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Executive Summary

The purpose of this report is to seek approval from Housing Committee for the
Mainstream Housing Revenue Account (HRA) capital investment plans outlined below:

¢ Outline £531.512 million five-year Mainstream HRA Capital Investment Plan
2026/27 — 2030/31
e Outline £87.923 million Mainstream Housing Capital Programme for 2026/27.

Recommendations
It is recommended that the Housing Committee:

1. Approve the outline HRA Capital five-year Investment Plan 2026/27 — 2030/31
(Appendix 1)
2. Endorse the HRA Capital Programme 2026/27 (Appendix 2)

The Plan for North Lanarkshire

Priority Improve North Lanarkshire's resource base

(1) Ensure a housing mix that supports social inclusion and

Ambition statement .
economic growth

Programme of Work  Transforming Places

1. Background

1.1 Housing Committee will recall the report of February 2025 that confirmed a new five-
year plan covering 2026/27 — 2030/31 would be submitted for approval later within the
financial year.

1.2 The proposed five year plan will see the continuation of investment in mainstream
priorities including upgrading of kitchens and bathrooms and electrical safety work etc
to reflect requirements and tenants’ aspirations for their homes. The plan will also see



1.3

1.4

1.5

1.6

1.7

1.8

the expansion of the tower reprovisioning and demolition programme and continued
work to improve the safety and living environment for tenants living within sheltered
housing complexes.

New work planned for introduction during the five-year plan includes commencement
of the programme to improve digital connectivity for all council tenants through the
provision of access to broadband. In addition, the recommencement of the smoke
detector programme will take place for all council owned homes in line with cyclical
replacement and upgrade requirements.

The proposed five year plan will ensure the housing stock continues to meet the
Scottish Housing Quality Standard (SHQS) as well as improving compliance with the
Energy Efficiency Standards for Social Housing (EESSH) and its replacement
forthcoming standard, Social Housing Net Zero Standard (SHNZS). This new standard
will be achieved through the delivery of current mainstream programmes such as the
replacement of existing heating systems, the 2022 change from double to triple glazing
as part of the window replacement programme and the expansion of the solar
photovoltaic (PV) panel programme introduced during the previous five year plan.

The five-year plan also proposes the improvement of the thermal efficiency of tenants’
homes through other works such as the continuation of the external wall insulation
programme and the recladding of Whifflet and Calder Towers in Coatbridge, which in
addition to improving thermal comfort levels will also enhance fire safety installations.

The COVID pandemic continues to affect the ability to deliver planned works in some
areas due supply chain disruptions, labour shortages, and energy price increases etc
and resulted in a 15— 20% increase in overall construction costs throughout the lifespan
of the previous five year plan.

Although material cost inflation has levelled out since 2022, the proposed five-year plan
will continue to face upward cost pressures primarily driven by increasing labour costs
and availability. Forecasts from the Building Cost Information Service (BCIS) indicate
an increase in building costs of 15% and increase in tender prices of 16% over the
lifespan of the proposed new plan. Accordingly, 3% inflation compounded annually has
been built into the financial budget requirements over the five years of the plan.

The council will continue to look to try to minimise the impact of such costs increases
on the delivery of programmes wherever possible. Options will include reviewing of
specifications of works including material changes where appropriate through to
reviewing tendering strategies for works etc wherever practicable.

2.

Report

Capital resources — HRA Programme

2.1

The following has been prepared for Committee’s consideration

¢ Outline five year spend proposals for 2026/27 — 2030/31 (Appendix 1)
e Detailed spend proposals for the first year of the above plan — 2026/27
(Appendix 2)



2.2
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The five year plan set out in this report aligns with the 30-year business model
assumptions included in the 2026/27 Revenue Estimates, as approved by Committee
on 18 December 2025. This means that the programme is backed by approved rent
increases ensuring it is affordable and sustainable. This will continue to be assessed
as part of the annual HRA budget and rent setting exercises.

The working programme for 2026/27 is shown in Table 1. This considers projected
carry forward commitment, but it should be noted that this is subject to adjustment
depending on the final outturn of the current 2025/26 programme.

£m
Prudential Borrowing 64.651
Capital Funded from Current Revenue (CFCR) 23.272
Working Programme 87.923

Table 1- 2026/27 Resources

Funding allocation for years 2-5 of the programme will be determined through the future
revenue budget setting process.

HRA Capital Programme details

Heating

2.5

The proposed five year investment programme will continue to utilise gas heating but
also consider installing low-carbon renewal technologies, such as air source heat
pumps and high retention electric heating systems, when practicable and where
introduction would not result in tenants being placed in fuel poverty based on current
fuel costs.

These actions are designed to ensure compliance with the current EESSH standard
requirements as well as the forthcoming SHNZS for which the consultation period
ended in March 2024. The current plan will also take cognisance of the revised “Heat
in Buildings Bill,” now planned for introduction after May 2026, which will set targets for
the decarbonisation of all building heating systems (where reasonably practicable) by
2045.

Solar Photovoltaic panels

2.6

In 2022, the council introduced a new programme for the installation of solar
photovoltaic (PV) panels to tenants’ homes. When combined with an electricity smart
meter, the panels enable tenants to benefit from the free electricity generated by the
panels during daylight hours, reducing the amount of electricity they need to purchase
from the national grid.

This programme is proposed to expand throughout the five-year plan with over
£50million planned for investment in such works. For tenants living in mixed tenure
blocks, all efforts are made to ensure, wherever possible, permission is gained from
any owners in their blocks to enable the placing of PV panels serving their homes on
commonly owned roofs.

In 2026/27, it is currently planned that approximately 1750 tenants will be approached
regarding the installation of solar PV panels to their homes in areas such as
Moodiesburn, Bellshill and Coatbridge.



In addition, where a roof has not been replaced to date due to an owner's requirement
for involvement, meaning solar panels cannot be installed, they will be contacted to ask
if they wish to consider contributing towards their share of the costs for replacing the
roof of their block. For such roofs, some of which are over 100 years old, replacement
can help reduce increasing frequent costly repairs for such owners whilst also creating
the opportunity for solar PV panels to potentially be installed for council tenants within
such blocks.

Windows/Door Replacement

2.7

The window and door replacement programme which changed during the last five year
plan from double to triple glazing for improved energy efficiency reasons, will continue
based on life cycle information, condition, and EESSH requirements as appropriate.

The 2026/27 programme is planned to replace windows for tenants in areas such as
Motherwell, Wishaw and Shotts.

Structural Remedial Works

2.8

Committee will be aware of the identification of Reinforced Autoclaved Aerated
Concrete (RAAC) within the roof structures of 22 flatted blocks across the housing
stock. A remediation strategy was developed to ensure all properties remain structurally
safe with all tenants and owners, where appropriate, within such blocks now having
been contacted regarding the presence of this material and informed of the Council’s
remediation plans for their properties.

The proposed five year plan includes funding to deliver this remediation strategy which
ranges from the demolition of 4 blocks in Maxton Crescent, Wishaw through to the
removal of the RAAC material located in the roof area of affected low rise blocks.

Roofing and Rendering

2.9

The council’s approach of “fabric first” by improving the energy efficiency of properties
by the fitting of external wall insulation ahead of potential installation of renewable
heating sources which could result in tenants being placed in fuel poverty continues
through the proposed five year plan lifespan of the programme. This programme also
now includes the installation of solar panels to the roof of such properties where
appropriate.

In 2026/27, the programme will continue in areas including Coatbridge, Airdrie and
Bellshill.

Where tenants live in mixed tenure blocks, owners in such blocks are approached
regarding their participation in such thermal upgrading works. It should however be
noted that the costs per owner for this work can now be as much as £20,000 and often
without their participation, due to the installation process, tenants in such blocks may
not be able to benefit from the installation of external wall cladding to their homes.

Wherever possible, the council will look to continue to support owners by identifying
options which may assist those being asked to consider paying such sums. This is to
try to ensure as many tenants as possible benefit from the installation of external wall
insulation to their homes. The main source of funding currently in place to support
owners is the Scottish Government’s Heat in Buildings Scotland: Area Based Scheme
(HIBs: ABS), formerly known as EES:ABS.



Work will also continue in the upgrading of a number of non-traditional house types
throughout the Authority. The pilot programme for the upgrading of Swedish timber
properties was successfully completed in 2025/26 with the expansion of this
programme to all Swedish Timber properties located across the Authority due to
complete within the lifespan of the proposed five-year plan. Work will also commence
on other timber properties in addition to the upgrading of Blackburn type properties built
in the 1940s and 1950’s.

Connectivity

2.10

Housing Committee will be aware of the December 2025 report to the Policy and
Strategy Committee approving a procurement exercise can be undertaken for the
provision of broadband to all council tenants with approval for an initial test of change
pilot for a number of selected properties.

Funding has been allocated within the proposed five-year plan to support this work with
the initial pilot anticipated providing information into how digital tools can support
tenants and inform the future upscaling of the broadband roll out across the wider
housing stock. Based on the outcome of the pilot, plans and funding implications for
the remaining stock will be reported to a future committee.

Electrical Work

2.11

The previous five year plan saw the completion in 2022 of the Scottish Government’s
requirement for linked smoke detectors installed in all 36,000 tenanted properties. Due
to the approximate 10-year lifespan of smoke detector units, the proposed five-year
plan will see the recommencement of a smoke detector replacement programme in
2027/28.

The five year programme will see the continuation of the electrical inspection regime
for households that have not or will not allow the council’s contractor’s access to carry
out inspections and any associated remedial works. Where this occurs, access will
require to be forced in order to carry out this work as per report approved by
Committee in September 2021.

Close Lighting

2.12

The programme of replacement of communal lighting and electrical switchgear which
started in 2025/26 in low rise blocks will continue through the lifespan of the proposed
plan.

The programme will include mixed tenure blocks where owners are initially approached
to seek their voluntary agreement to pay their share of the cost of the proposed works.
Where agreement cannot be achieved, and where appropriate, legal options will be
considered to ensure the ongoing safety of all residents within a block.

Door Entries

213

The installation/replacement programme of defective door entry systems will also
continue throughout the proposed plan. This programme involves both fully tenanted
and requires owners in mixed tenure blocks to be consulted about the undertaking of
such work.

In such circumstances, owners are initially approached to seek their voluntary
agreement to pay their share of the cost of the proposed works. Where a system is no



longer working and requires to be replaced and such agreement cannot be achieved,
the legal route available requires that any installation be undertaken on a “like for like”
basis. This means a damaged timber door entry system would require to be proposed
for renewal again in timber rather than be replaced with a metal door entry system.

Kitchens and Bathrooms

2.14 The proposed five-year plan will see the continuation of the kitchen and bathroom
replacement programmes based on lifecycle information. The kitchen programme, for
which the full cycle of replacements re-started in 2025/26, incorporates an updated
specification and colour choices for tenants to reflect lifestyle changes since the initial
kitchen replacement programme started over 20 years ago.

The fiveyear plan proposes commencement of the renewal of elderly adapted
bathrooms provided following an assessment of a tenant/member of their family’s
washing requirements by the council’s Occupational Therapy Service. A number of
such adapted bathrooms have been in place for over 20 years, and it is intended they
would be replaced on a “like for like” basis subject to their continued requirement for the
current tenant of the property or a member of their family.

Tower Strategy

2.15 Investment in our high-rise stock will continue throughout the proposed five-year
programme taking into consideration the requirements of the towers to ensure their
ongoing safety for tenants. The plan includes for continued replacement work of
elements such as lifts, pumps, fans as required throughout the existing towers.

In late 2026/27, a contract is planned to start for the recladding and internal
refurbishment of Whiffet and Calder Towers, Coatbridge to provide additional fire safety
measures and improve its energy efficiency for tenants.

Fire safety works within the towers continue with Phase 4 of the sprinkler installation
programme scheduled to start in Avon and Clyde Towers in 2026/27. Further phases
are planned for additional towers within the timeframe of the proposed plan to ensure
the ongoing safety of our tenants.

Housing Committee will recall the November 2025 report confirming that, in 2025, the
council was allocated £4.4m (subsequently increased to £5.2m) by the Scottish
Government to support the costs associated with carrying out Single Building
Assessments (SBAs) in residential blocks over 11 metres in height. SBAs are a
statutory requirement under the Housing (Cladding Remediation) (Scotland) Act 2024
aimed at reducing the risk to life from potentially unsafe cladding on homes.

Specialist consultants were appointed by the council and started in December 2025 to
undertake the technical requirements of the SBAs as part of a three-phase programme.
Funding has been allocated within the proposed five-year plan to address any remedial
works identified through this assessment process to ensure compliance with the
Scottish Government’s current timescale for resolving cladding issues on high-risk
residential buildings over 18 metres by 2029 and plans are in place to address
recommendations made in the SBA’s to blocks between 11 and 18 metres within the
same timeframe.



Ambition/Demolition

2.16

Phase 1 of the reprovisioning demolition programme of 1488 properties will continue
with completion of the demolition of Allershaw Tower in Gowkthrapple and the start of
the demolition of Dunbeth Court in Coatbridge in 2026/27. Committee will recall the
Tower Strategy Report submitted to Housing Committee in November 2025 confirmed
High Coats and Birkshaw Towers, which had been originally scheduled for demolition
within Phase 1, will now be re-programmed due to the re-purposing of the properties
to support the Ukrainian resettlement programme.

Phase 2 of the reprovisioning programme approved at Housing Committee in August
2023, which originally had 970 properties has now increased to 1272 (with the re-
profiling of Highcoats Court, Birkshaw Tower and inclusion Maxton Crescent) is
anticipated to be over 80% complete within the current proposed five-year HRA
investment plan. Work is planned to start in 2026/27 on a number of sites including the
demolishing of blocks in Maxton Crescent, Wishaw identified as containing RAAC, as
well as blocks in other areas such as Kilsyth and Motherwell.

In addition to the demolition of former residential properties, the five-year plan includes
funding for the demolition of a number of underutilised lock up sites, including Watson
Street, Motherwell. This works is intended to improve the overall visual amenity of such
areas and for some sites, contribute to a reduction in anti-social behaviour.

Community Care

217

2.18

219

Design work for the upgrading of the next retirement housing complex will finalise within
2026/27 following completion of upgrading works to the Drummond Drive Sheltered
Housing complex.

The proposed plan will also see a programme start for the upgrading from analogue to
digital of the warden call system arrangement within 19 sheltered housing complexes
in addition to further upgrading works to existing systems as required.

The installation of fire safety work to sheltered housing complexes is also planned to
continue throughout the proposed five-year plan. As for all programmes within
sheltered housing, the needs of all residents will be taken into consideration in the
planning and undertaking of work in the complex area and within their homes.

3.1

3.2

3.3

3.4

Measures of success

Provide safe, improved and sustainable domestic properties for the tenants of North
Lanarkshire Council.

Ensure the housing stock continue to meet SHQS and improve compliance rates
relating to EESSH and its proposed replacement, SHNZS.

Completion and review an initial test of change initiative aimed at increasing digital
connectivity for tenants and its subsequent roll out through the housing stock.

Meet the aspirations of tenants, families, and carers of residents of sheltered housing
complexes.



4. Supporting documentation

4.1 Appendix 1 - Outline five-year HRA Capital Investment Plan 2026/27 — 2030/31
4.2 Appendix 2 — 2026/27 HRA Capital Programme

Stephen Llewellyn
Chief Officer (Housing and Communities)




5.

Impacts

5.1 Public Sector Equality Duty and Fairer Scotland Duty
Does the report contain information that has an impact as a result of the Public
Sector Equality Duty and/or Fairer Scotland Duty?
Yes O No
If Yes, please provide a brief summary of the impact?
If Yes, has an assessment been carried out and published on the council’s
website? https://www.northlanarkshire.gov.uk/your-community/equalities/equality-
and-fairer-scotland-duty-impact-assessments
Yes O No O

5.2 Financial impact
Does the report contain any financial impacts?
Yes No O
If Yes, have all relevant financial impacts been discussed and agreed with
Finance?
Yes No O
If Yes, please provide a brief summary of the impact?
Finance have been involved in the development of the information contained within
this report.
Provision for the anticipated programme is noted within the 2026/27 Revenue
estimates process with the detailed programme included in Appendix 1.

5.3 HR policy impact
Does the report contain any HR policy or procedure impacts?
Yes | No
If Yes, have all relevant HR impacts been discussed and agreed with People
Resources?
Yes O No O
If Yes, please provide a brief summary of the impact?

54 Legal impact
Does the report contain any legal impacts (such as general legal matters, statutory
considerations (including employment law considerations), or new legislation)?
Yes | No
If Yes, have all relevant legal impacts been discussed and agreed with Legal and
Democratic?
Yes O No O
If Yes, please provide a brief summary of the impact?

5.5 Data protection impact

Does the report / project / practice contain or involve the processing of personal
data?

Yes | No

If Yes, is the processing of this personal data likely to result in a high risk to the
data subject?

Yes O No O

If Yes, has a Data Protection Impact Assessment (DPIA) been carried out and e-
mailed to dataprotection@northlan.gov.uk

Yes O No O



https://www.northlanarkshire.gov.uk/your-community/equalities/equality-and-fairer-scotland-duty-impact-assessments
https://www.northlanarkshire.gov.uk/your-community/equalities/equality-and-fairer-scotland-duty-impact-assessments
mailto:dataprotection@northlan.gov.uk

5.6

Technology / Digital impact

Does the report contain information that has an impact on either technology, digital
transformation, service redesign / business change processes, data management,
or connectivity / broadband / Wi-Fi?

Yes No O

If Yes, please provide a brief summary of the impact?

Commencement of broadband to all council tenants with approval for an initial test
of change pilot for a number of selected properties

Where the impact identifies a requirement for significant technology change, has
an assessment been carried out (or is scheduled to be carried out) by the
Enterprise Architecture Governance Group (EAGG)?

Yes No O

5.7

Environmental / Carbon impact

Does the report / project / practice contain information that has an impact on any
environmental or carbon matters?

Yes No O

If Yes, please provide a brief summary of the impact?

Works will increase energy efficiency of homes and carbon footprint

5.8

Communications impact

Does the report contain any information that has an impact on the council’s
communications activities?

Yes O No

If Yes, please provide a brief summary of the impact?

5.9

Risk impact

Is there a risk impact?

Yes No O

If Yes, please provide a brief summary of the key risks and potential impacts,
highlighting where the risk(s) are assessed and recorded (e.g. Corporate or
Service or Project Risk Registers), and how they are managed?

Project Risk Register managed monthly through senior management within
Housing and Finance

5.10

Armed Forces Covenant Duty

Does the report require to take due regard of the Armed Forces Covenant Duty (i.e.
does it relate to healthcare, housing, or education services for in-Service or ex-
Service personnel, or their families, or widow(er)s)?

Yes O No

If Yes, please provide a brief summary of the provision which has been made to
ensure there has been appropriate consideration of the particular needs of the
Armed Forces community to make sure that they do not face disadvantage
compared to other citizens in the provision of public services.

5.11

Children’s rights and wellbeing impact

Does the report contain any information regarding any council activity, service
delivery, policy, or plan that has an impact on children and young people up to the
age of 18, or on a specific group of these?

Yes O No




If Yes, please provide a brief summary of the impact and the provision that has
been made to ensure there has been appropriate consideration of the relevant
Articles from the United Nations Convention on the Rights of the Child (UNCRC).

If Yes, has a Children’s Rights and Wellbeing Impact Assessment (CRWIA) been
carried out?
Yes O No O




2026/27 -2030/31 5 Year Outline HRA Capital Programme Appendix 1

2026/27 2027/28 2028/29 2029/30 2030/31 TOTAL

Programmes £m £m £m £m £m £m

Estate Regeneration

Energy Efficiency

Heating 9.480 11.407 9.325 9.594 9.888 49.694
Windows & Doors 6.724 5.756 6.455 8.466 11.993 39.394
Decarbonisation funding 11.185 11.804 12.317 13.069 13.461 61.836
Sub Total 27.389 28.967 28.097 31.130 35.342 150.924

Major Repairs

Major repairs 7.170 9.091 17.613 12.277 17.929 64.080
Roofing/Rendering 15.000 14.401 12.001 12.628 13.506 67.537
Sub TOTAL 22.170 23.492 29.614 24.905 31.435 131.617

Home safety and security

Lead Pipe replacement 0.050 0.052 0.053 0.055 0.056 0.265
Door entry replacement 1.500 1.545 1.591 1.639 1.126 7.401
Electrical work 1.250 6.963 9.608 13.019 2.868 33.708
Sub Total 2.800 8.560 11.252 14.712 4.050 41.375

Internal upgrading

Kitchens 5.500 9.785 15.914 22.128 27.856 81.183
Bathrooms 3.000 3.090 3.978 4.644 5.346 20.059
Sub Total 8.500 12.875 19.892 26.772 33.203 101.241

Tower strategy

Tower Strategy 10.679 12.678 2.927 2.960 3.161 32.404
Demolition 6.281 4.164 3.783 1.322 4.175 19.725
Sub Total 16.960 16.842 6.710 4.281 7.336 52.129

Community Care

Fees/miscellaneous

Fees/miscellaneous m 8.408 8.494 8.768 m 43.157

GRAND TOTAL 101.512 106.340 112.917 122.819 531.512

Funded by

Prudential 87,923 101.512 106.340 112.917 112.819 531.512
Borrowing/CFCR




2026/27 Mainstream HRA Capital Programme Appendix 2

Total

Programmes
g £fm

Estate Regeneration

Estate Regeneration Sub Total _

Energy Efficiency
Heating 9.480
Windows & Doors 6.724
Decarbonisation funding 11.185
Sub Total 27.389
Major repairs 7.170
Roofing/Rendering 15.000
Sub Total 22.170
Lead Pipe replacement 0.050
Door entry replacement 1.500
Electrical work 1.250
Sub Total 2.800
Kitchens 5.500
Bathrooms 3.000
Sub Total 8.500
Tower Strategy 10.679
Demolition 6.281
Sub Total 16.960

Community Care

Fees/miscellaneous

Fees/miscellaneous Sub Total m

GRAND TOTAL 87.923




