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Chairperson’s Report

In our last Annual Report, I said that huge
breakthroughs had been made in our plans for the
acquisition of GHA homes in the Gorbals and the
regeneration of Laurieston. I am now absolutely
delighted to be able to report that both of these
initiatives have actually materialised.
First of all, the transfer of the GHA homes
happened on the 28th March 2011 after the GHA
tenants had voted massively in favour of transfer
(over 90% of those voting said yes to transfer).
The transfer was the end of 8 years hard work in
pursuit of a fair transfer to New Gorbals and it
makes the beginning of a new chapter in the further
improvement of housing conditions and services in
the Gorbals. The transfer brings huge challenges
– including the demolition of 650 high rise flats at
Sandiefield Road and Norfolk Court – but we have
inherited significant financial and staff resources
which will allow us to make a very good job of it. If
we don’t improve things we’ll have no excuses!
Secondly, we received grant approval for the
construction of 200 new build units in Laurieston
on 31st March 2011. In the current climate this is a
massive award to the Association at a time when
very little is being approved elsewhere in the city.

The grant amounts to £14m which we will spend
over the next 3 years. On top of this we are raising
£10m in private finance to build this project (which
is only one part of the regeneration plans for the
whole central Laurieston area).

Our re-letting times are excellent and demand is
increasing. We continue to perform extremely well
so far as our repairs service is concerned with
tenant satisfaction rates at 99% and 97% of repairs
completed within our published timescales.

The stock transfer and regeneration of Laurieston
will put the Gorbals physical regeneration on
track for substantial completion within 3 years or
so, although the full completion of Laurieston is
likely to take over 10 years. However, while all of
this points to exciting times ahead in investment,
it will all mean nothing if we fail to manage and
maintain our houses properly. In that regard I am
equally delighted to be presenting a report which
points to continued excellent performance in
Housing Management, Maintenance and Financial
Management. Our turnover is extremely low –
below 5% - which is always a good indication of the
stability and popularity of our stock.

Despite very depressing times in the economy
and the hardship being faced by many households
we have had an excellent year. We are looking
forward to delivering what we promised to the
ex GHA tenants, making real progress with the
regeneration of Laurieston and maintaining the
high standards we have set for ourselves in all
aspects of our work.
I hope you enjoy reading this report and find
it informative.
Eddie Bradley

New Gorbals Housing Association
Annual Report 2010/11

05

2

New Gorbals Housing Association
Annual Report 2010/11

Stock Transfer from
Glasgow Housing Association

In October 2010 a ballot to ask Glasgow Housing
Association (GHA) tenants if they wished to transfer
ownership of their homes to New Gorbals Housing
Association was undertaken.
The result of the ballot was that the majority of
tenants who voted were in favour of the proposal.
The percentage of tenants who voted was 53.43%
and of those tenants, 91.27% voted in favour of the
transfer. On the 28th March 2011, 1583 properties
were transferred from GHA and are now owned and
fully managed by New Gorbals Housing Association.
As part of the transfer 19 permanent members of
staff from Glasgow Housing Association have joined
our organisation. We are delighted to welcome
them into our team. They bring with them a wealth
of knowledge and experience in all matters related
to housing and customer services.
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Allocations: 2010/2011
Source of Let

3

Housing
Management

Property type

Totals

2apt

3apt

4apt

5apt

Housing List
Applicants

15

11

1

0

27

Transfer List
Applicants

5

4

4

0

13

GCC Homeless
Referrals

9

6

2

0

17

GHA Clearance
Referrals

16

14

5

0

35

Special Lets

0

0

0

0

0

Totals

45

35

12

0

92

Allocation Performance Figures
As expected the turnover of properties available
for re-let during 2010/2011 was fairly low.
Similarly, the number of new lets available over
the same period was also limited with only 14
new homes created at Braehead Street. The
significant decrease in the new build activity
therefore lessened the opportunity for transfer
applicants moving into new lets and contributed
to the overall reduction in re-lets during the
year, compared with the previous year.
The 14 new lets at Braehead Street were as a result
of the conversion and comprehensive modernisation
of existing 1 apartment flats into town houses and
flats, and these were all let during May and June
2010. 50% of these properties were earmarked
for Glasgow Housing Association tenants living
locally as part of the demolition and re-provisioning
programme aimed at assisting local GHA tenants
whose homes were subject to clearance.

The remaining flats and town houses were
allocated to a mixture of applicants from the
transfer list, housing list and homeless households.
In comparing the figures for 2010/2011 to
2009/2010, there has been a vast reduction in the
number of total lets, with 92 for the current year
compared to 265 for the previous year. This is as a
direct result of the lack of new build within the year
and also as there was limited scope for movement
from the transfer list.
The table below provides a breakdown of the total
number of lets during 2010/2011 by apartment size
and source of let.

In comparing the performance in the above table
against our Annual Lettings Plan for 2010/2011, the
figures highlight that our properties remain available
to a broad spectrum of applicants. The total number
of re-lets and the 14 new lets amounted to 92, which
closely matches our prediction of 90 lets as detailed
within the Annual Lettings Plan.
These figures indicate that our housing stock and
general tenant population remains stable and
sustainable. The low turnover of housing stock also
suggests that our allocation policy and process
meets the need of those on our housing lists as the
majority of the tenancies allocated are sustained
over the long term.
The number of lets made to GHA clearance referrals
continued to increase over the year. The multi
storey blocks at 170 & 200 Sandiefield Road were
designated for clearance and NGHA has a continual
commitment to assisting with the clearance of these
blocks as quickly as possible.

GHA tenants within these blocks were offered a
mixture of re-lets within our existing stock and also a
proportion of the new properties at Braehead Street.
In terms of performance, the average time taken to
re-let void properties was 13 calendar days, which
is within our challenging target of 15 calendar days
and is an excellent achievement. The timescale
for re-letting empty properties is reflective of the
effective and prompt allocation process carried out
by the Housing Management Team and the quick
turnaround of repairs.
In measuring our performance for re-letting
properties against other similar social landlords in
Glasgow and also the rest of Scotland, it is clear that
our allocation process and void re-let timescales
compare favourably. Our Peer Group average is
27 calendar days and the national average is 33
calendar days. Therefore, our performance of 13
calendar days is a significant achievement in this
crucial area.
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Housing List
Since the last review of the housing list was carried
out there has been a considerable increase in the
number of applications received, rising from 2557
in March 2010 to 3035 in March 2011.
This increase is likely to continue due to the
demand for affordable housing and the current
financial climate.
During 2011/2012 the Association will be carrying
out a comprehensive review of both the housing
list and also the Allocation Policy, following
new guidance recently published by the Scottish
Government. In the short term, it is envisaged that
this will reduce the numbers held on the housing
list as some existing applicants are likely to have
moved or been housed elsewhere.

There is one new build development at McNeil
Street/Waterside which is due for completion in
2012 which will create an additional 49 properties.
These will be a mixture of shared equity and
rented housing and will include one, two and three
bedroom accommodation. This development will not
have a major impact on the numbers on the various
housing lists as 50% of these will be allocated to
tenants that require to move home as a result of
demolition (with the remaining properties being let
to the other various housing need categories).
The breakdown of the housing and transfer lists by
apartment size required is as follows:

Housing List as at 31st March 2011
Apartment Size

No of Applicants (housing list)

No of Applicants (transfer list)

2apt

1321

90

3apt

1009

75

4apt

359

50

5apt

119

12

Totals

2808

227

11

4
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Ethnic
Monitoring

New Gorbals Housing Association continues
to promote equal opportunities in all its
services, including access to housing.
Looking at our housing and transfer lists at 31st March 2011,
there were 809 of the 3035 applications on the list from nonwhite households, which represents 27% of the whole list and
surpasses our target of 25%. For comparison purposes this
is an increase from last year, at which time there was 24% of
applications from non-white households.
This increase has been a continuing trend over the past few years
and shows that Black and Minority Ethnic applicants are able
to access services in relation to applying for housing. This also
reflects the changes in the demographics both within the local
community and the City as a whole.
With this in mind, we have set a target of continuing to expect at
least 25% of housing and transfer list applicants to come from
non-white households by March 2012.
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Tenant Participation &
Community Involvement

Following the Tenants Conference in 2009/2010
it was decided to hold the Conference on a
bi-annual basis. Consequently, we aim to hold our
next Tenants Conference during the latter part of
2011/2012 with a working date of March 2012.
The Tenants Panel and the Hutchesontown Area
Association continued to meet regularly over the
last year to discuss key areas of work within the
Association and also in relation to the progress
of the second stage transfer proposals and
subsequent outcome.
The Association is also in the process of working
through new arrangements for the Local Housing
Organisation (LHO) to ensure that they continue to
contribute strongly to the work of the Association,
with a particular emphasis on monitoring the
implementation of the stock transfer promises
made to our new tenants as part of the transfer
of housing from GHA.

Regular newsletters and leaflets were sent to our
tenants covering a range of issues and also to
Glasgow Housing Association tenants outlining the
Associations proposals and pledges with regard to
the stock transfer bid.
Throughout 2010/2011 staff of the Housing
Association also engaged regularly with other
local community groups including the Laurieston
and Hutchesontown Community Councils,
the Waterside and Crown Street Residents
Associations, the Playbarn, the Way To Go Café,
TASK Childcare Services and Glasgow South
Credit Union.
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Rent Arrears
The most recognised and closely monitored
definition of rent arrears is ‘current tenant nontechnical arrears as a proportion of rent income’.
As at 31st March 2011, this figure stood at 3.11%,
which is a slight increase upon last year’s figure of
2.74%. Performance in arrears control is still fairly
strong and should be considered in the context of
the current financial climate and general rise in
household costs being faced by our tenants.

Our performance in managing rent arrears also
compares favourably with other Registered Social
Landlords with the Scottish average for current
tenant non-technical arrears as a proportion of
rental income being 4.0% and our Peer Group
average standing at 3.7%.

Housing Stock

6

NGHA Rented Housing Stock as at 27th March 2011
Property Size

2apt

3apt

4apt

5apt+

Total

No of Properties

507

639

164

37

1347

In addition to our rented stock, the Association:

Rents & Housing Stock

Rent Increase - Following a tenant consultation
exercise a rent increase for 2011/2012 was
applied as follows:
Stock Transfer Properties

4.0%

(Hutchesontown, Laurieston, 535 Eglinton Street)

Current New Build

•P
 rovides a factoring service to 1,326 owner
occupiers throughout the Gorbals area.

5.0%

•P
 art owns and manages 24 shared ownership
properties.
•M
 anages 1,583 properties owned by GHA through
a Management Agreement contract (up to 28th
March 2011).

GHA Rented Stock as at 28th March 2011
Property Size

1apt

2apt

3apt

4apt

5apt+

Total

No of Properties

21

522

934

95

2

1574

4.0%

(post 2004):

Early New Build:

There was also an increase in service
charge levels for 2011/2012 of 4.0%

•O
 wns and maintains 2 Care Units catering for the
needs of 16 elderly residents. These units are
managed by the Mungo Foundation.

In addition there are 9 Lock-Ups which are located
in the Laurieston area of Gorbals.
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Business Plan Targets
Repairs Completed on Target

Peer Group
Scottish Average
New Gorbals HA

During 2010/2011 the Maintenance Section
continued to provide an excellent service
for our tenants and factored owners.

Number
of Repairs
Carried Out

Number
of Repairs
Carried Out

Completer
% Complete
Within Target

Completer
% Complete
Within Target

Business Plan
Target

This Year

Last Year

This Year

Last Year

2010/11

Attendance
2 hours and
make safe

477

553

99%

99%

99%

Urgent Repairs

Completion
within 3
working days

1,832

1,708

97%

97%

97%

Completion
within 10
working days

2,716

1,868

5,025

4,129

Totals

The above table shows the target response times
for the year, the Business Plan targets for the year
and the results along with the comparison to the
previous year.
The results show that we have met our target
figures for response times for all categories.
This is particularly satisfying as although we
maintained the same high level as last year we
actually completed an additional 896 repairs during
the period with the same level of workforce.

97%

97%

Emergency
8 hours
4 hours
2 hours

Urgent
2.4 days
3 days
3 days

Routine
7.8 days
10 days
10 days

Performance in Comparison to other HA’s:
% Completed within Target Response Time

Emergency

Routine
Repairs

Routine
97%

The following comparison table should be read bearing in mind the variance in targets.

Performance on Reactive Repairs for 2010/2011
Target
Response
Time

Urgent
97%

Target Response Times

Repairs & Maintenance

Category of
Repair

Emergency
99%

97%

We have also carried out 618 reactive common
repairs to factored properties where we use the
same challenging target figures for monitoring
purposes and we are pleased to note that 90% of
repairs were completed within our target
response times.

Peer Group
Scottish Average
New Gorbals HA

Emergency
99.4%
99%
99%

Urgent
92.4%
97.1%
97%

Routine
96.8%
96.5%
97%

MAJOR REPAIRS
During 2010/11 the Association carried out the following planned major repair works:
Floor Covering Replacement
TV Upgrade to SKY+
Bathroom Upgrade
Over-bath Showers

341 Caledonia Road		
All tenanted stock		
Laurieston (Devon Street)
Various Addresses		

The vinyl floor covering within 341 Caledonia Road
was in poor condition in various locations and
was also badly stained throughout. As we had
recently painted the walls and ceilings on all levels
throughout it was felt the floor covering let the
common landing areas down and it was decided to
renew these in order to maintain a good standard.
One of the Association’s pledges to GHA tenants
was that we would upgrade all common TV systems
to receive SKY+ and HD. At the same time we
decided to also upgrade our existing stock and
we have a programme in place for all of our stock
which will be completed by early September 2011.

Value £37,893
Value £118,625
Value £84,177
Value £22,309

During November 2011 the Association undertook
a bathroom replacement contract within the
Laurieston area, the housing stock that we
acquired from Scottish homes during 1998. We are
pleased to report that the contract was on schedule
and completed within budget. On completion of
the contract, we carried out a satisfaction survey
with 81% of the tenants participating. In summary,
the results from the tenants satisfaction survey
were positive, with more than 96% of all tenants
surveyed being satisfied with the bathroom
replacement works for all categories of questions.
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Cyclical Maintenance

During 2010/11 and in line with our legal
responsibilities we completed 100% of gas
servicing to all our properties with gas
boilers or appliances.
We also carried out the following cyclical works:
Painter Work
341 Caledonia Road
Ballater Gardens
Crown Street Phase 1C
Cumberland Gardens
Mathieson Terrace
Moffat Gardens Phase 1A
Queen Elizabeth Square Phase C
St Francis Rigg

Gutter Cleaning
Ballater Gardens
Ballater Street/McNeil Street
Clyde Salvage
Crown Street Phases 1C, 2A, 3A & 4A
Crown Street Phase D
Errol Gardens
Laurieston
Moffat Gardens Phases 1, 2, 3 & 5 and 5 Hayfield Street
Moffat Street/Waddell Street
Queen Elizabeth Square Phases E & G
St Francis Friary
Waterside

New Gorbals Housing Association
Annual Report 2010/11
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Tenants
Satisfaction Survey

In pursuit of improving service delivery to tenants,
we regularly sought feedback from users of the
reactive repairs service last year.

9

Medical
Adaptations

We are pleased to report that we managed
to secure funding of £107,622.77 from
Development & Regeneration Services at
Glasgow City Council last year to carry out
adaptations for tenants within their own homes.

We continue to issue survey forms to tenants
following completion of repairs to their home.
A total of 4,041 survey forms were issued and
we achieved a completion and return rate of
37% (representing 1,504 completed forms).
This is a high response rate and allows us to
construct a comprehensive picture of what
our tenants think of our repairs service.
For this year, our key findings were as follows:

Tenants Satisfaction with Reactive Repairs
Question

Poor

Satisfactory

Good/Excellent

Totals

How did you rate the helpfulness of staff
when reporting the repair?

7 (0.5%)

41 (2.7%)

1456 (96.8%)

1504 (100%)

How happy were you with the information
given about when the repair would be
done?

10 (0.7%

54 (3.8%)

1440 (95.7%)

1504 (100%)

Adaptations were carried out to 43 properties
mainly for disabled people in conjunction with
Social Work Services Occupational Therapy team.

Were you satisfied with the contractor’s
reliability and their conduct within your
home?

2 (0.1%)

19 (1.3%)

1483 (98.2%)

1504 (100%)

The range of adaptations carried out have allowed
many tenants, their carers and their families to
make better use of their existing homes. Also, in
some cases, tenants have been able to remain living
at home as opposed to having to move elsewhere to
receive care and support.

How did you rate the quality of the
completed repair?

2 (0.1%)

26 (1.7%)

1476 (98.2%)

1504 (100%)

How did you rate the overall quality of the
repairs service?

4 (0.2%)

29 (1.9%)

1471 (97.9%)

1504 (100%)

In summary, 99.8% of our tenants surveyed stated
that they rated the overall quality of the repairs
service as satisfactory, good or excellent.

Generally, the specific aspects of the repairs
service received similar satisfaction ratings.

New Gorbals Housing Association
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Development

2010/11 was a year of finishing things off
and of meeting challenging deadlines.

Architects Impression of the
modernised Tracoba blocks

Our key achievements during the year were:
• Completing the development of 14 new houses at
Braehead St, including 8 townhouses and 6 flats.
• Appointing a design team and progressing the
design of the first phase of the “Laurieston
Transformational Area” to tender stage all within
6 months.
• Working with Glasgow City Council to select
Urban Union as the preferred private sector
development partner for the Laurieston
re-development.
• Obtaining funding approval from the Council and
from the Scottish Government for 201 new homes
for social rent as the first phase of the Laurieston
redevelopment.

• Obtaining funding approval for 49 new homes at
Ballater St/McNeil St. 41 homes for rent and 8 for
sale as shared equity.

Project

Description

No of
Housing
Units

Progress at 31st
Completion
March 2011

• Securing investment from the Council of over £14
million in grant for the projects at Laurieston and
McNeil St at a time when grant funding resources
were limited, and just prior to the funding regime
changing to one less favourable to Housing
Association investment.

Braehead St

Conversion and comprehensive
modernisation of 1 apartment
flats into town houses and flats

14

Complete

May 2010

McNeil
St/Riverside

“Eco” homes development of
very energy efficient flats and
maisonettes.

49

Funding
Approved

May 2012

Link Building

New concierge station linking 305
and 341 Cumberland St

n/a

Tender Stage

Laurieston

Masterplan for Regeneration of
Laurieston

201

Funding
Approved

2013

Tracoba

External Modernisation and Lift
Replacement

96

Outline Design

Spring 2012

Gorbals Parish
Church site

50 flats and maisonettes forming
the first phase of the Laurieston
regeneration

50

Acquired

TBC

• Develop proposals for the lift replacement and
external modernisation of the Tracoba Blocks.

New Gorbals Housing Association
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The Association’s proposed New Build
at McNeil Street/Ballater Street.
These houses will be built to “Eco Homes Excellent” standards
which mean the houses will be cheaper to heat by around 20%
in comparison to standard new build.

Phase 1a of the Laurieston Re Development

A Street view of the new Laurieston Phase 1a

As a result of the national economic situation, the
development funding environment for Housing
Associations was very tough in 2010/11.

In addition, the Association successfully secured
funding approval for our project at Ballater
St/McNeil St, allowing it to commence on the
development of another 49 affordable homes (41 for
rent and 8 available for sale as shared equity units).

Budgets were tight with both grant funding from
Glasgow City Council and private finance from the
banks being in short supply.
Austin-Smith:Lord

New Investment in the Gorbals
The Association invested a further £3M in housing and housing
improvements within the Gorbals. The Association has now
invested over £86M in the area.
The Table below shows a comparison in the level of investment
made by the Association in the last three years and the planned
investment in 2010/11.
Year

Grant

Private Funding

Total

2008-09 (actual)

£9,035,000

£4,584,141

£13,619,141

2009-10 (actual)

£2,883,000

£4,300,000

£7,183,000

2010-11 (actual)

£2,638,000

£500,000

£3,138,000

2011-12 (actual)

£1,675,000

£5,720,000

£7,395,000

The grant available for each new housing unit
was cut significantly from £68,500 to £63,500,
with the threat that it would fall to £40,000 per
unit in 2011/12.
In addition, Housing Associations were asked to use
their own resources and private funding as bridging
finance whilst grant payments were delayed to
spread the grant funding over several years.
Against this background the Association was
extremely successful in securing investment
for the Gorbals. The Laurieston project, once it
got the go ahead from the Council and Scottish
Government, was successfully developed to tender
stage within very challenging timescales. This was
essential to ensure the development was approved
in 2010/11.

This future programme of 250 units represents
3 years of forward development activity for the
Association.
As well as this new build activity, the Association
consulted with tenants and owner occupiers within
our three 8 storey Tracoba blocks. With reducing
heating bills for residents a major objective, the
Association has committed around £1.5 million
from its own resources to modernise these blocks
and we have secured around £200,000 in grant
support for other owners.
This project marks the start of a proposed
programme of energy efficiency upgrades to our
housing stock to reduce tenants’ fuel bills and
combat fuel poverty.

New Gorbals Housing Association
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Money Spent
(grant received from GHA in respect of Stock
Transfer has been removed from income)

The following table shows how we spend each £1 of
rental income received during the year 2010/2011
and in previous years:
10/11

09/10

08/09

07/08

06/07

05/06

04/05

03/04

02/03

£

£

£

£

£

£

£

£

£

Debt Repayments

£0.17

£0.16

£0.12

£0.15

£0.11

£0.11

£0.12

£0.09

£0.14

Management

£0.38

£0.36

£0.21

£0.32

£0.41

£0.35

£0.34

£0.40

£0.35

Insurance

£0.02

£0.02

£0.03

£0.04

£0.05

£0.05

£0.05

£0.07

£0.03

Maintenance

£0.36

£0.45

£0.45

£0.42

£0.43

£0.41

£0.41

£0.32

£0.30

Future Capital Replacements / Reserves

£0.07

£0.01

£0.19

£0.07

£0.00

£0.08

£0.08

£0.12

£0.18

Breakdown of £1.00 of Rent

Finance

Income and Expenditure
The tables below summarise the Association’s
income and expenditure for the year ended 31st
March 2011 and the previous two years.

Surplus and Reserves

Income

10/11
£

09/10
£

08/09
£

Renter

4,976,210

4,449,438

3,738,316

831,558

688,431

574,006

18,267,787

30,564

201,376

Interest Receivable

4,653

22,231

74,770

Opening Balance

Transferred

Closing Balance

Gain on Sales of Fixed Assets

26,500

18,555

68,700

April 2010

March 2011

March 2011

£1,516.932

£18,487,177

£20,004,109

Factoring
Other Income

Total Income

24,106,708

5,209,219

09/10
£

08/09
£

3,993,466

4,059,032

3,182,375

Factored Accommodation

827,653

685,353

593,553

Loan Costs

372,051

244,958

457,883

Stock Transfer/Other Costs

357,123

99,870

56,592

Development

186,569

180,175

170,862

Taxation

2,100**

74,751

126,550

24,106,708

5,209,219

4,657,168

Renter Accommodation

Total Income
** Estimate of taxation

Our surplus, excluding the GHA payment, was
£538,439 of which we elected to transfer £409,200
to reserves. The grant from GHA will also be
transferred to reserves for future works.

Reserves balances are as follows:

4,657,168

10/11
£

Expenditure

The surplus for the year was £18,616,416 which
included a grant of £18,077,977 received from GHA
for major repairs and demolition in respect of
transferring stock.

Other Financial Matters

The Outlook for 2011/2012

For the coming year we are focused on securing
investment rates for the grant received from
the GHA stock transfer. The cash is required
over the coming years to complete major
repairs and demolish stock, therefore we can
use the money to gain additional interest.
With interest rates remaining low we will be
seeking to secure the highest return whilst
ensuring our investments are 100% safe.

From a financial point of view 2011/2012 will be
challenging. Energy prices are rising and looks
set to continue to rise well into the future. We are
a large consumer of energy and consequently, we
have planned for higher than inflation increases
on our energy supplies. We will also use our
consultants to monitor the energy market to ensure
we are receiving the best price possible.
We will be looking to use our size as one of the
biggest housing associations in Glasgow to gain
economies of scale and negotiate discounts on
our supplies. Relocating all our services from 187
Crown Street will make significant savings on our
office costs along with ensuring we can provide a
better service to our tenants.
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Would you like to help
improve your home beyond
your front door?
If you live in the Gorbals, you can
join the Association, for life, for £1.
This allows you to vote at the AGM
and be put forward for election
to the Management Committee.
Just contact our office for an
application form.

New Gorbals Housing Association Housing
Development is grant funded by the
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