtoolkit.org.uk

57.

Freiburg is another pioneering city which encourages group building and
has over the past 20 years delivered thousands of community-led homes.
Its largest project is in the Gutleutmatten area where 28 separate parcels
of land have been sold off for development. Around half of the plots were
reserved for group building with the remainder sold to three developers and
four housing associations. This demonstrates that group building can be
integrated into a mixed tenure development.

58.

Unlike in Freiburg and Tubingen, most group projects are however
completed with little or no assistance from local authorities. These do
however show what can be achieved when self and custom building is
encouraged and becomes an established part of the local housing system.
In Berlin, around a sixth of all new homes in the city in 2014 were selforganised by local communities and more than 100 group projects have
been completed this millennium. These comprise a mix of tenures – from
entire owner occupied, shared equity and rent to a mix of all three. Projects
range from complete self-build to complete custom build, with a number
self-finished from shells built by contractors.

59.

Private homebuilding accounts for almost two-thirds of new housing in
Germany. Its part of the housing system is so established that there are
about 20 permanent exhibition sites throughout the country showcasing a
variety of custom built homes, building materials and what can be done by
private homebuilders.

Housing Fairs
60.

These exhibition sites are similar to the popular Housing Fairs held each
year in a different town or city in Finland. The Housing Fairs are managed
by the Finnish Housing Fair Co-operative and showcase current and future
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trends in architecture, buildings, materials, interior design, furnishing and
landscaping. Local authorities compete to attract the Fair to their areas,
donate the land and are responsible for master planning.
61.

The scale of fairs varies, but development usually comprises between 40
and 60 units, with around a quarter for affordable rent and three-quarters
for owner occupation. Owner occupied properties are built for specific
clients. Generally, around 10% of the houses will be controversial in design
terms, 30% should offer cutting edge design and build, and the remainder
will be examples of current best practice. Now in its 47th year, the Fair is
held for four weeks every July-August and attracts hundreds of thousands
of visitors. Families move into the homes at the end of each Fair, which are
self-sustaining (costs covered by land/property and ticket sales).
Image 5: Finnish Housing Fair 2009, Valkeakoski, Finland

source: panoramio.com

62.

The Finnish Housing Fairs inspired the UK’s first Housing Expo10, in
Inverness in 2010. Developed and delivered by the Highland Housing
Alliance, the Expo delivered 52 custom built homes and attracted 34,000
visitors. The Expo had three main aims:
 To showcase innovative, sustainable housing and placemaking to a wide
audience and to help change attitudes towards house and place design;
 To stimulate the construction industry in terms of consideration of designled housing solutions and high quality home-grown and manufactured
skills, materials and products;
 To investigate and trial new ways of thinking about places, design and
materials.

10

See http://www.gov.scot/Resource/Doc/347799/0115858.pdf
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63.

Organisers hoped the event would be a ‘test bed’ for design, construction
and technological innovation. These objectives were achieved however the
Expo did not run entirely smoothly.

64.

A combination of the financial crisis and inclement weather meant that five
of the initially proposed 55 homes on site were not built on time for the
event (and only two of these were later completed). 23 affordable homes
were delivered with the support of Housing Association Grant, and five
major developers took on plots to pilot their own innovative designs.
Image 6: Stealth Terrace.

source: Scottish Government (2011)

65.

Unlike in Finland, the organisers had to buy the land, and the project ran at
a loss, with the homes built for market sale by the HHA sold for less than
cost price. The recession meant that banks, despite a Scottish Government
guarantee, would not lend until partial completion and in many cases,
contractors' costs had to be front-funded to ensure completion. Due to the
innovative and one-off nature of the builds, costs per unit were significantly
higher than for ordinary private homebuilding or speculative housebuilding.
This placed considerable financial stress on the Alliance.

66.

In spite of these difficulties, the board of the Expo declared the event a
success and noted many positives, including the development of 52
exemplar homes in a new sustainable community. This demonstrates what
can be achieved by showing ambition for self and custom building.

129

Private homebuilding in North Ayrshire
Current role of self and custom building
67.

Data obtained from Planning Services suggests that there have been 199
applications (for a total of 234 homes) from private homebuilders in North
Ayrshire in the five years from April 201111. This comprises 153
applications to erect completely new dwellings and 46 applications to
convert unused buildings (barns, outbuildings and previously commercial
space like care homes, hotels and offices).
Chart 4: Private homebuilding by type and location.

68.

More than half (51%) of applications to build new homes came on the
islands of Arran (46%) and Cumbrae (5%). A further 18% of planning
applications to erect new dwellings were from the North Coast (exc.
Cumbrae) area, meaning around 7 in 10 of all applications came from
Arran and North Coast localities.

69.

A high proportion of applications to privately home build in the Garnock
Valley were conversions (typically barns and outbuildings), and there were
more applications to change use in the Three Towns than build new
(mostly converting disused offices). This is illustrated in chart 5 below.

11

Raw data of 381 planning applications coded ‘3B’ (Dwellings – Minor (Less than 50)) was interrogated. Subdivisions, applications for more than four homes and applications from companies were removed along with
applications to renew permissions, where this created a duplicate entry. This approach excludes small custom
build developments for employee accommodation, which may be seen as private homebuilding and which the
Council may wish to support, in order to improve the resilience of rural economies.
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Chart 5: Proportion of new build and conversion applications by area

70.

These figures demonstrate a healthy demand (as realised by planning
applications) across North Ayrshire, particularly in the less urban localities
(Arran, Garnock Valley and North Coast).

71.

This demand has however been mostly unrealised. As at 5 September
2016, only 27% of these have however been completed (based on a
completion certificate having been issued or refused by North Ayrshire
Council Building Standards).
Chart 6: Private homebuilding – applications and completions, North Ayrshire, 2011-16

North Ayrshire

54, 27%

145, 73%

Completed applications

Non-completed applications
Source: derived from NAC Building Standards data
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Chart 7: Private homebuilding – applications and completions by locality, 2011-16
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72.

This demand has however been mostly unrealised. As at 5 September
2016, only 27% of these applications have led to a completed development
(based on a completion certificate having been issued or refused by North
Ayrshire Council Building Standards).

Potential role of private homebuilding
73.

The Council has an aspiration to grow the supply of housing in North
Ayrshire. This will ensure that it better meets the needs of residents, create
jobs and stimulate the local economy. This aspiration is expressed through
an ambitious social housing development programme.

74.

North Ayrshire Council has delivered 256 Council houses over the past 5
years (to March 2016); its RSL partners have completed 398 homes in this
period. Through its Strategic Housing Investment Plan (SHIP), the Council
plans for a further 495 social rented homes to be completed by 2020. No
other affordable housing options will be supported through the SHIP.

75.

Since the financial crisis, the number of completions by speculative
housebuilders has significantly declined and has remained relatively steady
at around 150 units per annum. Social landlords are now the dominant
housebuilder in North Ayrshire.
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Chart 8: North Ayrshire completions by tenure, 1996-97 to 2014-15.

Source: Adapted from Scottish Government (2016)

76.

There is however relatively low demand for social rented housing in areas
of North Ayrshire where affordability pressures are at their most acute (i.e.
on Arran and the North Coast). This is illustrated by charts 9 and 10,
detailing population, demand and median house prices by locality and
house prices. The decline in private housebuilding may also make it more
difficult for North Ayrshire to regenerate areas and to attract and retain
young, mobile residents.
Chart 9: Population and NAHR demand by locality, as at 11 August 2016
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Chart 10: Median house prices by North Ayrshire locality, 2015
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Median house price in 2015 by locality
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77.

These areas have a larger proportion of private housing than elsewhere in
North Ayrshire, and their populations are older than the authority's as a
whole, as shown in chart 11 below. This means that existing stock may be
less likely to meet the needs of its ageing residents.
Chart 11: Tenure and population of over 60s by SMHA.
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78.

Private homebuilding may offer a solution to these issues by providing
affordable homeownership opportunities to first time buyers and young
families while also allowing older households to build homes that are more
suitable for their old age. More than half of all households on Arran (52.8%)
and 45.1% of all households in the North Coast own their homes outright;
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this suggests there is significant housing equity that could be used to self
or custom build new, more suitable housing.
79.

National evidence shows that these groups are the most likely to consider
self and custom build. Local evidence suggests that there is already some
demand in these areas for this type of housing.

80.

More broadly, private homebuilding could be a more viable option that
social or speculative house building on smaller sites. It may also make
larger developments more viable (or ensure a better and more appropriate
affordable housing contribution) on larger sites as developers may be more
inclined to build where their s.75 contributions are met by providing plots
for self and custom builders to complete. It could also help facilitate
pipeline projects that have stalled (for example, at Ardrossan and Irvine
Harbours which may be desirable locations for young families, retirees and
others), unlocking significant private investment in North Ayrshire. Could
Ardrossan Harbour be Scotland’s Almere Poort?
Image 7: Ardrossan Harbour – self-build by the sea?

Source: irvinebay.co.uk

81.

There are other private homebuilding opportunities that might support the
Council to meet both its housing and wider strategic objectives. The first
priority in the Council Plan 2015-2020 is growing our economy, increasing
employment and regenerating towns. By 2020 the Council wants North
Ayrshire to have towns that are more vibrant with a wider choice of quality
housing as well as retail and leisure facilities. Success in this area will be
achieved if the number of people going to town centres has increased.
Experts recognise that the best footfall is the residential kind.

82.

North Ayrshire has a significant number of empty commercial and retail
units in its town centres, some of which are in Council ownership. Many of
these are suitable for residential development and are close to amenities
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and transport links. Converting these disused units into homes will have
housing and economic benefits and may also return a capital receipt and
reduce revenue costs.
83.

An example of this are two terraced blocks of office space between Irvine
town centre and popular residential housing on Bank Street. One is in
private ownership and has planning permission for conversion but has
however not been developed. The other, similar block, is Council
ownership and has been unsuccessfully marketed for sale. These blocks
may be suitable for self-refurb projects, which have been successful
elsewhere (for differing approaches, see the Bristol CLT and De Flat case
studies above). External funding (potentially HAG for any partnering RSL,
empty homes and town-centre regeneration grants and loans) may also be
available.
Image 8: 36-38 Bank Street, Irvine.

Source: Historic Scotland

84.

There are other empty and ‘at risk’ buildings in North Ayrshire which could
be converted for residential use and have a significant heritage value.
These include disused mills in the Garnock Valley, derelict churches on the
North Coast and a former hotel and listed building in Kilwinning. These
could each provide opportunities to deliver high quality housing that meets
both need and aspiration in buildings with significant heritage value. See
http://www.buildingsatrisk.org.uk/search/planning_authority/178/ for more
information on disused buildings in the area.

85.

The Council is also marketing large plots of development land for market
housing in various locations. This includes a large plot (4.36ha) on the site
of the former St Michael’s Academy in Kilwinning and a 1.36ha site suitable
for around 35 homes off Clark Drive in Irvine. Both areas are identified for
market housing in the Local Development Plan, are relatively popular and
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in close proximity to town centres and transport links. Despite this, they
have not attracted any interest from developers.
86.

The rapid growth in social housing completions has been a welcome
development in post-financial crisis North Ayrshire. The Council’s
ambitious plans to grow social rented housing in the area will ensure that
affordable rented options are available for many more of its residents.
However, the decline in private market housing completions means that
aspirations for affordable home-ownership, or to live in a certain type of
housing, may go unmet. Private homebuilding could go some way to filling
this void.

Summary
87.

The private homebuilding industry currently delivers about one in ten new
homes in the UK and one in eight in Scotland. Both Scottish and UK
Governments have ambitions to increase this, recognising the greater role
that private homebuilding plays in delivering new homes in continental
Europe.

88.

The good practice review above demonstrates the range and breadth of
private homebuilding projects that have been developed and delivered by
individuals and groups, and the variety of ways local authorities have
supported them to build or commission their own homes.

89.

From facilitating individual homebuilders to delivering entirely new
communities, towns and cities across the UK and Europe have taken
innovative steps to support the industry. Developments encompass
everything from self-build to flat pack housing with a whole spectrum of
options in between. In many cases, new affordable homes which better
meet housing need and demand and make significant contributions to local
authorities' wider strategic objectives have been delivered at no cost to the
public purse.

90.

Despite the diverse approaches taken by local governments, the good
practice review has identified key themes that characterise successful self
and custom build housing projects. These projects are generally:
 Supported by strong political leadership;
 Underpinned by a clear strategic vision; and
 Delivered by local authorities which view prospective private
homebuilders as valued investors in their communities and offer
proactive support to them.

91.

This paper has identified a number of ways in which self and custom build
housing could help the Council deliver on its strategic objectives. This
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includes attracting new residents, delivering affordable homeownership
opportunities and meeting the housing needs and aspirations of an ageing
population.
92.

Few urban authorities in Scotland have captured the potential of private
homebuilding but evidence from England and Europe suggests that it
offers pioneering councils an opportunity to improve the supply and quality
of housing and unlock private investment.

93.

North Ayrshire has significant strengths that can (literally) be built on. A
relatively cheap and plentiful supply of land, an excellent natural and built
environment and good transport links to Glasgow and beyond makes for an
unrivalled offer to prospective private homebuilders.

94.

There is some evidence to suggest that relatively high and unrealised
demand for self and custom build in North Ayrshire. Further work is,
however, likely to be required to provide a robust evidence base.

Recommendations
95.

The Council should consider how it cultivates this offer and the further
explore the role that private homebuilding has and could have in meeting
the Council and its residents’ housing aspirations. In particular, NAC
should consider:
 Establishing a register of demand for private homebuilding.
 Identifying any links between self and custom build housing and other
initiatives, like empty homes and town-centre regeneration work. This
includes exploring the potential of ‘self-refurb' projects.
 Providing practical support to self and custom builders and promoting
private homebuilding.
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Appendix
Equality Impact Assessment
This form will assist in carrying out an equality impact assessment of new, revised and
existing policies and practices. Guidance on how to complete assessments is given in
the Council’s Equality Impact Assessment Toolkit. The form is mandatory and must
be published on the Council website once the policy or practice has been approved.
Section 1 - Details
1.1.

Service

Housing

1.2.

Name of Policy or Practice being assessed:
Housing Supply and Placemaking, Topic Paper in support of the North
Ayrshire Council Local Housing Strategy 2017-22.
Is it new

Section Strategy team

Existing

1.3.

List of participants in Equality Impact Assessment
Chris Bateman (Policy Officer)
Louise Osborne (Policy Officer)
Lynne Richardson (Team Manager, Affordable Housing)
Patrick Rodger (Policy Officer)
Trudi Fitzsimmons (Senior Manager, Housing Strategy and Business
Planning)

1.4.

Manager responsible for impact assessment
Name:
Trudi Fitzsimmons
Designation:

1.5.

(Senior Manager, Housing Strategy and Business
Planning)

Timetable
Date assessment started:

(dd/mm/yyyy)

Completion date:

(dd/mm/yyyy)

Section 2 – Aim and Relevance
2.1.
What is the purpose of the policy or practice?
The paper seeks to explore the key housing issues facing North Ayrshire in
terms of housing supply and placemaking. This includes the type and tenure
of current and future housing supply and the sustainability of North Ayrshire’s
homes and places. This includes housing’s role in the regeneration of the
area.

2.2.

This paper provides evidence that will inform the Council’s Local Housing
Strategy.
What are the anticipated notable outcomes (positive and negative)?
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The paper and its corresponding action plan details a number of outcomes.
These are considered to have positive impacts for North Ayrshire residents,
whose housing outcomes and options will be improved.

149

2.3.

2.4.

2.5

Who is affected by the policy or practice as an internal or external
service user?
Internal and external service users will be affected by the implementation of
this paper’s action plan. This plan proposes greater partnership working
across Council services to ensure that housing makes a full contribution to
the sustainability of North Ayrshire and its communities. This will have a
positive impact on internal service users. The paper also proposes that the
Council better understands housing need, demand and aspiration, that we
increase the supply and range of affordable housing options and that homes
in North Ayrshire are sustainable. Delivering these objectives will have a
positive impact on external service users.
Please indicate the equality groups likely to be affected by the policy:
People across the age spectrum are likely to be positively affected, as will
disabled people. This is because the Council will better understand their
housing needs and aspirations and improve the quality and range of housing
options available to them. There will be no particular impact on gender, genderreassignment, racial or religious groups or on women who are pregnant or in
maternity. Similarly, the policies will not have any particular impacts according
to sexual orientation.
Which aspects of the policy eliminate unlawful discrimination,
harassment and victimisation?
This paper outlines a number of actions that will have a positive impact on all
of North Ayrshire’s people, including those who may otherwise be subject to
discrimination, harassment and victimisation.

2.6

Which aspects of the policy advance equality of opportunity between
people which share a relevant protected characteristic and those who
do not?
All aspects of this policy.

2.7

Which aspects of the policy foster good relations between people who
share a protected characteristic and those who do not?
All aspects of this policy.

2.8

Have any cross cutting impacts been identified from other Council
Services or Partner Agencies (multiple discrimination or accumulated
effects of multiple proposals on a protected characteristic)?
None.
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2.9

If Crosscutting issues identified with other Services, what
discussion/interaction has taken place to mitigate any potential
negative impacts of accumulated proposals?
N/A.

Section 3 – Collecting Information
3.1.
What evidence is available about the needs of relevant groups?
Source of Evidence
Demographic data,
including Census

Census data and other publicly available information,
drawn from the National Records for Scotland
(formerly the General Registers Office for Scotland),
the Scottish Household Survey and the Scottish
Public Health Observatory.

Research

The Council has carried out extensive primary
research in support of this paper. This includes
consultation with residents and key stakeholders
through surveys, focus groups and interviews.

Consultation &
survey reports

A review of key literature was carried out. This
included government strategies and other policies
and consultancy or research commissioned or
carried out by a wide range of organisations,
including parliamentary enquiries,

Equality Monitoring
Data

None.

Inspection & audit
reports

None.

Service user
feedback &
complaints

None.

Ombudsman reports
& case law

None.
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Officer knowledge &
experience

3.2.

Officer knowledge and experience framed the
research

Are there any gaps in evidence?
Widespread consultation was carried out however it is recognised that the
views of traditionally hard to reach groups were not captured. This may
include ‘concealed households’, particularly on the Isle of Arran. The paper
proposes further research is carried out to broaden the evidence base and
better capture the housing needs, demands and aspirations of all of North
Ayrshire’s people.

Section 4 – Impacts
4.1. Could the proposed policy or practice have an impact on any of the
following protected characteristics? (Positive or negative)
Protected Characteristic
Yes No Please explain
Age
The strategy aims to improve
(Older people, children and
access to rural housing regardless
young people)
of age.

Disability
(Physical and Learning)

The strategy aims to improve
access to rural housing regardless
of disability.

Gender reassignment
(Where a person is living as
the opposite gender to their
birth)

The strategy aims to improve
access to rural housing regardless
of gender or gender reassignment.

Pregnancy and Maternity

The strategy aims to improve
access to rural housing regardless
of pregnancy or maternity.

Race, ethnicity, colour,
nationality or national origins
(including gypsy/

The strategy aims to improve
access to rural housing regardless
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travellers, refugees and
asylum seekers)

of race, ethnicity, colour, nationality
or national origins.

Religion or belief

The strategy aims to improve
access to rural housing regardless
of religion or belief.

Sex
(Women and Men)

The strategy aims to improve
access to rural housing regardless
of sex.

Sexual Orientation
(Lesbian, gay and bisexual
people)

The strategy aims to improve
access to rural housing regardless
of sexual orientation.

Other (Poverty,
homelessness, ex
offenders, isolated rural
communities, carers, parttime workers, or people in a
marriage/civil partnership)

The strategy includes a number of
outcomes and related actions
intended to have a positive impact
on all equality and other groups.

Section 5 – Assessment
5.1.
Is there any evidence that the policy:
 may result in less favourable treatment for particular groups?
 may give rise to direct or indirect discrimination?
 may give rise to unlawful harassment or victimisation?
Yes
If yes, give details

5.2.

5.3.

No

No evidence

.
If you have identified a negative impact, how will you modify this?

Is the policy or practice intended to promote equality by permitting
positive action or action to remove or minimise disadvantage?
Yes
No
If yes, please give details
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Section 6 – Consultation & Recommendations
6.1.
Describe the consultation undertaken with equality groups, including
details of the groups involved and the methods used.
Extensive consultation was carried out in support of this paper. This included
surveys and focus groups specifically focused on the housing issues of
disabled people and of older people.
Local Housing Strategy Surveys.
As part of the consultation process to inform North Ayrshire Councils Local
Housing Strategy 2017-2022, residents from across North Ayrshire were
invited to share their views and opinions on housing by completing a series
of surveys. Surveys were advertised and made available through the North
Ayrshire Council website and Facebook page
Surveys were also distributed to key service providers and stakeholders to
offer widespread accessibility to service users who may not have be able to
gain access to the surveys online. Surveys were also distributed to Garrison
House in Millport to offer residents of the Isle of Cumbrae a chance to submit
responses, this was at the request of community groups on the island.
There were five surveys in total: Supply and Place Making; People with
Disabilities; Housing for Older People; Private Tenant; and Private Landlord.
Over a 1,000 people responded across the five surveys.
Housing Live
The ‘Housing Live’ roadshow event allowed us to take consultation into the
heart of our communities. Five roadshows were held in main streets,
supermarkets and shopping centres across mainland North Ayrshire (we took
a more focussed approach on the islands). Local people were invited to
share their views and opinions on any aspect of housing related matters.
People also had the opportunity to complete a small survey, or write a
comment on the ‘talking wall’. Over 500 people responded.

The following respondents took part in extensive stakeholder interviews:
Alasdair Laurenson - Team Manager (Regeneration)

154

Angela Doran – Self Build Coordinator, Glasgow City Council/Scottish
Coordinator, NaCSBA
Arlene Inches – Irvine Housing Association
Cllr. Tom Marshall
Chris McNey - Planning Officer, NAC
George Hunter - Senior Manager (Tourism & Coastal Economy), NAC
Gillian Boyd - Sustainability Officer, NAC
Linda Anderson – Director of Operations, Cunninghame Housing Association
Michael Bertram – Chief Executive, Cumbrae Development Council
Neale Mcllvanney - Strategic Planning Manager, NAC
Pam Johnstone – Irvine Housing Association
Phil Prentice – Chief Officer, Scotland’s Towns Partnership
Robert Todd – Empty Homes Coordinator, NAC

Section 7 – Outcome of Assessment
7.1.

Please detail the outcome of the assessment:
No major alterations to policy assessed, EIA shows policy is robust
Adjust the policy to remove barriers or better promote equality
Continue the policy – there are justifications to continue the policy
despite potential for adverse impact
Stop and remove the policy as there is actual or potential; unlawful
discrimination

7.2.

Please detail recommendations, including any action required to address
negative impacts identified
None

7.3.

Is a more detailed impact assessment needed?
No

Section 8 – Monitoring
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8.1.

8.2.

8.3.

Describe how you will monitor the impact of this policy e.g. performance
indicators used, other monitoring arrangements, who will monitor
progress, criteria used to measure if outcomes are achieved.
This Topic paper will directly inform the strategic direction of the Local Housing
Strategy; although the impact of the LHS will be monitored, this Topic Paper
does not require monitoring.
This Topic Paper was subject to an Equality Impact Assessment to ensure the
equalities agenda and equality of opportunity for all North Ayrshire residents was
inherent in the strategic development process as this relates to the Local
Housing Strategy.
Describe how you will publish the results of monitoring arrangements?
This Topic Paper does not require monitoring arrangements as the paper was
used to inform the Local Housing Strategy.

When is the policy or practice due to be reviewed?
The LHS 2017-2022 will be reviewed in full at the end of its plan period (i.e.
2021-2022) in advance of the development of the next LHS.
Furthermore, the LHS will be subject to ongoing review and evaluation.

Section 9 – Publication
9.1
All Equality Impact Assessments must be published on the Council
website. Please forward to Andrew Hale (ahale@north-ayrshire.gov.uk)

Useful Guidance
Equality and Human Rights Commission: Assessing impact and the public sector
duty: A guide for public authorities (Scotland) (2012)
http://www.equalityhumanrights.com
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Glossary of Terms
Accessible/Adapted Housing Housing that can be accessed easily from outside and
which allows good freedom and safety of movement inside.
These homes can be suitable for a person who uses a wheelchair infrequently
(mainly outside of the home).
Housing Contribution Statement Each local authority must publish a Housing
Contribution Statement. This should be developed in collaboration with the relevant
Health and Social Care Partnership. This statement supports the integration of
housing with health and social care.
Housing Need and Demand Assessment A Housing Need and Demand Assessment
(HNDA) provides the evidence base upon which Housing Supply Targets and the
Local Development Plan is based.
Scottish Index for Multiple Deprivation, The Scottish Index for Multiple Deprivation
(SIMD), uses a range of socio-economic data to calculate deprivation across small
areas known as datazones.

157

