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Presentation Notes
Firstly I would like to pay tribute to our partners Shelter Scotland and the Scottish Assn Landlords for providing a platform which recognises the important part played by the PRS in Scotland in meeting the housing needs of our citizens  in urban and rural Scotland.

It is also important to recognise the real and positive changes in the relationships between the PRS, Government at all levels and NGO’s like Shelter. 

As we continue with this positive dialogue it is becoming clear to me that rising confidence in each other’s place in the housing market can only bring good outcomes in terms of unit numbers and quality of service for our people in the future. 

The SRPBA welcomes this  discussion on Homelessness and the role of the PRS. While there remain many issues to resolve I can safely say that this partnership approach offers the very best method for finding the solutions we need.


The Private ‘Social’ Landlord
Developing a Response

m Ongoing SRPBA internal consultation

¢ Firm Foundations
¢ Section 32A Consultation

¢ Just what is the Private Rented Sector
in Rural Scotland?

€ SRPBA
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Firstly I would like to stress that SRPBA and its membership have not come to firm conclusions yet on the this important matter and while I will share our initial thoughts with you today, I  will  also take back with me the various interventions from this conference as part of the development of our policies. 

I trust our final position will be positive, well considered and reflect the realities of  rural Scotland.

In our response to Firm Foundations we made it clear that we considered that the main route  to housing  homeless households must continue to be through local councils and housing associations. These are the primary agencies responsible for this issue.

It remains vital that these sectors are properly funded to discharge this responsibility, particularly in relation to the 2012 targets. 

The private rented sector can and does provide, on a voluntary basis,  solutions to a small number of homeless households where location and property type fit the requirements of the applicant. We believe this voluntary system in which landlord and tenant are able to exercise choice is essential, especially in the rural context. 

Refer here to the Kentallen anecdote.

A new compact between  government and the private rented sector is  being developed now and the SRPBA warmly welcome this initiative. We and SAL  have argued long and hard to have the modern PRS properly recognised for the work it does and to see the sector take its place beside our public sector colleagues. 

You heard this morning from Phil Rowsby and John Blackwood about advances in terms of registration and accreditation for the PRS and we would hope that this scheme together with the statutory quality standards will provide comfort to government that the sector is able to meet and exceed their demands.

However there do remain issues in relationship to homelessness that will require more work. This new partnership will, we trust, build confidence in each other's ability to deliver in key areas such as housing benefit, tenancy length and tenancy history. These issues will be explored more fully in our response to the S32A consultation.




Background

m Level of Private Rented Sector in rural Scotland:

Scotland 7%
Highland 10%
Cairngorms 21%

Badenoch and Strathspey 25%
m Housing role of SRPBA members
m Estates — income from residential letting
m Households within the sector
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The PRS is often seen as being a feature of the bigger cities, when its role in rural Scotland is  is in fact proportionately more important in rural areas.



The  PRS in rural Scotland has an the average tenancy length that tends to be longer than its city cousin, the sector offers houses to a wider range of household types and it is very often the sector of choice. 



In Rural Perthshire the Atholl Estates provide 300 units of rented accommodation to local people, by a wide margin the largest provider in the locale. Across Scotland in Communities below 1000 people, the rural PRS provides 52% of all rented housing, a much higher percentage than provided either by LA’s or HA’s



Census 2001:



Highland LHS – gives figure of 18%



Glasgow – 11%

Edinburgh – 15%



Rural Scotland – 21% of households in sector (compares to only 9% in social rented housing)

Not only highlands – angus, argyll & bute, D&G, Moray, P&K, and scottish borders all have a prs which is higher than the scottish average.

Private rented sector is nearly 3 times as prominent in rural D&G as in the region’s towns. 

In communities under 1000 – 53% of all rented provision is in PRS 



Report 83 – surveyed members of the organisation (SLF) – 11,000 properties let and further 5,300 provided on tied basis. 1 landholder in 4 earned at least a fifth of their total business income from gross house rents and 10% of owners earned at least half of their total business income through this route.

Majority had few dwellings – average was 8 – but evidence that there is concentration at higher end of the scale – 60% of housing stock owned by 16% of landowners. Supported by the recent Cairngorms study – average was 13 – 3 of the respondents accounted for 50% of the total housing stock.

Owners earnings not always maximised. Distinction made between local rents and market rents – local rents found to be on average 85% of market rents.



Savills rural estate benchmarking survey for 2005 suggested that income from residential letting accounted for 37.1% of total gross income. Slight fall of ).5% from the previous year but an 11.3% increase from 1999.



CNPA survey suggests prevalence for provision of family housing – 78% of stock had 2 or more bedrooms

Research into the sector – and bought together in Peter Kemp’s publication Renting in Transition  - into the sector as a whole shows that a far higher proportion of heads of households in the privately rented sector are young people aged under 25 – 1 in 6 compared with about 1 in 20 social tenants and 1 in 100 in owner occupation.   


An Increasing Role?

m Homelessness Consultation
¢ Discharge of Duty
12 month SAT
Affordability
Housing support assessment
Consent of tenant
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As I described earlier it has long been practice for the rural PRS to provide accommodation for local people who would otherwise be determined homeless and vulnerable by a local authority. 

This is carried out sensitively and often with  implicit and explicit local public support. 

Generally scottish homeless legislation requires that households assessed as unintentionally homeless and having a priority need be offered permanent accommodation.  However, the provision of an SAT does not currently allow the council to discharge its duty to a homeless applicant as it does not meet the definition of permanent accommodation. 

This consultation proposes amendments which would change this situation, and provide an additional route for a small number of households where private landlords on a voluntary basis are able to provide housing in a location or of a type that is more suitable to the applicant’s needs than that which could be offered by an RSL.



The use of an SAT will only be allowable in certain circumstances:

To ensure greater security of tenure, the 12 month rule.

The tenancy must be affordable for the household -  the LA has to consider if the tenancy is affordable.

Housing support

Consent from tenant     






An Increasing Role?

m Concerns
o General
¢ Tenancy
& Support
o Affordabillity
+ Informed choice
o Others?
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SRPBA is still consulting with our members so this is only our initial thoughts on this issue and should not be viewed as our formal final position 

We still maintain that the main route for housing homeless households should be through the council or the RSL and the Scottish Government should ensure that both these sectors are adequately funded to allow them to provide the provision required to meet 2012 targets. 

It is therefore important to the PRS that the issue of choice remains available to tenants and landlords and that there is no question of tenants being ‘dumped’.

There must be an understanding that only a small number of landlords may be willing to provide housing through this route – largely because of issues with the housing benefit system and also a belief that the council may not provide the relevant information in terms of tenant history to ensure that landlord is fully aware of any potential issues (such as history of ASB) and also that council not always good at providing support it says it will. The local authorities need to ensure that they provide all that they say they will or this scheme will fall flat on its face. 

The 12 month tenancy  may also be a restriction too far for some, despite the narrow range in which it applies and particularly if there is limited or no support being offered by LAs. 

We would be very concerned if this new tenancy put pressure on the normal Short Assured Tenancy period of 6 months for the wider PRS and we would resist this vigorously.

In rural areas where distance from services and lack of affordable public transport are real issues, it is important that housing and social work services take particular note of support needs. 

The affordable requirement needs more clarity. landlords may be concerned that it will be used to push rents down – possible need to reword this section so that we are all sure what it means. 

One of the other concerns is in relation to the choice to be made by the applicant – we think that it is imperative that the homeless applicant receives independent advice from CAB or shelter before agreeing to being housed through this route. Real concern that councils may not put best interests of the applicant before their need to meet homeless targets which could lead to them providing less than full and frank advice.   

Rural private landlords are much more sensitive to local public opinion than local government when it comes to allocations and this may limit the number of landlords willing to participate.

In terms of quality standards, although we suggested in our response to firm foundations that accredited status could be requirement for landlords housing homeless households, we would now suggest that there is no need to go beyond the statutory requirements such as repairing standard etc. However, if it was decided that properties to be offered through this route should meet a higher level in terms of management and physical standard then the national accreditation should be used rather than developing another set of standards specifically for these properties. 

In terms of management, although it is recognised that some tenants will require some level of support, the council must not put forward anyone who is unable to independently sustain a tenancy without a high level of support – the private landlord will manage tenancy in normal way and should not be expected to carry out additional services to support tenant. 

On a positive note we hope that it will allow homeless applicants to remain within rural communities rather than having to move to access housing. 


Highland Regional Manager

Drew McFarlane-Slack
drew@srpba.com
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