Private Sector
A research paper to inform the development of the North Ayrshire Local
Housing Strategy 2017-2022
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Introduction
1.

The Housing (Scotland) Act 2001 places a duty on local authorities to develop a Local
Housing Strategy that is supported by an assessment of housing need and demand and
which sets out the strategic direction for tackling a range of issues across all housing
tenures.

2.

The new Local Housing Strategy establishes the priorities and outcomes that will guide
housing-related investment over the period 2017-2022.

3.

This topic paper builds upon the work and progress made, in terms of addressing local
housing issues, during the implementation of the Local Housing Strategy 2005-2010 and
2011-2016.

4.

The private rented sector plays an increasingly important role in North Ayrshire’s housing
system. Over 70% of resident households are living in owner occupied or privately rented
accommodation.

In light of forthcoming legislation and guidance from the Scottish

Government, there is a greater emphasis on the growing role of the private sector in meeting
housing needs and aspirations in North Ayrshire.

5.

North Ayrshire’s Local Housing Strategy ‘Private Sector Topic Paper’ has been developed
through a collaborative process involving officers from across Council departments and a
range of other stakeholders, and partners.

6.

Private Sector Housing is one of a number of topic-specific papers that together comprise
the North Ayrshire Local Housing Strategy 2017-2022. See Figure 1.
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Figure 1: Topic papers of the local housing strategy 2017-2022

Local Housing
Strategy 20172022

7.

The strategic interventions identified within this topic paper will be incorporated within the
overall North Ayrshire Local Housing Strategy 2017-2022.

8.

The full consultation process is detailed within the Consultation Topic Paper. The strategic
process has sought to ensure that all policy interventions have appropriate and effective
responses.

Legislative Drivers
Strategic Framework
9.

The powers and duties in the Housing (Scotland) 2006 Act were created to help address
poor living conditions in privately owned housing in Scotland. A high proportion of private
housing needed repair work as a result of poor maintenance. The Scottish Government
also identified that large numbers of disabled people would be able to live more
independently if their houses were adapted.
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10. The Act gives local authorities the lead role in addressing these issues as well as a range
of powers to encourage owners to exercise their responsibility for house condition.

11. The 2006 Act also includes duties for local authorities to plan strategically for improving the
standard of housing in their area, in their Local Housing Strategy. This applies particularly
to the use of their powers to deal with houses below the tolerable standard, to create
Housing Renewal Areas and to provide or arrange for assistance.

12. In 2013 the Scottish Government issued an update of the 2011 publication “Homes Fit for
the 21st Century”. The original 2011 paper identified a national strategy for housing over
the period of a decade focussed on the provision of affordable homes which can meet the
needs of Scotland’s residents.

13. The Scottish Government also published “A Place to Stay, A Place to Call Home: A Strategy
for the Private Rented Sector in Scotland in 2013. It sets out the Scottish Government
vision:

“A private rented sector that provides good quality homes and high management
standards inspires consumer confidence and encourages growth through attracting
increased investment” (Scottish Government, 2013: p.1).

14. It was also recognised that bringing a proportion of empty homes back into use would
represent a key contribution to the overall housing supply across Scotland.

Landlord Registration
15. Landlord registration was introduced in 2006 by the Antisocial Behaviour etc. (Scotland) Act
2004 (“the 2004 Act”). Each landlord and agent applying for registration should pay a
principal fee of £55 to each local authority to which they apply and, in the case of landlords,
a property fee of £11 for each property registered. Registration lasts for 3 years.

16. A discount of 50% is available for applications made to multiple local authorities. Where an
application is made using the online system a 10% discount will be provided. It is a criminal
offence for a landlord to be unregistered with a maximum fine of £50,000. There is a fixed
penalty of £110 for landlords who do not re-register their properties within the 3 year period.

6|P a g e

17. The purpose was to:
•

Provide a register of all private landlords for public inspection, with the added
assurance that the local authority has conducted a fit and proper person test;

•

Provide a regularly updated register that can be used to assist dialogue between local
authorities and landlords, and to disseminate best practice information; and

•

Ensuring that landlord registration enforcement action is targeted on tackling the
worst landlords in the sector, whether that involves dealing with concentrations of
such landlords in vulnerable urban communities, or challenging the practices of
individual landlords in more rural or sparsely populated areas.

18. Whilst most landlords let their houses in a responsible way, some landlords continue to
operate outside the law. Landlord Registration, supported by other legislation, provides a
means for local authorities to register persons who are fit and proper to act as landlords and
agents, but also to take steps that deal with those who operate outside the law.
19. The worst landlords in the sector often target vulnerable tenants who are placed in
overcrowded and badly maintained properties. Such poor living conditions have a negative
impact on the lives of not only the tenants but also neighbours, wider communities and the
businesses of legitimate landlords. There is also growing evidence of the links between poor
housing, poor health and low educational attainment. The related effects may have serious
far-reaching and long-term consequences.

20. It can be difficult to establish the extent and nature of the problems caused by such
landlords, but it is important that local authorities take leadership on this issue and take
appropriate enforcement measures. By targeting enforcement and using the full range of
powers available to them, authorities will be able to disrupt illegitimate landlord businesses.
Publicising effective enforcement activity, including successful prosecutions, will encourage
other landlords to comply and provides wider public reassurance that local authorities are
fulfilling their legal duties.

21. The system aims to ensure that all landlords meet minimum standards and removes the
worst landlords from the sector. It allows tenants and neighbours to identify and contact
landlords of private rented property, and provides information on the scale and distribution
of the sector in Scotland for the first time.
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22. North Ayrshire Council’s Licensing Department has responsibility for administering Landlord
Registration. At 31 October 2016, there were 5408 private landlords registered in North
Ayrshire and 7964 properties.

On average there are 1803 applications for renewal

submitted each year. In terms of staffing, Licensing employs 1 full-time staff member who
processes new and renewal applications for registration. A further 3 members of staff have
workload involving Landlord Registration, primarily in relation to enforcement. Percentage
wise, these 3 additional members of staff spend on average approximately 35-45% of their
time working on Landlord Registration.

23. The Private Sector Housing Team work in partnership with Landlord Registration to ensure
that information is shared and this joint working results in a more effective approach.

Tenancy Deposits
24. Tenancy Deposit Schemes (Scotland) Regulations 2011 came into force on 7 March 2011.
A tenancy deposit scheme is a scheme provided by an independent third party to protect
deposits until they are due to be repaid. Tenancy deposits schemes started operating on
Monday 2 July 2012.

25. The three schemes are:
•

Letting Protection Service Scotland;

•

Safe deposits Scotland; and

•

My deposits Scotland.

26. The legal duties on landlords who receive a tenancy deposit are:
•

to pay deposits to an approved tenancy deposit scheme;

•

to provide the tenant with key information about the tenancy and deposit for the
duration of the tenancy; and

•

Evidence of registration with the relevant local authority must be provided when the
deposit is paid over. (Regulations 3 and 44 apply).

Private Housing (Tenancies) (Scotland) Act 2016
27. The new Private Housing Bill represents a number of changes within the private rented
sector which will have an impact on tenants, landlords and letting agents. There are a
number of key points in the Act which will mean changes to daily practice. The Act is
expected to come into effect across Scotland in December 2017.
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28. One of the biggest changes to private rented housing will be the removal of “short assured”
and “assured” tenancies which will be replaced by “Private Residential” tenancies.
Tenancies will no longer have a minimum length, and there will be a different process for
carrying out evictions. Landlords will no longer be able to use the natural end of the tenancy
(the ish date) to carry out evictions, but instead, a new raft of 18 grounds will now be in
place.

29. Other changes include the use of a First-Tier Tribunal which will be initially responsible for
dealing with tenant/landlord disputes rather than immediate progression to the court system.
Where a tenant is wrongfully evicted and appeals to the Tribunal, the landlord may be served
with a Wrongful Termination Order which could result in having to pay the tenant up to six
months’ rent under the former tenancy.

30. The aim of the Bill is to provide a streamlined system with greater security provided to the
tenants.

This does, however, have a significant impact on landlords and agents as

processes will need to be reviewed once the new system is in place.

Regulation of Letting Agents
31. The Housing (Scotland) Act 2014 called for the introduction of a mandatory register of
Letting Agents across Scotland.

The concept will be similar to the current Landlord

Registration and will include a mandatory "fit and proper person" test similar to that which is
already in place for Landlords.

32. As part of the regulation process, letting agents will now have to comply with a statutory
Code of Practice. This has been widely consulted upon with stakeholders across Scotland
in order to finalise the details - the Code of Practice was placed in front of Parliament as of
January

2016

and

has

now

been

passed.

The

Code

is

available

at

http://www.legislation.gov.uk/ssi/2016/133/introduction/made.
33. The Code sets out working standards which all letting agents must comply with and details
that agents must hold Client Money Protection and Professional Indemnity Insurance. In
addition to the Code, agents will now also have to comply with a minimum training
requirement in order to operate. The introduction of the regulations is expected to be
implemented in January 2018.
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Property Condition
34. The Council has a statutory obligation to improve property conditions. These obligations
are detailed within Housing (Scotland) Act 1987, s92(3) of the Housing (Scotland) Act 2001,
and Housing (Scotland) Act 2006, part 1:
•

where housing is sub-standard, the Council has the power to bring it up to, and keep
it in, a reasonable state of repair; and

•

where the appearance or state of repair of the property is adversely affecting the
appeal of the area, the Council has the power to enhance the home.

35. Property condition surveys, both nationally and locally, have identified a need to improve
the condition of private sector housing. The Scottish House Condition Survey 2014: Key
Findings report estimated that nationally 48,000 properties (2% of the total housing stock)
failed the tolerable standard.

Tolerable Standard
36. The tolerable standard is the minimum standard that a house must meet in order for it to be
used as living accommodation. The Housing (Scotland) Act 2006 defines the tolerable
standard by a set of criteria covering the elements of a house which are fundamental to its
functioning as a home.

37. A house meets the tolerable standard only where it complies with all of the following:
•
•
•
•
•
•
•
•
•
•
•

is structurally stable;
is substantially free of rising or penetrating damp;
has satisfactory provision for natural and artificial lighting, for ventilation and for heating;
has satisfactory thermal insulation;
has an adequate piped supply of both hot and cold water;
has an adequate piped supply of wholesome water available within the house;
has a sink provided with a satisfactory supply of both hot and cold water within the
house;
has a water closet or waterless closet available for the exclusive use of the occupants
of the house and suitably located within the house;
has a fixed bath or shower and a wash-hand basin, each provided with the satisfactory
supply of both hot and cold water and suitably located within the house;
has an effective system for the drainage and disposal of foul and surface water;
in the case of a house having a supply of electricity, complies with the relevant
requirements in relation to the electrical installations for the purpose of that supply;
a. “the electrical installation” is the electrical wiring and associated components
and fittings, but excludes equipment and appliances; and
b. “the relevant requirements” are that the electrical installation is adequate and
safe.
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38. The tolerable standard focuses only on the building itself and does not extend to internal
decoration or cosmetic features. The tolerable standard applies to houses of all tenures.

39. The Housing (Scotland) Act 1987 places a duty on the Council to ensure that all homes in
its area which do not meet the tolerable standard are either brought up to the standard,
closed or demolished. The Housing (Scotland) Act 2006 has not altered this.
Figure 2: Primary Reasons for failing the Tolerable Standard (2011-2016)
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0

Source: North Ayrshire BTS Database (March 2016)
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Repairing Standard
40. The Repairing Standard is the minimum condition a house must meet to be used for the
purpose of renting to tenants in the private sector. It identifies the following elements:
•
•
•
•
•
•

accommodation must be wind and watertight and 'reasonably fit for human habitation';
the structure and exterior must be in a reasonable state of repair;
installations for the supply of water, gas and electricity must be in a reasonable state
of repair and in proper working order;
fixtures and fittings and any appliances provided by the landlord must be in a
reasonable state of repair and in good working order;
any furnishings provided by the landlord must be able to be used safely, and for the
purpose, they are intended for; and
there must be a satisfactory means of detecting fires and for giving warning in the
event of a fire or suspected fire, in line with current Building Standards regulations.

41. The Housing (Scotland) Act 2014 made provisions to extend the Repairing Standard. This
came into force on 1st December 2015 and set out that rented properties must also:
•

have satisfactory provision for giving a warning if carbon monoxide is present, and

•

be periodically inspected to ensure electrical installations are safe. Inspections must
be carried out at least every five years, and tenants must be given a copy of an
inspection report before the start of the tenancy.

42. Private landlords are responsible for ensuring that their property complies with the Repairing
Standard both at the start of the tenancy, and at all times during the tenancy. Failure to
ensure that a property adheres to the Repairing Standard can lead to deregistration action
being taken by the Council.

Private Rented Housing Panel
43. Private tenants who think that their landlord has failed to comply with the Repairing Standard
are able to make an application to the Private Rented Housing Panel for a decision. The
Panel will only consider a complaint if it is satisfied that the applicant has exhausted their
landlord's own complaints procedure. An applicant must be able to evidence that they have
notified their landlord of their intention to apply to the Panel.
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44.

If the Panel deems that the complaint is valid, a range of enforcement options are available,
including:
•

a Repairing Standard Enforcement Order which orders a landlord to carry out
necessary repair work; and

•

a Rent Relief Order which allows the Panel to reduce the rent by up to 90% until repair
work is completed and Enforcement Order revoked.

45. Private tenants who have requested a Tolerable Standard inspection from Councils will also
be advised if their home fails the Repairing Standard. An application pack can be supplied,
should they wish to proceed with a complaint through the Repairing Standard.

46. Applications can be made by contacting the Panel at:

Private Rented Housing Panel, Europa Building, 450 Argyle Street, Glasgow,
G2

8LH,

Telephone:

0141

242

0142/0141

242

0141,

email:

prhpadmin@scotland.gsi.gov.uk.
47. From 1st April 2016 Councils can submit an application on behalf of private tenants to the
Private Rented Housing Panel following the introduction of the Housing (Scotland) Act 2014.

48. As part of the Private Housing (Tenancies) (Scotland) Bill 2016, the current Private Rented
Housing Panel (PRHP) and Home Owner Housing Panel (HOHP) will cease to exist from 1
December 2016 and will instead be called the Housing and Property Chamber. A First Tier
Tribunal system will hold responsibility for disputes. Both private tenants and landlords who
employ agents will be able to approach the Tribunal service to deal with disputes of
malpractice with effect from December 2017.
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Local Strategic Drivers
Equality Statement
49. We are committed to ensuring equality of opportunity for all North Ayrshire residents and to
addressing any form of discrimination on the grounds of:
•

Age;

•

Disability;

•

Race;

•

Religion or Belief;

•

Gender;

•

Gender Reassignment;

•

Sexual Orientation; and

•

Maternity or Pregnancy.

50. We will eliminate discrimination and harassment from the services we are responsible for
and we will take appropriate action to achieve this, including legal and non-legal remedies.
This topic paper has been subject to an equality impact assessment which is included in
Appendix A.

Scheme of Assistance
51. The Housing (Scotland) Act 2006 places a statutory duty on local authorities to produce a
Scheme of Assistance. The Scheme of Assistance aims to improve house conditions within
the Private Sector. This is the primary method in which empty homes will be brought back
into use and will work as a preventative measure to stop properties becoming uninhabited.
52. North Ayrshire Council’s Scheme of Assistance details what information, advice and
practical support we will provide to those living in the Private Sector to maintain, repair,
adapt or improve their homes.
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Table 1: Scheme of Assistance - Type of Assistance Available

Private
Tenants
Advice and assistance from the Council’s
dedicated Private Sector Advice Team
Information and advice available from the
Council’s website
Information and advice regarding reinstatement of
a property that has been previously adapted
Independent advice and assistance from the Care
and Repair Services, including a small repairs
service to assist older people or people with a
disability
Availability of enforcement powers in order to
improve housing that is in poor repair
Assistance where a statutory notice has been
served on a property

Private
Landlords

Home
Owners

✓

✓

✓

✓

✓

✓

✓

✓

✓

✓

✓

✓

✓

✓

✓

✓

Source: NAC Scheme of Assistance 2016

53. The Scheme of Assistance provides support to owners in identifying cost effective methods
of addressing property condition, maintenance and improvement issues in their homes.

Disabled Adaptations
54. Private Sector properties may be eligible for grant funding where adaptations are required
through the Scheme of Assistance. The Council has a statutory duty to contribute to the
cost of any work assessed as being needed by the North Ayrshire Health & 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 the provision of, or access to, a
standard amenity.
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55. Standard amenities include:


Water closet (flushing toilet).



Sink with both a hot and cold water supply.



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.

56. This may be increased to 100% of approved works where the applicant is in receipt of a
related benefit. This assistance is available to homeowners.

57. In privately rented accommodation, a landlord may not legally refuse to carry out adaptation
works for a tenant unless it can be proved that the work cannot be reasonably completed.

58. Once a tenant moves out of the property, where adaptations have been carried out, the
landlord may apply for funding of up to 80% to reinstate their property. Where this is the
case, the landlord must have first tried to source a tenant for whom the property would be
suitable before applying for reinstatement.

59. 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 1 below
details cases and spend in each of the past five years.
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Chart 1: Scheme of Assistance in North Ayrshire, 2011-12 to 2015-16

Scheme of Assistance cases and spend
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Source: Scottish Government (2016)

Care and Repair Services
60. In addition to the Scheme of Assistance, 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.
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61. 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 property. This includes:


Addressing trip hazards



Electrical safety works



Fixing doors and locks

62. 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.

63. 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.

64. The mainland scheme has been extended to include a ‘Care and Repair Extra’, a paid-for
handyperson service which is self-sustaining.

65. 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.
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66. 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; and



Safer walking alarms.

67. There are more than 3000 users of telecare services across North Ayrshire. Users make a
weekly contribution of £4.30 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.

Statement of Assistance
68. The Council is legally required to produce a ‘Statement of Assistance’ that sets out the
circumstances under which it will provide information, advice, and practical support for the
purpose of helping those living in the private sector repair, maintain, improve or adapt their
homes.
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69. The Council will help all private sector residents improve the condition of their property by
offering the following types of assistance:
•

Advice and Information – the Council will ensure that general advice and information
on a range of home repairs, maintenance, improvements or adaptations is available to
anyone who resides in the private sector within North Ayrshire;

•

Practical Assistance – the Council 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 – the Council will award grants to cover some or all of the costs
of eligible adaptations to private properties.

70. We acknowledge that there are gaps in good quality housing information and advice for
private sector residents (owners and tenants).

71. Information that is available is often uncoordinated and spread across a range of services.
Furthermore, information tends not to focus on the main issues (i.e. condition, disrepair,
improvement works, rights or responsibilities).

72. During the lifetime of this Strategy, and as part of the ongoing review of our Scheme of
Assistance, the Council will work with partners to ensure good quality private sector housing
information is available, and will also better coordinate existing services to maximise the
range and quality of information and advice.

73. In order that local private housing better meets a range of needs, we will focus on improving
access and overall suitability within existing stock.

74. The Council, working with our partners, will also continue to seek to build relationships with
those in the private sector, particularly private landlords, through the introduction of a
discussion event and a working group that provide mechanisms for engagement and allow
private landlords the opportunity to highlight issues and concerns.

75. In the current economic climate, and mindful of the ever-increasing burdens on the
diminishing public purse, the Council will aim to maximise value for money while meeting its
statutory duties.
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Property Condition Inspections
76. The Council are able to conduct inspections on properties which have been highlighted as
having repair issues and establish if the property falls below the tolerable standard. We will
also assess the property against the repairing standard.

77. Any other disrepair identified will also be noted during the visit. Property owners will be
informed of the issues identified and given reasonable time to bring their property up to
standard.

78. In some cases, more time may be needed to address repairs. It will be the property owner’s
responsibility to provide evidence from specialist professionals to satisfy the Council that the
work has been completed.

79. The Council will provide information, advice and non-financial assistance to owners of
homes which are in disrepair. Financial assistance will only be provided in exceptional
circumstances and where resources are available.

Preventative and Planned Maintenance
80. Regular and planned maintenance is a cost effective and common sense way of preventing
homes from falling into disrepair. Preventative maintenance provides an ongoing
mechanism for addressing smaller property condition issues. It can reduce the frequency,
and in some cases likelihood, of more high-cost repairs emerging in the long-term. For
example, a leaking gutter if left unrepaired could result in damage to brickwork and render
and, through time, water ingress and dampness to the property.

81. The Council will seek to increase homeowner’s knowledge, understanding, and awareness
of the benefits of preventative maintenance through a range of initiatives, such as drop-in
events, forums, house visits, leaflets, working groups and web-based advice.

82. The Council will proactively signpost property owners to services which may be able to offer
advice, information and at times practical assistance.

83. In addition, when the Council becomes aware of substandard houses, the owners will be
informed of the importance of planned maintenance and prompt repairs.
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Gardens
84. Overgrown and untidy gardens are a common source of neighbour disputes, as well as
lessening the appeal of an area. Common complaints include:
•

overgrown gardens;

•

dog fouling;

•

items dumped in gardens; and

•

abandoned vehicles.

85. Garden areas will be tackled as part of a wider maintenance plan, and will not be dealt with
in isolation.

86. The Private Sector Team will work in partnership with Environmental Health and Fly Tipping
Teams to tackle garden complaints issues including the accumulation of dog fouling and
other insanitary waste. These teams are able to serve statutory notices on property owners
to remedy issues as they are identified. This serves as a proactive approach to addressing
issues with garden areas in the private sector and encourage better levels of maintenance.
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Rights of Entry
87. Under the Housing (Scotland) Act 2006 Part 9, Section 181 any person authorised by North
Ayrshire Council is entitled to enter:
any land or premises for the purpose of enabling or assisting the Council to decide whether
any part of its area should be designated as a housing renewal area;
any premises for the purpose of enabling or assisting the Council to decide whether:
to serve a work or demolition notice;
a work or demolition notice has been complied with; and
to grant a certificate in relation to work required by a work notice.

o
o
o

any premises which the Council is required to carry out work in or to demolish as part of a
housing renewal area; and
any premises for the purpose of the Council to:
o
o
o
o
o

decide whether to make a maintenance order;
consider or devise a maintenance plan;
decide whether a maintenance plan has been implemented;
for the purpose of enabling or assisting the owner of the house to implement a
maintenance plan; or
secure the carrying out of a maintenance plan, or anything else required by that plan if
the Council thinks that the plan would otherwise fail.

88. The Council also has right of entry to any land or premises adjacent to the property in relation
to any purpose in the above section.

89. Any officer from the Council who has authorised entry must state the particular purpose or
purposes for their entry.

90. A Sheriff or Justice of the Peace may issue a warrant to authorise any person entitled to
exercise a right in section 181 (1) above to do so, if necessary by using reasonable force,
in accordance with the warrant.

91. The Council will always seek to gain entry with an owner’s permission; however, where the
Council is unable to obtain permission, or the owner cannot be identified, the Council will
seek a warrant for entry in the owner’s absence.
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92. Where the Council requires access to land or property for the purpose of an inspection,
order or notice that has been served, or in relation to these, then a minimum of 24 hours’
notice will be given to the owner of the property. If the Council needs to gain access in an
emergency, such as when a building is a hazard, then less or no notice may be given.

93. A police constable may enter land or premises at any reasonable time if they have
reasonable cause to suspect that a person is committing or has committed an offence in
relation to the Housing (Scotland) Act 2006. A Sheriff or Justice of the Peace may, by
warrant, authorise a constable to use reasonable force to enter land or premises to exercise
their powers.

Empty Homes
94. An Empty Home is a property in the private sector which has been vacant for a period of
more than 6 months. Empty Homes are different however from Second Homes and Holiday
Homes.
95. Empty Homes are essentially a wasted resource as they do not contribute to the overall local
housing stock and therefore cannot be used to address housing need in the local area.
These properties are often the target of a number of problems including anti-social
behaviour, fly tipping, vandalism and graffiti. This, in turn, places additional strain on the
resources of the Council and the emergency services who are responsible for addressing
these issues.
96. Owners may be faced with financial difficulties should their property remain empty. Costs
associated with an empty home may be mortgage repayments, Council Tax bills and, if
intended for letting purposes, rent loss.
97. North Ayrshire Council aims to identify and bring Empty Homes back into use and aspires
to prevent properties which are currently occupied from becoming vacant.
98. Using the Scheme of Assistance, we will encourage and support owners to explore a range
of ways which will allow their properties to be used as housing.
99. Nonetheless, we recognise that some properties have fallen into extreme disrepair and as
such may have a detrimental impact on the surrounding neighbourhood. Where this occurs,
the Council will consider a corporate response.
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Public Health
100. The Council has statutory powers in relation to Environmental Health which allow the action
to address conditions that may impact on public health or create a nuisance including:
•

Any premises in such a condition (e.g. blocked drains);

•

Any accumulation or deposit (e.g. waste food);

•

Any infestation of rats;

•

Any noise emitted from premises (e.g. amplified music);

•

Any artificial light nuisance (security lights);

•

Any insects emanating from premises (e.g. bed bugs);

•

Any smoke, fumes or gases emitted from premises;

•

Any animal kept in such a place or manner; and

•

Accumulations of dog fouling and other insanitary accumulations.

Home Insulation
101. In order to encourage energy efficiency and tackle fuel poverty, Councils should recommend
the most recent Building Regulation standards for insulation.

102. The level of insulation required should take into account the age, type and construction of
the property.

103. Some homes, such as flatted developments, do not always lend themselves to loft
insulation. In these circumstances, this minimum standard will not apply.

104. Through Local Energy Advice Forums, Councils provide information on energy and fuel
efficiency to homeowners and landlords. Advice will be provided through drop-in events,
forums, house visits, leaflets, working groups and web-based advice. This allows the Council
to share the latest information and legislation from the Scottish Government and other
agencies.

105. The Private Sector Advice Team will continue to work in partnership with Environmental
Health to ensure that housing standards within the Private Rented Sector improve.
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Research
Profile of North Ayrshire
Housing Market Areas
106. A Housing Market Area (HMA) is a geographical area where the demand for housing is
relatively self-contained, i.e. where a large percentage of the people moving house or
settling within the area have sought a dwelling only within that area. Housing Market Areas
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 housing market area, it is reasonable to assume that the household
would expect to meet that need in the same area.
107. For the purposes of strategic planning for housing, it is necessary to undertake an
assessment of housing need and demand at housing market area level. This will provide,
an estimate of:
•

Households living in housing need;

•

Households requiring affordable housing now and in the future;

•

Households requiring open market housing now and in the future; and

•

The shortfall of affordable housing now and in the future.

Localities
108. The North Ayrshire Community Planning Partnership is committed to Locality Planning in
order to develop strong local partnerships that focus on engaging with people and local
communities.
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109. There are 6 Locality Partnerships in North Ayrshire, and with one exception, these mirror
Sub Housing Market Areas identified in the Housing Needs & Demand Assessment.
Sub Housing Market Area

Locality

Arran

Arran

North Coast (including Cumbrae)

North Coast & Cumbraes

Garnock Valley

Garnock Valley

Three Towns

Three Towns

Irvine (including Springside, Dreghorn
& Drybridge)/Kilwinning

Irvine (including Springside, Dreghorn
& Drybridge)
Kilwinning

110. Locality Partnerships will identify and address local issues by working with local people,
community groups and organisations.

North Ayrshire Housing Need and Demand Assessment
111. The updated Housing Need and Demand Assessment offers an analysis of North Ayrshire
at a sub-housing market area level. This includes the housing market area of Arran but
does not offer an analysis of Cumbrae which is encompassed by the North Coast housing
market area (North Ayrshire Council, 2016a).

112. The Housing Need and Demand Assessment for Arran & Cumbrae was published in 2013.
The report specifically explored in greater detail the distinct housing need and demand on
both Arran and Cumbrae than had been previously examined within previous HNDAs for
North Ayrshire as a whole (North Ayrshire Council, 2013a).

Population
113. The National Records of Scotland notes that in 2015 there were 136,130 residents in North
Ayrshire accounting for 2.5% of Scotland’s population. This is a local population decrease
of 0.3% from 2014 (National Records of Scotland, 2016).

27 | P a g e

114. Nationally, projections indicate a growth in the general population of 8.8% and more
significantly within the older population, particularly in the 75 years and over age range. The
Scottish Government’s Age, Home and Community older people’s strategy outlines a 23%
increase in those aged 75 and over between 2010 and 2020 and 82% growth between 2010
and 2035 (Scottish Government, 2011a).
Figure 3: Population projections by Number of Residents for North Ayrshire 2012-2037
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115. Figure 3 illustrates population decline in North Ayrshire. This is in contrast to national
population growth. However, both the number and proportion of residents 60 years and
over is increasing in North Ayrshire, in line with the national trend.

116. The National Records of Scotland have forecast how population change will affect each
locality up to 2026 illustrated in figure 4. The projected decrease in population size across
North Ayrshire is mirrored in Arran but not the North Coast localities. Figure 4 identifies a
population of 4,624 in Arran projected to decrease by 25% to 3,468 in 2026. In contrast, the
population of the North Coast was 24,752 which is projected to increase by 6.8% to 26,426.
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Figure 4: Population Projections for North Ayrshire 2012-2026 by Locality
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Source: National Records of Scotland (2014)

Household Size
117. Table 2 shows that North Ayrshire’s household compositions reflect similar trends to that of
the rest of Scotland. Changes in household sizes may also be as a result of cultural changes
towards smaller family units where previously larger families were prevalent (Scottish
Government, 2010).
Table 2: North Ayrshire Household Size

North Ayrshire and Scottish National Household Sizes (%)
35.00%
30.00%
25.00%
20.00%
15.00%
10.00%
5.00%
0.00%

      1 person

      2 people

      3 people

      4 people

North Ayrshire

      5 people

      6 or more
people

Source: National Records of Scotland (2012)
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118. North Ayrshire Council aims to ensure that new and existing housing stock has the capability
to meet the needs of future generations. This is inclusive of all tenure types. In order to
ensure that housing needs are met as widely as possible, the Council will aim to build houses
for new social rent and encourage private developers to build properties which are normally
a minimum of two bedrooms (North Ayrshire Local Housing Strategy 2011-2016). These
new developments will also include properties which may have the potential for adaptation
in the future.

Welfare Reform
119. Following the implementation of the Welfare Reform Act 2012 there has been a greater
focus on securing properties which meet the needs of families. The Under-Occupancy
Charge which states in simple terms that households are only entitled to receive housing
benefit for the number of bedrooms that are required. For example, a single person or a
couple only need a one bedroom property, regardless if there is a wish to have a spare/extra
bedroom; this is an aspiration rather than a “need”. This has placed greater pressure on
Local Authorities across the United Kingdom when allocating properties.

120. This change has also affected the Private Rented Sector Market. As benefit is restricted to
entitlement, the increased number of single and two person households has placed greater
demand on this type of housing. Reductions in the amount of Housing Benefit paid and
changes in eligibility criteria has meant that smaller families are now often unable to afford
larger properties. This may also result in increasing numbers of larger properties becoming
long-term vacant.

121. The Benefit Cap was also introduced in July 2015 across most Scottish Authorities. The
Cap places a limit on the amount of income-related benefits which can be received by a
working age person between 16-64 even if the total amount of their entitlement is higher.
The Cap is set to be reduced in Autumn 2016 and places a further restriction on the amount
of benefits single applicants and single parent households are able to claim.

122. Within North Ayrshire, there are likely to be around 97 families in the private sector affected
by the reduction in the Benefit Cap; 4 of whom have been impacted already when it was first
introduced. The average family is expected to lose around £49.80 per week (NAC Benefits,
2016).
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123. A reduction in the amount of benefit received may, therefore, impact on affordability within
the private rented sector and create a further strain on the social rented sector with increased
numbers requiring affordable and secure accommodation.

124. The benefit cap may also result in lost confidence within the private rented sector and
generate lower levels of investment.

Life Expectancy
125. The National Records of Scotland reported that the national life expectancy between 2012
and 2014 for males in Scotland was 77.1 years, the figure for North Ayrshire is 76.5 years.
The national life expectancy between 2012 and 2014 for females was 81.1 years, the figure
for North Ayrshire was 81 years (NRS, 2015)
Figure 5: Life and Healthy Life Expectancy
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126. As people live longer there will be a greater need to offer increased specialist provision and
options which will enable older people to live independently within their community.

127. As a housing service, it will be important that North Ayrshire Council develops an appropriate
response to the housing needs of an older age population and the particular difficulties of
achieving this regardless of tenure.
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Scottish Index of Multiple Deprivation
128. North Ayrshire is an area which has high levels of poverty, as identified by the Scottish Index
of Multiple Deprivation.

129. The Scottish Index of Multiple Deprivation is one of the ways in which poverty is measured
across Scotland. There are seven categories against which deprivation is measured as
follows:
•

Employment;

•

Income;

•

Health;

•

Education, Skills and Training;

•

Geographic Access to Services;

•

Crime; and

•

Housing.

130. There are 6,976 data zones nationally which are each assessed on a ranking between 1
(most deprived) and 6,976 (least deprived). In order to complete a comprehensive analysis,
the focus has been given to the 15% of the most deprived areas nationally.

131. 25.7% of North Ayrshire’s data zones are within the most deprived 15% of data zones in
Scotland, illustrated in table 3. When considering deprivation levels in North Ayrshire, we
must also look at the affordability of housing. As the number of households increases it is
vital that there are affordable tenancies which individuals and families are able to access.
Increasing numbers of households are unable to be met solely through newly built social
rented stock, and as such, private sector housing must play its part in contributing to the
overall housing supply.
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Table 3: Local Share of 15% Most Deprived Data Zones (SIMD)
45.0
40.0
35.0
30.0
25.0
20.0
15.0
10.0

0.0

Glasgow City
Inverclyde
Dundee City
West Dunbartonshire
North Ayrshire
North Lanarkshire
Renfrewshire
Clackmannanshire
East Ayrshire
South Lanarkshire
Fife
South Ayrshire
Edinburgh, City of
Falkirk
Aberdeen City
Argyll & Bute
Dumfries & Galloway
Stirling
West Lothian
East Renfrewshire
Highland
Scottish Borders
Perth & Kinross
Midlothian
East Lothian
East Dunbartonshire
Angus
Aberdeenshire
Eilean Siar
Moray
Orkney Islands
Shetland Islands

5.0

Source: Scottish index of Multiple Deprivation (2016)

132. Of perhaps most concern is the growing level of relative multiple deprivation in the area.
Data shows North Ayrshire’s rising share of Scotland’s most multiply deprived
neighbourhoods.
Table 4: Scottish index of Multiple Deprivation – North Ayrshire data zones
Multiply deprived North Ayrshire data zones 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 (2016)
Source: Scottish Government (2016)

133. In the 2016 SIMD, 6.5% of North Ayrshire’s data zones 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.
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134. North Ayrshire has an even more disproportionate share of neighbourhoods 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.
135. 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.
136. The Scottish Government views other income (28%), employment (28%) and health (14%)
as the main measures of deprivation. In these areas, North Ayrshire as a whole scores
relatively poorly.

Income
137. 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%).
138. 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 NVQ4 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 the charts below.
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Figure 6: Percentage of adults in work and their gross weekly pay, North Ayrshire and Scotland
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Figure 7: Local and national labour force by employment, qualification and skilled employment
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139. There are strong associations between employment and income. Like in the employment
sphere, North Ayrshire is relatively income deprived.
140. Naturally, there are distinct associations between employment and income levels.
Therefore, in North Ayrshire, a number of households are relatively income deprived.
141. 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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142. 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: Household Income

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)

143. 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 an average number of sickness and unemployment benefits claimants. This is
likely to affect local economic development.

144. Where residents of North Ayrshire are unable to afford to raise a deposit or make mortgage
repayments, additional pressure is placed on the rented housing stock. This, therefore,
highlights the requirement of privately rented accommodation to be maintained at an
affordable rate where possible and meet a high quality standard for those accessing this
tenure.

Housing Prices and Affordability
145. Registers of Scotland produces house price statistics for Scotland. The main benefit of
Registers of Scotland is that it covers all housing-related transactions. This is across the
whole of Scotland and as such gives an accurate picture of all house sales across Scotland.

146. Register of Scotland (2016) data illustrates that the average price of a residential property
in Scotland increased by 3.4% between October – December 2014/15 compared with the
previous year. However, this increase is below the rate of the previous two-quarters which
marked increase in property prices above 5%. Nevertheless, this is the biggest recorded
increases since statistics began in 2003.
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147. The highest percentage rise was recorded in North Ayrshire, with an average price of
£124,260, a rise of 17.1% compared with the same quarter the previous year.
Aberdeenshire recorded the highest average at £232,331, a rise of 5.0% compared with the
same quarter the previous year. The largest percentage fall in price was in Falkirk, which
showed a drop of 4.3% with an average price of £123,180 (Registers of Scotland).

Affordable Rented Housing
Table 6: Local Housing Allowance Rates 2016/17
Local Housing Allowance Rates (2016/17)
Weekly
Monthly

Single Shared Room Rate
One Bedroom
Two Bedroom
Three Bedroom
Four Bedroom

£62.69
£97.81
£80.55
£115.07
£158.90

£271.65
£423.84
£349.05
£498.64
£688.57

Source: North Ayrshire Council Website (2016)

148. The majority of the increase over the last decade has come from existing stock rather than
new construction, and the newest investment has come from buy-to-let landlords.

149. The growth of the Private Rented Sector in Scotland has come mainly from the already
existing stock rather than newly built properties. Investment within the sector has come from
buy-to-let landlords. Where there are barriers within the sector, this tends to represent UKwide trends rather than being Scotland-centric. Different areas of Scotland (as with the UK)
have higher levels of perceived demand such as Edinburgh and Glasgow.

However,

investors from out with Scotland may be reluctant to enter the Scottish market due to
differences in scale and changes in legislation.

150. The Rent Registration Service is responsible for setting Local Housing Allowance. LHA rates
are determined by area. These areas are called Broad Rental Market Area
(BRMA). Ayrshire makes up one BRMA, so people living in similar-sized properties right
across Ayrshire receive the same amount of LHA. This is, therefore, inclusive of East, North
and South Ayrshire (North Ayrshire Council Website).
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Aspiration
151. The flexibility of the Private Rented Sector could be an attractive quality to certain
demographic groups, including young professionals, students and seasonal workers. In
particular, those who may not wish to be tied down to homeownership and wish to live within
North Ayshire for a defined period of time may seek private rented accommodation. This is
a particular issue within Arran, where a lot of employment is on a seasonal basis.

152. However, evidence shows that tenant experiences can sometimes be problematic due to
issues of affordability, tenure insecurity, quality, and relationships between tenants and
landlords (Scottish Government, 2009)

153. Housing aspirations are closely linked to economic capability with those on higher incomes
having positive experiences of the sector due to flexibility and choice. On the other hand,
however, those in lower income brackets felt that they were more vulnerable and susceptible
to malpractice. Figure 8 shows reasons for people moving to an area.
Figure 8: Reason for Moving to an Area
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154. The Private Residential (Tenancies) (Scotland) Act 2016 which is due to come into effect in
December 2017 seeks to mitigate insecurity of tenure and provide greater peace of mind to
private renters.

Stock Profile/Tenure
155. Table 7 shows that housing stock has been steadily increasing within North Ayrshire over
the past ten years. Whereas Table 8 demonstrates that the majority of residents (60%) are
owner occupiers. The private rented sector represents 13% of the housing market in North
Ayrshire. As the number of households increases across the Local Authority, it is essential
that there is adequate housing provision to meet increased demand.

Table 7: North Ayrshire Housing Stock between 2006/07 – 2015/16

Overall Stock
70000
65000
60000
55000
50000
2006/07 2007/08 2008/09 2009/10 2010/11 2011/12 2012/13 2013/14 2014/15 2015/16
Source: NAC Housing System Northgate (2016)
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Table 8: NAC Stock by Tenure 2015/16
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Owner Occupation

Source: NAC Council Tax Records (2016)

156. Figure 9 represents the changing stock profile in North Ayrshire by tenure over the last ten
years. In line with national trends, there has been a growth in private sector accommodation
both owned and rented.
Figure 9: Changing stock profile
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Source: NAC Housing System Northgate (2016)
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157. Figure 10 represents the disparities between social rented and owner occupied stock.
Although there has been a slight drop in both tenure types, trends continue where private
accommodation accounts for a greater number of properties.

Figure 10: NAC Social Rented Stock compared with Owner Occupied Stock
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59.9%
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40.0%
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Owner Occupied as %
of overall stock

27.4%

10.0%
0.0%
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Source: NAC Housing System Northgate (2016)

158. Data illustrated in Figure 10 evidences the stark increase in the number of privately rented
properties in North Ayrshire over a ten year period. The information shows that this tenure
type has doubled and may continue to grow.

Figure 10: NAC Increase in Private Rented Stock
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Source: NAC Housing System Northgate (2016)
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Empty Homes and Second/Holiday Homes
159. An Empty Home is a property which has been vacant for a period of 6 months or more.
Across North Ayrshire there are 884 empty homes (Council Tax, 2016) however, it is
important to note that this does not account for Second or Holiday Homes.

160. Vacant properties can cause a lot of problems for owners as they are more likely to become
a target for vandalism and anti-social behaviour. Furthermore, properties can be costly with
the potential for increased repairs costs, additional security, Council Tax and possible rent
loss.

161. There are a variety of reasons through which properties may become empty for an extended
period of time. Changes in house market conditions may have contributed to the increased
number of empty homes and the economic downturn causing difficulties in sourcing willing
investors. Economic problems may also have left owners unable to afford the costs of
pursuing the sale of their property.

162. Research shows that approximately 1 in 10 owners are unable to bring their properties back
into use due to financial reasons (Scottish Empty Homes Partnership, 2016).
Table 9: NAC Length of time empty
120
100
80
60
40
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0
6mnths - 1 Year - 2 Years - 3 Years - 4 Years - 5 Years - 6 Years - 7 Years - 8 Years - 9 Years - 10 Years
1
2 Years 3 Years 4 Years 5 Years 6 Years 7 Years 8 Years 9 Years 10 Years
+

Source: North Ayrshire Council Tax Database (2016)

163. Empty Homes represent a wasted resource which could be used towards meeting housing
need in North Ayrshire. Table 9 shows the lengths of time which properties in North Ayrshire
have been vacant, at date.
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164. North Ayrshire has a higher proportion of empty and second homes than the Scottish
average.

Chart 2: % of vacant and second homes in North Ayrshire and Scotland, 2015
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165. The National Records of Scotland (2015) estimate that 2,302 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’).
166. This represents 3.4% of North Ayrshire’s housing stock and is higher than the Scottish
average. Empty homes account for a growing share of North Ayrshire’s housing stock,
having risen from 2.6% in 2007 when data was first recorded (National Records of Scotland,
2008).
167. The number of second homes in North Ayrshire is slightly more than twice that of Scotland
as a whole. This may be explained by the large number of holiday homes on Arran and
Cumbrae (see LHS Topic Paper: Rural Housing for further information).
168. Most properties have been empty for a period of fewer than 5 years however a large number
have been vacant for in excess of 10 years.

169. The sub-market housing area with the greatest number of empty homes (278, or 31.4%) is
the North Coast. Arran has 56 (6.3%) of North Ayrshire’s empty homes. There is a shortage
of affordable homes in both of these areas.
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170. Bringing empty private sector homes back into use, particularly in localities where
affordability pressures are at their most acute (and land availability for new developments
most constrained) would make a significant contribution to meeting housing need in North
Ayrshire.

171. Welfare Reforms since April 2013 may have also had a significant impact on the number of
larger properties which are empty. Reductions in the amount of Housing Benefit paid and
changes in eligibility criteria has meant that smaller families are now often unable to afford
larger properties.

Households comprising of three people or less represent 84.1%

(Scotland’s Census 2011) showing a contrast between family sizes and the size of
properties available. This data represents almost 52000 of the 62498 households in North
Ayrshire.

Service Profile
Stock and Tenure Profile
172. This section provides a brief overview of the nature of North Ayrshire’s private housing stock.
173. It considers the scale of North Ayrshire’s private sector and recent trends in its growth, the
number of empty and second homes in the area and the type.

Scale of Private Sector Housing
174. The number of homes and households in North Ayrshire’s private sector has increased over
the past decade, in both absolute and relative terms.
Chart 3: Tenure of private housing stock in North Ayrshire, 2006/7 and 2015/16
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175. In the ten years from April 2006 to March 2016, the private sector grew by 11% (an additional
4,871 homes), there are now 49,156 homes, 72.6% of all housing stock in North Ayrshire.
This contrasts with a more modest 2.3% increase in homes in the social rented sector and
means that the private sector houses an increased number of North Ayrshire residents.
176. The private rented sector accounts for nearly all of this growth, having more than doubled
to 8,581 homes in the past decade.

Tenure, Type and Size of Housing by Sub-Housing Market Area
177. Data on the type and tenure of housing is only available by sub-housing market area and
relies on the 2011 Census.
178. There are five sub-housing market areas in North Ayrshire: Arran, Garnock Valley,
Irvine/Kilwinning, the North Coast and the Three Towns.
179. 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 4: % of houses in North Ayrshire
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180. Chart 16 below shows how housing tenure varies across North Ayrshire’s five sub-housing
market areas.
Chart 5: Housing tenure by sub-housing market area, North Ayrshire
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181. The North Coast and Arran have significantly higher levels of private housing (particularly
owner occupation) than the rest of North Ayrshire.
182. This is particularly the case for outright homeownership (i.e. owning a home without a
mortgage). Table 10 below shows the proportion of homes owned outright, owned with a
mortgage and in the social and private rented sectors.
Table 10: Tenure by sub-housing market area

SHMA

Arran
Garnock Valley
Irvine/Kilwinning
North Coast
Three Towns
North Ayrshire

Owned
outright
52.4%
26.9%
22.9%
45.1%
23.5%
28.5%

Owned with
a mortgage
21.5%
33.8%
36.4%
33.2%
33.1%
33.7%

PRIVATE
RENTED
SECTOR
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)
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183. More than half of Arran’s (52.4%) households own their homes outright. This is more than
twice the rate of outright ownership in Irvine/Kilwinning (22.9%) and in the Three Towns
(23.5%) and almost double the rate for the Garnock Valley (26.1%). Almost half (45.1%) of
all homes in the North Coast are owned outright. With the exception of Arran, around a third
of households across North Ayrshire are owner-occupiers with a mortgage.
184. This is an important distinction: those who own outright will have lower housing costs,
increased equity and more security when compared to those who own with a mortgage.
This suggests that households and the housing market in Arran and the North Coast will
prove more resilient than other localities in any future downturn and may be better able to
privately meet their changing housing needs as they age.
185. There is no reliable data to differentiate house type by tenure, however, a clear pattern
emerges when we consider the type of housing by sub-housing market area.
Chart 6: Type of housing by sub-housing market area
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186. Detached homes are the largest house type on Arran and detached, and tenement
properties are by far the most common property type in the North Coast. In the Garnock
Valley and Irvine/Kilwinning, the majority of homes are terraced and semi-detached homes
while in the Three Towns more than twice as many homes are flats than detached.
187. This reflects both local tradition and the tenure profile of the areas. Private housing appears
more likely to be detached or tenemental. Further work at a sub-housing market or locality
area basis may be required to establish the extent to which is the case.
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188. A similar pattern emerges when considering the size of homes in North Ayrshire. Across
the authority area, house size is broadly similar to the Scottish average (with slightly fewer
small and larger properties and slightly more two and three beds). This is detailed in Chart
7 below.
Chart 7: % of houses by size, North Ayrshire and Scotland
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189. However, there is a significant difference in house sizes by sub-market housing area with
Arran and the North Coast having a significantly higher proportion of larger homes.
Chart 8: % of houses by size and SHMA
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190. Here we can see a correlation between tenure, type and size. Arran (where 61.5% of homes
are detached) has a much larger proportion of larger homes (47.9% have four or more
bedrooms) than the North Ayrshire average of 27.2%.

191. Homeownership levels are significantly higher in 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.

192. North Ayrshire’s most income deprived locality is the Three Towns. This is also the subhousing 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
193. House prices and private sector rents in North Ayrshire are significantly below the national
average. This is detailed in Table 7 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 11: House prices and Private Rented Sector rents in North Ayrshire, 2015

North
Ayrshire
Avg. house
£122,840
price
Avg.
£363
monthly 1bed
PRIVATE
RENTED
SECTOR
rent
Avg.
£461
monthly 2bed
PRIVATE
RENTED
SECTOR
rent

Scotland

% difference

Rank

£169,402

 38%

29/32 LAs

£480

 32%

17/18
BRMAs

£610

 32%

16/18
BRMAs

Source: Registers of Scotland (2016); Scottish Government (2016c)
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194. 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.
195. 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.
196. Chart 9 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 in 2008 and 2009 and the relatively flat market
(in both activity and prices) since then.

Chart 9: No. of sales and median prices in North Ayrshire, 2004-15
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197. 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.
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198. 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 10 and 11 below depict the change in market activity from the
pre-crisis peak for both a number of sales (in 2007) and median house prices (in 2008) to
2015.
Chart 10: % change in housing market activity by locality, pre-crisis peak to 2015
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Chart 11: % change in housing market activity by town, pre-crisis peak to 2015
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199. 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.
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200. Chart 11 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 in median house prices in North Ayrshire (and had a lower level of
market activity than elsewhere in the locality).
201. One area of strength in North Ayrshire is the affordability of housing, in both absolute and
relative terms. As shown above, property prices and Private Rented Sector rents lag the
Scottish average.
202. 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.

203. 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 12: 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)

204. Raw data from propvals.co.uk has been analysed to find the median house prices in each
locality, which is shown in Chart 12 below.
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Chart 12: Median house prices by North Ayrshire locality, 2015
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205. Reliable, up to date information on household incomes on 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 data zone 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.
206. 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.
207. 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).
208. 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.
209. 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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210. Median house prices are available on an island-wide basis. Median household income data
is available only on a datazone basis. Table 13 below compares the median house price
across the island in 2015 with the median household income in each data zone 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 13: 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

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

Price: Income ratio
6.1
6.5
5.6
5.9
7.7
5.9
6.2

211. 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.
212. 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).

Service Profile
213. The Housing (Scotland) Act 2006 places a duty on local authorities to provide assistance to
private sector property owners to maintain and improve their properties.
214. The Council’s Private Sector Housing Team is responsible for discharging this duty. One of
the ways it does so is by delivering a private sector advice service, including providing a
dedicated telephone advice line during working hours.
215. Officers in the Team also carry out property inspections to ensure properties meet statutory
minimum standards.
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216. During the 2015/16 period, a total of 342 visits were carried out based on referrals received
from various partners and self-referrals from tenants. Of these, 73 properties were deemed
to fall below the Tolerable Standard (see Table 14).

Table 14: NAC Reasons for Failing Tolerable Standard 2015/16
45
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0

Source: NAC Private Sector Advice Team Records (2016)

217. Most commonly, data shows that properties failed to meet the Tolerable standard as a result
of inadequate electrical installations or safety. Dampness has also proved to be a recurrent
issue raised during inspections.

218. The Scottish Housing Condition Survey 2011-2013 shows that 48% of North Ayrshire
Council housing stock in the private sector is in need of urgent repair, higher than the
national average which is 38%. It should be noted. However this includes privately rented,
and owner occupied properties and is based on the Scottish Housing Quality Standard which
privately owned properties may aspire to but do not legislatively require to meet.
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219. Data on property inspections is available for the past two financial years.
Chart 13: Property inspections and BTS failures by SMHA, 2014-16
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220. Analysis of this data finds that the proportion of property condition inspections and BTS
failures are broadly similar. There are however some exceptions.
221. Two-thirds (67%) of properties inspected on Arran in this period were found to fail the
Tolerable Standard. The sample is, however, small (this represents 8 BTS failures from 12
properties inspected). This does, however, support anecdotal evidence which suggests that
properties on the island, particularly in its private rented sector (both formal and informal).

Housing Advice Team
222. The Council also operates a Housing Advice Team, providing housing options advice and
information to residents and people considering moving to North Ayrshire. In 2015/16 the
Advice Team received 529 approaches from people residing in the private rented sector,
105 of whom went on to make homeless applications. This represents 14% of all homeless
applications in the area.
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Chart 14: Destinations of Housing advice cases, excluding returned to previous
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223. Analysis of the housing destinations of housing advice cases finds that the majority (536 of
672) of customers returned to their own accommodation. When a house move did occur,
the private rented sector was the most common destination, rehousing 313 households
(46.5% of those who move on to alternative accommodation). This suggests that the private
rented sector has a significant role to play in homelessness prevention.
224. On average in 2015/16 the Rent Deposit Scheme worked with 105 Landlords. The sector
also housed 61 homeless applicants in 2015/16.

Conclusion
225. At present, across Scotland, the Private Rented Sector is growing as some people are opting
to rent rather than buy.

226. The Private Rented Sector has an important role to play in providing alternative rented
housing options to those in the “middle,” unable to afford homeownership but also cannot
access social housing due to a lack of need.

227. North Ayrshire has a higher proportion of empty and second homes than the Scottish
average. The Empty Homes Coordinator will continue to work toward returning to many
properties to use as possible with a view to increasing overall housing supply.
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228. North Ayrshire also has two rural island communities which present further issues to
increasing housing supply. In particular, second/holiday homes represent 6.3% of the Isle
of Arran’s total stock. As the island has a significant shortage of available properties of all
tenures, consideration should be given as to whether second/holiday homes may contribute
to addressing housing need.

229. In respect of repairs, work will continue to promote responsible home ownership and good
standards of private rented housing across North Ayrshire. The dedicated Private Sector
Advice Team will continue to lead on this work from both a strategic and operational basis.
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Private Sector Consultation
Introduction
230. The Council recognises that the success of the Local Housing Strategy 2017-2022 depends
on effective engagement with residents and stakeholders from across North Ayrshire. North
Ayrshire Council’s approach promotes consultation as an essential part of the strategic
development process.

231. Considerable consultation has been carried out with the tenants and residents of North
Ayrshire, our wider stakeholders and partners over a range of priorities, including the Private
Sector.

232. This included focus groups, housing live events within town centre areas, shopping centres
or supermarkets across the localities, surveys, stakeholder interviews and overarching
strategic forums including Sheltered Housing Forum, Private Landlord Discussion Event and
an Older People’s Housing event.

233. The overall consultation has helped to develop our understanding and knowledge of the
local issues and extent and location of the Private Sector. This has contributed to developing
and identifying priorities that will attempt to address issues around the supply and quality of
housing.

234. A full breakdown of all consultation methods conducted as part of the development of the
Local Housing Strategy, and their findings, can be found in the Consultation Topic Paper.

Focus Groups
235. Two rural housing specific focus groups were held to engage with the views of stakeholders
within North Ayrshire’s rural island communities. One focus group was held in Millport in
Garrison House and focused on the rural housing needs of Cumbrae, and one group was
held in the Ormidale Sports Pavillion in Brodick discussing the specific housing needs of
Arran.
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236. Respondents on both islands identified a settled, safe and close-knit community presence
on the island with acknowledgement of an ageing population and need to address the
housing needs of those in the future. This was a particular concern for those living on
Cumbrae, who questioned the suitability of the housing stock, predominantly characterised
by tenement flats and raised an aspiration for more amenity housing. There is a desire to
attract younger people to the island as they are viewed as the future and will help to develop
the community. With the development of a care hub proposed by community groups, it is
hoped that it will attract young people for employment.

237. Likewise, the concerns of respondents from Arran were focused towards the housing market
and the high house prices present. The ability to attract young professionals to provide key
services needed on the island and support the island's economy is hindered by the housing
stock available and the cost of housing.

238. Other contributing factors to a complex housing market raised by stakeholders included the
issue of empty and second/holiday homes and land banking preventing the development of
housing. The Private Rented Sector for many does not offer security of tenure with
numerous lets being used as holiday homes in the summer and properties lying empty for
larger proportions of the year. However, some fear that new government legislation, the
Private Housing (Tenancies) (Scotland) Act 2016, will push private landlords away from the
sector as they will not be able to ask tenants to leave in the summer season to use the
property as a holiday home.

Private Landlord Discussion Event
239. The aim of the Private Landlord Discussion Event was to provide landlords from across
North Ayrshire with the opportunity to discuss housing issues within the Private Rented
Sector. Housing Supply was a key area for discussion, as well as how to attract growth and
investment opportunities. Other topics for discussion included improved property
management, and how to meet the needs of tenants and landlords.
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Key findings
240. When asked what sort of problems they felt landlords experienced in the Private Rented
Sector, issues around high tenant turnover, short-term renters and finding suitable tenants
were highlighted as particular problems. Landlords also experience issues around antisocial behaviour, poor property conditions and delays in housing benefit payments. It was
further noted at the event that landlords often experience a lack of empathy from the council.
By and large, they also feel that as landlords, they have very little rights, whereas the rights
of tenants are very well protected.

241. Landlords feel that better advice and support from Council services, particularly the Private
Sector Advice Team and Anti-Social Investigation Team would help address some of these
issues. It was also discussed that further development across North Ayrshire in the Private
Rented Sector would help alleviate some of the pressures in the sector. Ultimately, landlords
feel that attitudes towards them must change.

242. When asked about how supply could be increased within the Private Rented Sector,
suggestions such as removing the 3% tax on buy-to-let mortgages, increased financial
incentives to potential investors, greater shared equity housing and buy back properties
which are not ex-Local Authority were all made.

243. In order to assess the feasibility of Private Sector Housing, it is necessary to see how
accessible it is for a range of human needs. This includes how easily properties can be
adapted for the installation of equipment for older tenants, or tenants who have disabilities.

244. Across the stakeholder group, it was identified that there is a lack of suitable properties for
those with specialist requirements to access the Private Sector. The following reasons were
given:
•

Landlords are wary of carrying out adaptations as they may not be reinstated;

•

Adaptations may impact on the ability to find a suitable tenant for a property;

•

There are not enough incentives to carry out adaptations; and

•

There is not enough financial assistance to actually have equipment installed.
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245. As of July 2016, there are estimated to be around 34,000 long term empty homes across
Scotland (Shelter Scotland, 2016). This represents a significant waste of potential housing
stock and can lead to a number of issues for both property owners and communities as a
whole.

246. Vacant properties are often the target of anti-social behaviour, fly–tipping, vandalism and
graffiti. Dealing with these issues can, therefore, prove to be a financial drain on the owners.
Stakeholders also discussed issues such as environmental, security, loss of earnings
(incurred through rent loss) and a reduction in property value as problems resulting in empty
properties. They feel there aren't enough enforcement powers for the Council to help combat
this problem, and that it is the Council’s responsibility to find a solution. Suggested solutions
include the introduction of Compulsory Renting Orders, an Empty Homes Loan Fund, the
availability of more grant funding for repairs and Improvement Orders for run down
properties.

The main issues identified from this consultation event were:
•

Lack of landlord support from Council services;

•

High tenant turnover as a result of short-term tenancies;

•

Not enough financial support regarding the installation of adaptations; and

•

The knock on impact that empty homes can have on communities, as well as
landlords.

247. The group concluded that the availability of good quality and affordable housing in the
Private Sector is important, but that more support and assistance is required to ensure
improvements are achieved.

Local Housing Strategy Surveys
248. As part of the consultation process to inform North Ayrshire Council’s Local Housing
Strategy, residents from across North Ayrshire were invited to share their views and opinions
on housing by completing a series of surveys. There were five surveys in total: Supply and
Place Making; People with Disabilities; Housing for Older People; Private Tenant; and
Private Landlord. For the purposes of this Topic Paper, the findings from the Private Tenant
and Private Landlord surveys have been analysed.

62 | P a g e

Private Landlord Survey
249. Responses were received from 170 landlords across North Ayrshire to the Private Landlord
survey, answering a range of questions on their properties, their responsibilities as landlords
and the support provided by the Council.

Key Findings
250. 48% of respondents indicated that they only rent 1 property. Only 6% said they have over
20 properties in their portfolio. 53% of respondents said their properties are in the
Irvine/Kilwinning Sub Housing Market Area. And 46% of them said their properties are in the
Three Towns. Only 2% of landlords rent properties on Arran.

251. 42% of landlords indicated their reason for becoming a landlord is to invest in a second
home, with 37% saying they are investing in property to bolster their income.

252. In terms of the future plans of landlords, 48% indicated that over the next 5 years, they are
likely to maintain their current property portfolio. 21% would be looking to invest in new
property within North Ayrshire, and 10% would actively try and sell.

253. When asked what would make them more likely to invest in North Ayrshire in the future,
common responses include the following:
•

Lower house prices;

•

Better rights and treatment of landlords;

•

Lower, or more flexible council tax, particularly for when properties are between
tenants;

•

Better landlord advice; and

•

Less legislation.

254. When asked which factors would make them less likely to invest in North Ayrshire, common
themes that emerged include the number of tenants on Benefits, Government tax proposals,
house prices, and the lack of inward investment.
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255. The vast majority of landlords appear to be aware of their responsibilities as landlords, and
the additional duties brought in as a result of extending the Repairing Standard. Of those
who aren’t aware of these duties, the majority self-manage their properties as opposed to
instructing a letting agent to manage their property.

256. With regards to the proposed reforms to the Private Rented Sector in Scotland, awareness
levels appear to be split, with 49% saying they are aware of them and 51% saying they are
not. When asked about their views on the reforms, themes around the lack of consideration
for landlords and the risks of punishing good landlords instead of weeding out bad landlords
emerged.

257. Awareness levels of North Ayrshire Council’s Private Sector Advice Team are relatively
good amongst landlords. However the service appears to be underutilised as 88% said they
had not used it. It is unclear if this is because they have never had the need, or if previous
experience or impressions of the Council have put them off.

258. Landlords don’t appear to be engaged with the North Ayrshire Council’s Landlord Working
Group, or any other Landlord Forums or Events. 63% said they aren’t aware of the Landlord
Working Group, and 79% have never attended the Council’s Landlord Forum or other
housing events.

259. When asked if there is anything further they would like the Council to offer private landlords,
47% indicated they would be interested in newsletters. Ultimately, they would like to see the
Council providing information and regular updates on the new legislation being introduced,
either in the form of newsletters with the main bullet points or displayed online.

The main issues identified from this survey are:
•

Lack of knowledge or information regarding upcoming changes to legislation;

•

Underutilisation of Council support services for Landlords, e.g. Private Sector
Advice Team; and

•

A distinct feeling of an overall negative impression of landlords from tenants, the
Council and the Government.
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Private Tenant Survey
260. Only 25 people responded to the Private Tenant survey, so responses should be taken
anecdotally. A range of questions on issues such as their home, their rights and their
landlord were answered.

Key Findings
261. Most respondents to the survey were privately renting a 2 bedroom property in the
Irvine/Kilwinning Sub Housing Market Area. Of the 5 respondents who indicated they have
no plans to leave their current home, 2 have been living in their home for over 5 years, and
3 have been living in their current home for between 1-5 years.

262. When asked if they would be interested in other tenure options, social rent and home
ownership were the most popular (8 and 7 respondents respectively).

263. Most respondents appear to be aware that their deposit should be lodged with an approved
Tenancy Deposit Protection Scheme (7). However, of the 4 who said their deposit is held by
their landlord, 3 said they are not aware of the scheme.

264. On the whole, tenant relationships with their landlord appear to be good, with only 1
respondent indicating their relationship is very poor.

265. The quality of tenants homes appears to be on the whole good, with 8 respondents indicating
they are very/fairly satisfied with the quality of their home. However, there is a lack of
awareness amongst respondents as to what the Tolerable Standard and Repairing Standard
are, with only 2 knowing their home should meet both these standards. Respondents were
asked to indicate whether some of the Tolerable and Repair Standard indicators were
present in their home. By and large, properties appear to meet these standards, however,
more people said their property had draughts from windows or doors, that there was no heat
detector in the kitchen and that there were large cracks in walls.

266. Only 2 respondents said they are aware of North Ayrshire Council’s Private Sector Advice
Team.
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267. Respondents indicated they would be interested in Newsletters and a Private Tenants
Association to keep them informed of information such as the Repairing Standard, tenants’
rights and responsibilities, deposit schemes and local housing allowance.

Housing Live – Private Tenant Survey
268. Over the course of the six Housing Live events in Irvine, Kibirnie, Largs, Saltcoats and
Kilwinning, 504 people from across North Ayrshire were consulted. 67 people from all
Housing Live events responded to the Housing Live! Private Tenant Survey.

269. When asked if they think there are enough high quality private rented homes available, 40
respondents were of the opinion that there is not.

270. The survey also asked if there is enough support to help tenants stay in their homes. 60%
are of the opinion that there is not enough support to help people stay in their homes.

271. As the older population is projected to grow in the coming years, providing housing that can
help people remain independent in their homes for as long as possible has never been more
pertinent. When asked if they think the sector meets the needs of everyone, including older
people and people with specialist needs, 70% answered no.

272. Empty homes were considered to be a problem by 67% of Housing Live respondents.
The main issues identified from the Private Tenant surveys are:
•

Tenants aren’t aware of the support they can receive from the Private Sector
Advice Team;

•

They also aren’t aware of the standard properties are required to be, and the
action landlords should be taking with their rent;

•

Private Sector Housing does not, at present, meet the needs of everyone, and
there isn’t enough support available to help people stay in their homes.
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Stakeholder Interviews
273. To gain a greater depth and insight into Private Sector Housing in North Ayrshire,
stakeholder interviews were carried out with Councillors and service providers with interest
in Private Sector Housing. Stakeholders were asked questions on a range of housing issues,
such as new supply, the Private Rented Sector, and empty homes.

274. When asked if more Private Sector Housing is needed in North Ayrshire, stakeholders from
the Council’s planning department indicated a requirement of around 1000 units over the
next 5 years, adding that Draft Land Audit suggests a need for 4000 units over the next 7
years. North Ayrshire Councillors added that these new houses should be built in every town
and settlement.

275. Throughout interviews, stakeholders highlighted the point that more land would be required
to be allocated in order for the Council to encourage new build private housing. Taking
deferred payments for the land to entice builders to develop was also suggested as a way
to stimulate private house building.

276. With regards to the overall quality of homes, stakeholders highlighted the poor maintenance
and subsequent danger of communal areas. Private Rented Sector homes in North Ayrshire
town centres are thought to be of a poor standard by some stakeholders, however, homes,
on the whole, are thought to be very good.

277. When asked what the Council could do to help both owner-occupiers and landlords better
maintain their properties, improving the availability of advice and guidance was considered
important. Stakeholders felt more factoring advice should be given, and people should be
more aware of their rights and responsibilities with workshops offered to landlords. It was
also suggested that Strategic Housing Investment Plan (SHIP) money could be utilised and
used to buy back homes to help towards regeneration.

278. Empty homes across North Ayrshire are considered to cause aesthetic problems as a result
of vandalism and dilapidation. However, one stakeholder was of the opinion that owners of
empty homes should not be forced to sell, and instead, should be offered incentives to help
bring them back into use.
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279. Compulsory Purchase Orders were suggested as a solution for the Council to bring empty
homes back into use. It was also noted that the loan fund doesn’t have enough uptake as
the necessary credit checks can be off-putting for applicants.

280. The main issues identified from stakeholder interviews are:
•

The shortfall in Private Sector Housing required to meet demand and finding
ways to utilise land;

•

Condition of homes and awareness of tenants, landlords and homeowners
responsibilities; and

•

The negative impact empty homes can have on areas.

Recommendations
281. The Private Sector plays an important role in the housing system in North Ayrshire. As the
strategic housing authority, the Council is responsible for engaging with the Private Rented
Sector and ensuring that it is assisting in meeting housing needs.

282. The main recommendations drawn from the consultation events include:
•

Promote the services of the Private Sector Advice Team to ensure it is effectively
utilised by private tenants and landlords alike, ensuring all are aware of their
rights and responsibilities;

•

Conduct awareness raising sessions around the upcoming changes to legislation
to ensure full compliance by landlords;

•

Increase the provision of Private Sector homes, using incentives to encourage
developers to build in North Ayrshire;

•

Consider the use of Compulsory Purchase Orders to buy back empty properties,
or offer owners incentives to bring them back into use.
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Good Practice and Policy Interventions
Private Rented Sector Good Practice review
283. The Private Rented Sector has grown in scale and importance in recent years, both
throughout the UK and Scotland and in North Ayrshire. Research carried out by Shelter
Scotland found that 330,000 households currently rent privately in Scotland, accounting for
14% of all housing In North Ayrshire, the Private Rented Sector is thought to have more than
doubled and now accounts for around 12% of all housing stock (Shelter Scotland, 2014).

284. Much of the recent Private Rented Sector growth has come from filling the void left by a
shrinking Social Rented Sector, and many low-income households are now accommodated
in the Private Rented Sector. Research by the Joseph Rowntree Foundation (2014) found
that the number of families reliant on Housing Benefit grew by 61% in five years between
2008 and 2013 and that households in the Private Rented Sector in Scotland are more likely
to live in poverty than any other tenure. The credit crunch has further fuelled this growth, as
access to mortgage finance is constrained.

285. The growth in the Private Rented Sector has generally been welcomed, with governments,
professional bodies and even homelessness charities recognising the sector’s role in
meeting housing need (CIH Scotland, 2013; Scottish Government, 2013; Shelter Scotland,
2012). However, property condition in the Private Rented Sector is largely worse than in
other tenures. The most recent Scottish Household Condition Survey (Scottish Government,
2013), of 70,000 properties in all tenures between January and December 2012, found 4.3%
of private rented properties failed the tolerable standard.

286. The majority of privately rented homes in Scotland are owned by ‘accidental’ landlords. A
Scottish Government (2012) survey of landlords found that 84% of all Private Rented Sector
properties are rented by individuals, couples or families, 80% of whom own less than five
properties. This research also found that almost half of Private Rented Sector landlords were
not interested in training and one in seven did not know which type of tenancy they had
issued.
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287. These findings are broadly similar to those of The Rugg Review (Centre for Housing Policy,
2008) of the Private Rented Sector in England, which identified problems associated with
amateur housing management. With increasing demand for housing in the Private Rented
Sector, this lack of professionalism raises some concerns. As Davies and Turley (2014,
p.11) observe, ‘an increasing volume and proportion of public money is being given to
private, often amateur, investors to respond to social need’.

288. In light of the growing role of the tenure and the challenges facing the private sector, the
Scottish Government developed, A Place to Stay, A Place to Call Home, in 2013 which set
out to raise standards. The Government advise that the vision is for; ‘A private rented sector
that provides good quality homes and high management standards inspires consumer
confidences and encourages growth through attracting increased investment’.

289. This strategy builds on previous interventions by successive Scottish administrations.
Legislation including the Housing (Scotland) Act 2006 and the Private Rented Housing
(Scotland) Act 2011 which introduced compulsory registration of landlords, the Repairing
Standard and the Tenancy Deposit Schemes. The Housing (Scotland) Act 2014 has
introduced further reforms. This includes the introduction of a specialist Housing Tribunal,
aimed at resolving private sector housing disputes more effectively and efficiently.

290. The Scottish Government has also consulted on introducing a new, simplified model tenancy
agreement and is working on proposals to bring in a new, cross-tenure standard for housing.
It is also developing Regulations on Energy Efficiency in the Private Sector; this will apply
to all private housing throughout Scotland and set a minimum standard for energy efficiency.

Good Practice Examples
291. Housing legislation places duties on local authorities to deliver on these national priorities at
a local level. The following section highlights good and innovative practice by councils
throughout the UK and considers whether the Local Authority should consider deploying any
of these in North Ayrshire.
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Local Accreditation
292. Many local authorities operate their own local accreditation, standards or codes of
practice. Despite the varying terminology, these all tend to offer a similar deal: landlords sign
up to a scheme and are offered some benefits in return. The best schemes were highlighted
for their strong branding, focus on improving standards and the incentives they offered for
membership.

293. In England, Leeds City Council promotes their own accreditation and code of standards
scheme, with a sample of landlords’ properties inspected before membership is granted.
This is operated by the Residential Landlords Association, and members are provided with
training, discounted licencing and waste fees, free parking and a range of other benefits.

294. Leeds also operated a selective licensing scheme, targeting properties at the lower and
student end of the market; landlords in these areas must complete mandatory training.

295. Closer to home, Dundee City Council also operates a local accreditation scheme in
partnership with local landlords and letting agents. Membership is free and gives access to
a range of benefits including tenant referencing, discounts, training seminars and
newsletters. Dundee Landlord Accreditation members also get enhanced advice and access
to services.

296. This includes free surveys and home visits from the Dundee Energy Efficiency Advice
Project, housing support for vulnerable tenants and environmental warden support,
including home visits, to remind tenants of their responsibility to dispose of rubbish and
unwanted items.

297. Edinburgh City Council (in partnership with the Scottish Association of Landlords) also
operates a local accreditation scheme; incentives include a range of discounts, free training
on housing law and access to advice. Edinburgh Landlord Accreditation’s website also
advertises available properties and member agents and landlords.

298. Landlord Accreditation Scotland is a voluntary scheme co-owned by the two largest landlord
associations in Scotland and is supported by the Scottish Government. The scheme run for
Scottish landlords aims to promote best practice in the Private Rented Sector by providing
landlords with access to regular courses, information events, and a variety of sources in
which they can retrieve key information.
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299. By joining Landlord Accreditation Scotland, landlords and letting agents receive recognition
and support giving them the confidence to conduct their business in a professional manner
along with being able to assure tenants that their management practices are above the
minimum legal requirements.

300. Scottish Local Authorities including Renfrewshire Council, Argyll & Bute Council, South
Ayrshire Council and East Ayrshire Council have now entered into a formal partnership with
Landlord Accreditation Scotland (LAS) and encourage all landlords and agents to become
members providing information, application forms and relevant links on their main council
website(s).

301. This review suggests that a well-designed and publicised local accreditation scheme could
empower consumers, engage landlords and improve property condition and standards.

Private Sector Newsletter
302. A number of local authorities publish a newsletter designed specifically for the Private
Rented Sector which contains the latest information they feel landlords should be aware of
in line with good practice. These newsletters are a way for Councils to update landlords proactively and letting agents on key issues both nationally and locally that may affect them
and their practice.

303. East Ayrshire Council publishes their “Let’s Talk” newsletter for the Private Rented Sector
and have issued 34 editions to date. Within this newsletter, landlords are kept informed on
a variety of current changes, are provided with checklists for good practice and are kept up
to date on local landlord forums and working groups. East Ayrshire Council also uses the
newsletter to remind landlords of the importance of keeping their registration details up to
date.

304. East Dunbartonshire Council’s private sector newsletter is published quarterly and includes
information on the latest government legislation as well as keeping landlords informed of
local housing allowance rates and land and building transaction tax. The newsletter also
publishes information regarding local LAS training courses and details useful websites
landlords can use to ensure they are maintaining and managing their properties to a high
standard.
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305. Other local authorities such as South Ayrshire Council, Dundee City Council and West
Lothian Council operate an e-newsletter system which landlords can sign up to. A link to
these newsletters is displayed on each local authorities Private Rented Sector section of the
main council website and is easily accessible via a google search.

306. This review of good practice highlights a number of local authorities publishing a newsletter
dedicated to the Private Rented Sector as a way of engaging with landlords, keeping them
informed of important information and changes and promoting ways of good practice within
the sector.

Private Landlord Guides
307. Private landlord guides are published by some local authorities with the aim of providing
information and advice on the most important areas of private renting.

308. Leeds City Council produces ‘a good practice guide for landlords’ annually and distributes
to landlords and agents in the city free of charge. This guide contains advice for landlords
on their rights and responsibilities and provides examples of best practice within the sector.

309. Locally, East Ayrshire Council provides all landlords with a Private Landlord Guide, which is
a 72-page document offering direction on a variety of important areas including safety and
fitness standards, tenancy agreements, eviction information and rent and deposit guidance.
East Ayrshire Council believes that educating landlords and letting agents is key to
preventing ‘bad practice’ within the sector.

310. Another Scottish local authority, Aberdeenshire Council have also produced a Private
Landlord Information Leaflet which is designed to provide landlords with key information and
responsibilities about renting out their properties.

311. This review of good practice suggests that Private Landlord Guides can be used as a key
tool for providing landlords with information on the most essential areas of private renting.

Strict Enforcement and Strong Publicity
312. A common theme from private sector good practice is that local authorities should take a
proactive, rather than reactive approach to engaging with the Private Rented Sector.
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Nevertheless, it was also recognised that reactive inspections and enforcement work plays
an important part in improving property condition and landlord practice in the sector.

313. Liverpool City Council’s proactive approach to creating healthy homes in the city is
complemented by robust enforcement action. In one instance, it took action against a
landlord for not supplying an efficient heating system, arguing that the cost of heating was
an appropriate factor for the council to consider when assessing a property’s suitability under
housing legislation. After an appeal, the Council won its case at the Upper Tribunal of the
Land Chamber, setting a national precedent and allowing it to enforce its aspirational
Healthy Homes Standard.

314. Meanwhile in Scotland, Glasgow City Council last year became the first council in Scotland
to be granted powers to designate an Enhanced Enforcement Area as part of an ongoing
effort to clamp down on rogue landlords. The local authority sought permission from the
Scottish Government for four blocks in Govanhill to be designated as an Enhanced
Enforcement Area under section 28 of the Housing (Scotland) Act 2014 as a way of allowing
council officers to gauge the scale of any problem and initiate enforcement action where
necessary.

315. This ruling means that landlords of tenements in the area could be compelled to submit to a
criminal record check, produce a buildings insurance policy, and provide safety certificates.
Other powers under the Enhanced Enforcement Area will be a right of entry to rented
properties where there have been complaints about the way in which they are being
managed.

316. Edinburgh City Council also take enforcement action seriously, previously banning a ‘rogue’
landlord from renting out property in the City after he was fined £650 for issuing threats to
tenants. After banning him, the Council advised that any future application would be
scrutinised thoroughly in light of their decision to keep unfit landlords off the approved list

317. East Ayrshire Council is another local authority who take a robust approach to enforcement
serving a high number of rent penalty notices each year to landlords who are late to renew
their licence and/or who fail to register in the first instance. East Ayrshire Council heavily
scrutinises local landlords who fail to follow the proper practice. They carry out enforcement
meetings for landlords unwilling to comply, which may further lead to the case being taken
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to a scrutiny panel which consists of a Private Sector Liaison Officer, an officer from the
Antisocial Behaviour Team, a representative from legal and the Head of Housing. The Police
and/or Councillors may also attend.

318. South Ayrshire Council also exercise enforcement powers on landlords who fail the fit and
proper test and/or have properties that are not up to the correct standard. In either of these
situations, South Ayrshire Council will serve rent penalty notices and will look to deregister
landlords. Any landlords who attempt to reregister may be refused. Within South Ayrshire,
an Enforcement Officer is employed who will chase unregistered landlords or those who
have not renewed their licence and will serve rent penalty notices where appropriate.

319. The research on good practice suggests that councils who robustly enforce action against
the illegal practice and substandard conditions have been successful in reducing complaints
and improving standards in the Private Rented Sector. This is considered particularly
successful when sited within a wider and more proactive approach to engaging with the
sector.

Targeted, Multi-Agency Approach
320. Good practice highlights Local Authorities often take a multi-agency approach, working with
both internal and external partners to tackle housing and other related problems. Govanhill
Service Hub was established in 2011 bringing together a multi-disciplinary team comprising
Police, Glasgow City Council, Housing Association Officials and other services in order to
tackle unregistered landlords and enforce Environmental Health Laws. The ‘Hub’ meets
every weekday to discuss ‘live’ issues in Govanhill – one of Glasgow’s most diverse and
deprived neighbourhoods.

321. Traditionally a tenemental area on the south side of Glasgow, Govanhill faces a complex
set of challenges including; a significant problem with ‘bad’ landlords, major overcrowding,
a large proportion of private rented housing in a poor state of repair, problems with factoring,
persistent problems of crime, antisocial behaviour, fly-tipping and other environmental
hazards. The area has also historically long been home to migrants, many of which suffer
from a range of financial, health and social issues further compounded by language barriers.
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322. The ‘Hub’ has already had a positive impact which has resulted in an increased number of
landlords registering with the local authority, increased engagement with vulnerable tenants
(including those who do not have English as a first language) and improvements in
environmental health.

323. The Govanhill HUB was highlighted by the Scottish Government in 2013 for its multi-agency
approach, featuring as a case study in the Government’s Private Rented Strategy A Place
to Stay, A Place to Call Home.

324. East Ayrshire Council has also adopted a multi-agency approach to tackle problems that
arise within the Private Rented Sector. The Local Authority have a formal agreement with
the Police whom they work closely with on matters including unfit landlords, problem tenants
and illegal evictions. East Ayrshire Council also uses this partnership to gain any information
on landlords with any previous convictions. South Ayrshire Council work in conjunction with
Environmental Health when carrying out assessments of properties, particularly in instances
where there is a risk of the property being below the tolerable standard. With any notices,
such as repairing or work notices that need to be served both the Private Sector team and
Environmental Health work in partnership to issue these.

325. Along with referrals, South Ayrshire Council also letter postcodes for random inspections as
a way of pro-actively trying to tackle any problems at the earliest stage. And within the
authority, Landlord Registration and Enforcement Work together hand in hand to pro-actively
tackle unregistered landlords.

326. This review has found that a number of local authorities are adopting a multi-agency
approach, bringing together expertise from across housing and other public services.
Successful multi-agency working can provide a more efficient and effective way of improving
housing and living conditions within the Private Rented Sector.
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Resourcing the Strategy
Partnership Working
327. The Private Sector Advice Team will pro-actively work alongside other Council departments
and external partner agencies.

This partnership will ensure that service provision is

streamlined where possible and delivers value for money.

328. We will work with the following services:
•
•
•
•
•
•
•
•
•
•
•
•
•

Antisocial Behaviour Investigation Team;
Building Standards;
Council Tax;
Environmental Health;
Energy and Sustainability;
Factoring Service;
Landlord Registration;
Planning Enforcement;
Police Scotland;
Scottish Fire and Rescue Service;
Streetscene;
Trading Standards; and
Waste Awareness.

329. Whilst this list is not exhaustive, these partners will play a key role in the delivery of an
effective Private Sector Advice Service. The Private Sector Housing Team will work with
these agencies to share best practice and practical experience to improve private sector
housing and where possible, maximise the number of empty homes which are brought back
into use.

330. We will encourage home owners to engage with these partners to improve house conditions
in the Private Rented Sector. Operating in partnership, we will aim to improve property
standards and encourage growth and investment in private sector properties.

331. Where a corporate response is required, we will work alongside partners and establish a
Multi-Agency Task Force model. This partnership approach will allow for joint up expertise,
data sharing and achievement of better outcomes.
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332. The Multi-Agency Task Force approach will be used in circumstances which require wider
consideration and have an impact on a number of areas.

333. The Council have carried out a detailed resource analysis which is attached as Appendix 1
to ensure that all partnership working possibilities are explored.

Council Tax Levy
334. Since April 2005, Scottish Local Authorities have had the power to reduce discounts for long
term empty homes from 50% to 10%. This measure was intended to act as an incentive for
owners to return properties to use.
335. Empty homes which are unfurnished may be exempt from Council Tax charges for up to 6
months. After the initial expiry of this exemption, a 50% discount is awarded for a further
period of 6 months with a 10% discount thereafter.

336. From 1st April 2016 owners in North Ayrshire will pay 150% Council Tax for an empty
property that is unoccupied for more than 12 months or up to two years if actively marketed
for sale or rent; this will increase to 200% from 1st April 2017. North Ayrshire Council will
use this power to secure additional income which will aim to secure additional affordable
housing stock.

337. Further information on the Council Tax Levy can be found on the Council’s website at
http://www.north-ayrshire.gov.uk/resident/council-tax/changes-to-empty-propertycharges.aspx

Council Tax Database
338. Information sourced from North Ayrshires Council Tax database will form a key part of data
gathering. Working in partnership with colleagues from the Council we will use information
available on the database to identify owners of empty homes in order to contact them and
discuss interventions which may allow their property to be returned to use.

339. The Council will ensure that personal data is only used for specific purposes as stated and
will comply with Data Protection legislation.
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Empty Homes Coordinator
340. North Ayrshire Council appointed a designated Empty Homes Coordinator in April 2016.
The key aim of this role is to actively identify empty private properties in North Ayrshire and
establish methods through which they may be brought back into use.

341. The role will include the provision of information and advice and, where feasible, practical
financial assistance through North Ayrshire Empty Homes Loan Fund. Primarily, an advice
centred approach will be used, giving guidance to home owners as to how they can bring
their properties back into use.

342. Through the North Ayrshire Scheme of Assistance, we will actively encourage and support
owners to consider routes that help them bring their properties back into the housing supply.
We will continue to explore new ways in which properties in North Ayrshire can be brought
back into use.

343. The Coordinator will take responsibility for case managing empty homes and work with
owners to achieve the best possible outcome available.

Empty Homes Database
344. The Empty Homes Coordinator will compile a database of properties which have been
vacant for a period of 6 months or more.

345. This database will be populated with information received from a range of sources including
Council Tax, Landlord Registration data and information received through referrals.

346. Collecting this information will allow the Council to adopt a case management system of
processing empty homes. From the data available, we will engage with property owners
and establish ways in which properties may be brought back into the overall housing supply.
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Empty Homes Buy Backs
347. In some exceptional cases, the Council may consider the purchase of empty homes, in
areas of very high investment priority.

348. The Council will consider properties which have become a public nuisance and carry out an
assessment of the cost of purchasing and the repairs required. In cases such as this, the
Council will take into account the cost of the services which are required to respond to
queries for problematic empty homes.

349. Empty private properties represent a wasted resource and can be costly to the owner.
Vacant homes may attract anti-social behaviour, vandalism and repair works which can lead
to high expenses for the owner. In addition to this, these properties may generate costly
Council Tax bills and potential rent losses.

350. It has been estimated that an empty property can cost the owner around £7310 a year in
Council Tax payments, maintenance and repairs, increased insurance premiums and lost
rental income (Shelter Scotland, Keeping Your Home Safe and Secure). In addition to this,
Empty Homes can be costly to North Ayrshire Council through increased complaints to
services from members of the public.

351. The cost of refurbishing an empty home in Scotland is estimated at between £6,000 and
£25,000.

When taking into account the estimated cost of building a new home at

approximately £100,000, this represents a saving for the Council where a buy back is
successful and is under this price.

352. Where buy back is considered, the Council will:
•
•
•
•

seek an independent valuation;
pay no more than a fair market value;
take account of the length of time empty;
assess the condition of the property and the level of investment required to
subsequently bring the property up to the Scottish Housing Quality Standard; and
• take account of the issues caused by the empty property.

353. Once a buy back has been completed, the Council will bring the property back up to standard
and will be re-let through the North Ayrshire Housing Register.
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Financial Assistance
354. Due to changes in the current financial climate, the availability of direct financial assistance
in the form of grants has greatly reduced.

355. The Council understands that even small contributions may increase the scope home
owners have to address repairs and redevelop properties. For example, there is currently
the possibility to pay reduced VAT rates resulting from construction works.

356. Home owners are encouraged to seek independent financial assistance and advice to
ensure that they are able to access all monetary advantages to which they might be entitled.

357. The Council will continue to review the grants that may be available and other financial
incentives.

This information will be made available on our website (http://www.north-

ayrshire.gov.uk/resident/housing/private-sector-housing/empty-homes.aspx)

Rent Deposit Guarantee Scheme
358. The Councils Rent Deposit Guarantee Scheme is designed for those who are homeless or
threatened with homelessness and on a low income to access affordable private rented
accommodation. The Scheme may assist landlords by:
•
•
•
•
•

Providing necessary tenancy documents;
Finding suitable tenants;
Providing a written guarantee instead of a cash deposit;
Offering advice and support to both landlords and tenants; and
Providing information on relevant housing legislation.

Scottish Empty Homes Partnership
359. The Scottish Government has fully funded the Scottish Empty Homes partnership which is
currently facilitated by Shelter Scotland.

360. The role of the Partnership is to research, collate and disseminate good practice work and
lessons learned from Empty homes practitioners across the UK. The partnership acts as a
‘critical friend’ to North Ayrshire in terms of reviewing policy interventions.

361. The Council will continue to participate within the remits of the partnership actively and will
endeavour to learn from and share best practice with other local authorities. Case studies
are shared on a Pan-Ayrshire, regional and national basis where appropriate.
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362. Operating within the partnership allows the Council to access:
•
•
•
•

Job shadowing opportunities;
Scottish Empty Homes Officer Network Meetings (Quarterly);
Scottish Empty Homes Conference; and
Training and Seminars.

Policy Interventions
Discretionary Powers
363. The Council has various discretionary enforcement options available under the Housing
(Scotland) Act 2006:
•

Maintenance Orders – an order which instructs property owners to prepare a
compulsory plan detailing how they intend to maintain their property;

•

Paying Missing Shares – local authorities can pay an owner’s financial share of
common repairs when the owner cannot fund the work themselves;

•

Work Notices - a notice requiring owners to bring sub-standard properties up to a
reasonable state of repair;

•

Housing Renewal Areas – where a significant number of properties in an area are
substandard and/or affect the amenity of an area, Councils can designate a Housing
Renewal Area and implement a plan for improvement; and

•

Demolition Notices – an order to demolish a property in a Housing Renewal Area.

364. The Council will consider using these enforcement powers where all other avenues of
assistance have been exhausted. Enforcement Powers are further discussed in the Scheme
of Assistance.

Abandoned Tenement Buildings
365. Where a tenement property has been unoccupied for a period in excess of 6 months, the
Tenement (Scotland) Act 2004 allows any owner of property within the building to apply to
a Sheriff for the power to sell the building. The proceeds of any sale will be shared evenly
amongst all owners.
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366. In cases such as this, the Empty Homes Coordinator will write to all owners within the
building to encourage responsible home ownership. Information and practical advice will be
offered as to the owner's legal rights and responsibilities.
367. Where there are multiple owners within an abandoned tenement, all efforts will be made to
engage the responsible parties to carry out common repairs or take joint action to bring the
properties back into use.

368. In instances of an abandoned tenement block all efforts will be made to consider alternative
routes of assistance before a sale is advised. Where tenement owners wish to consider this
route they may wish to seek independent legal advice before proceeding.

Abatement Notices
369. The Environmental Protection Act 1990 s.80 allows North Ayrshire Council to serve notice
against empty properties which are causing ‘nuisance’.

370. Nuisance can be defined as properties which have a negative or harmful effect on health,
for example:
•
•
•
•

unsanitary or filthy conditions;
verminous or infested conditions;
emissions of smoke, fumes or harmful gases; and
the accumulation or deposit of household waste, excessive dog fouling, etc.

371. An Abatement Notice instructs the home owner to rectify the problem that is causing
nuisance and sets a time limit in which works must be completed.

372. If an empty home owner fails to address the nuisance detailed in the Notice, then the Council
may choose to complete the works and recharge owners for all costs. Court action may also
be taken against the property owner.

373. The Empty Homes Coordinator will work in partnership with Environmental Health to ensure
that properties which can be defined as a statutory nuisance are dealt with appropriately
and in conjunction with the owner. Environmental Health can be contacted on (01294)
324339.
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374. Failure to comply with an Abatement Notice without reasonable excuse may lead to a
prosecution through the Sheriff Court. Should a property owner be convicted of failing to
address the issues highlighted in a Notice, they may be liable for a fine of up to £5,000.
Where industrial properties fail to meet the works within a notice this amount may increase
to up to £40,000.

Closing and Demolition Orders
375. Closing and demolition orders can be served under the Housing (Scotland) Act 1987, where:
•

a house requires demolition as its state of disrepair is likely to deteriorate rapidly or is
a danger to the occupants; or

•

a building fails to meet the tolerable standard, and the cost of bringing the property up
to that standard would be greater than the cost of rebuilding the property.

376. Closing orders prevent a property being inhabited. Such orders can also be made of flats,
where other properties within a block are habitable.

377. Demolition orders are typically served on single dwelling houses, which can be demolished
without impacting on neighbouring properties.

378. The Council will continue to implement Closing and Demolition Orders, where circumstances
dictate this to be the most effective course of action.

379. In the main, when a demolition order is served, the property owner is required to organise
and pay for demolition themselves. However, the Council retains the right to demolish a
building served with a demolition order itself and may do so without purchasing it.

380. North Ayrshire Council also has the right to purchase a property issued with a demolition or
closing order. The Council will identify if there is a requirement to do so, by assessing:
•
•
•

the condition of the property;
the needs of the area for the provision of further housing accommodation; or
whether the house or building must remain in use as housing accommodation.

381. Where the Council identifies a requirement to purchase a property served with a demolition
or closing order, it shall serve notice of its intention on the owners, and any other persons
who have an interest in the property.
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382. The amount of compensation payable to owners of homes acquired by the Council will not
exceed the valuation which was made at the time of the demolition order. That value will be
based on the site as though it was a cleared site available for development in accordance
with the building regulations.

383. Where a Closing Order or Demolition Order is required, the Private Sector Advice Team will
work in partnership with the Property Management and Investment team.

Evacuation
384. North Ayrshire Council will provide advice and assistance to homeowners and tenants who
are likely to be displaced as a result of any intervention action, in order to allow them to find
suitable alternative accommodation.

Recovery of Expenses
385. North Ayrshire Council will seek to reclaim any costs incurred in exercising its powers in
relation to property condition through one of the following:
•
•
•
•

Repayment charge;
Notice of recovery of expenses;
Charging order; and
Notice of potential liability.

386. The Council will consult with the owner before deciding to recover any expenses as a single
lump sum payment or by instalments.

387. The Buildings (Recovery of Expenses) (Scotland) Act 2014 gives councils greater powers
to recover debts. Local authorities are able to register a charging order in the appropriate
land register, which means new and former owners will be liable if the property changes
ownership.

388. The Council will monitor the implementation and effectiveness of this strategy on an ongoing
basis. The monitoring process will establish implementation milestones and progress
indicators against which the advancement of actions can be tracked. Performance indicators
and targets will be established to measure the implementation of the strategy objectives.
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389. All properties identified in the implementation of this strategy will be held on a database
where any improvement of that property will be monitored. This monitoring will allow
performance tables to be constructed annually showing the effectiveness of this strategy
and identify if any improvements are necessary and where they can be made.

Compulsory Purchase Orders
390. The Council may consider a Compulsory Purchase Order to acquire an empty property
without the owner's permission. Orders can only be considered in cases where this action
has been deemed appropriate (ie where statutory powers exist and a strong case can be
made that an Order would be in the public interest).

391. Where the Council consider a Compulsory Purchase Order, evidence must first be gathered
to explain why this route has been chosen. Before an Order can be pursued, the Council
must take all steps to establish contact with the responsible owner of the property and offer
all relevant advice and assistance.

392. Before proceeding with this route, a Compulsory Purchase Order must be confirmed by
Scottish Ministers. Ministers will be responsible for assessing the public benefit of such an
action compared to the interests of those affected.

393. Where a Compulsory Purchase Order is pursued by the Council, notification must be given
to all interested parties for the property including the owners, neighbours and anyone living
in the local area who may be impacted by the property being sold. This allows all parties
the chance to object to the process.

394. The Council will only consider pursuing a Compulsory Purchase Order in very exceptional
circumstances where all attempts to reach an agreement for purchase with the owner have
been exhausted.

395. In cases where a Compulsory Purchase Order is successful, the previous owner of the
property may apply to the Council for compensation which would allow them to return to the
same financial position before the purchase. It is important to note that the Council will pay
only the fair market value of the property based on an independent valuation.

396. Where owners have been affected by a Compulsory Purchase Order, advice will always be
given to contact an independent legal adviser.
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Dangerous Buildings
397. A building is considered a ‘dangerous building’ if it is a potential danger to:
•

persons in or about that building;

•

the public in general; or

•

to adjacent buildings or places.

398. The Council will consider a ‘Dangerous Buildings Notice’ under Section 29 & 30 of the
Buildings (Scotland) Act 2003 in these instances. The notices themselves do not require to
be registered in the property register.
399. The Council has the authority to serve notice on the owners of properties where it is
considered that the condition of the property is likely to affect the health and safety of the
general public or neighbouring properties.

400. Where cases require immediate action, the Council will remove the danger as necessary
(including demolition) and, where possible, notify the owners of any actions taken.

401. Where a building may not pose an immediate threat, the Council will contact the property
owner and ask that the necessary works are completed.

402. In cases where an owner fails to carry out the works defined in the notice served, the Council
will take action to protect those at risk. The Private Sector Advice Team will work in
partnership with Building Standards to ensure the safety of anyone affected by a potentially
dangerous building.

403. Where a local authority carries out work in relation to dangerous/defective buildings under
Sections 28 to 30 of the 2003 Act, it is able to recover any expenses from the building's
owner.

404. The Buildings (Recovery of Expenses) (Scotland) Act 2014 provides for a local authority to
register a charging order against the property in the appropriate land register setting out the
repayable amount and splitting it into annual instalments. We will reclaim any costs and
expenses incurred by the property owner.
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Future Considerations
Recommendation for Pro-Active Private Sector Advice Service
Private Sector IT System
405. The Private Sector Advice Team are responsible for a range of statutory duties and other
services. These include delivering the Scheme of Assistance, providing private sector
housing advice and information to North Ayrshire residents as well as ensuring private
housing meets the statutory minimum tolerable standard.

406. The Team aims to identify and bring Empty Homes back into use, aspires to prevent
properties which are currently occupied from becoming vacant and also buys back ex-local
authority stock.

407. Currently, case work is recorded and saved in Windows files and performance is logged in
Excel databases.

This patchwork system is cumbersome and inefficient, allowing for

duplication of work and does not assist officers with their duties.

408. A Private Sector IT System that would allow officers to record their work, flag up when followup visits are due and produce standard letters and reports is required. A performance
management framework which could monitor team performance would also be extremely
beneficial.

409. In terms of supporting mobile working if officers were able to record property inspections
and upload photographs on the site, this would reduce duplication as well as support the
councils ‘paperless’ ethos.

410. Identification of a system as described will be actively progressed. Systems which currently
work well for other North Ayrshire Council Departments and/or other Local Authorities will
be assessed. The potential for shared consultancy and training costs will also be explored.

Property Auctions
411. Owners who are struggling to sell their properties on the open market may choose to
consider listing at Property Auction as an alternative to the more traditional route of selling
through an estate agency.

Selling at Property Auction allows for potential buyers to
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competitively bid for “lots” and this system can have a direct impact on the amount of money
a property owner may be offered.

412. For those who are new to the prospect of selling a property at Property Auction, it is
important to encourage owners to seek legal advice. By accessing independent advice, a
home owner may be able to approach Property Auctions with greater peace of mind and
understanding of the legal implications of auctioneering.

413. Table 17 details the positives and negatives for property owners who wish to consider selling
their empty home at auction:
Table 17: Positives and Negative of Selling a Property at Auction

Positive

Negative

Owners may set a ‘reserve price’ which details Owners may be unsure of the legal
the minimum that they will sell their property at. processes involved in auctioning their
property.
Empty Homes may be sold more quickly to
interested investors.

If an owner fails or forgets to put a
‘reserve price’ on their property they may
be offered less than they would like.

Auctions may allow more unusual properties to
be better advertised to potential property
developers.

Once an auction hammer falls, an owner
is legally committed to the sale of their
property which may leave little room for
second thoughts.

Viewing dates can be arranged through most
property auction sites which can give home
owners an indication of interest in their
property.

Owners have to pay to auction their
property – this is typically around 2.5% of
the final sale price.

Owners can provide details of their empty
property on auction to attract buyers including
property size, local amenities, transport links,
home report, etc.
Home Owners Alliance (2016)

414. The Empty Homes Coordinator could advise home owners of the positives and negatives
of selling their property at a Property Auction. Additionally, the importance of seeking legal
guidance on the Property Auction process will always be highlighted to property owners
considering this route. No endorsement or promotion will be given to any specific Property
Auctions agency however the benefits and drawbacks can be highlighted by the service
generically.
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Bringing Homes Back To Use
415.

The use of Property Auction sites may also be a resource for the Empty Homes
Coordinator. The Coordinator may choose to use the information in a number of different
ways in order to deliver on strategic objectives.

416.

Property Auction sites may be used in the following way:
•

Regularly check Property Auction websites to identify properties which have fallen
into disrepair or present an investment opportunity. Not all Property Auction sites
detail how long a property has been marketed which may present issues for
identifying long-term empty homes. However, where properties are unsuccessfully
marketed at Property Auction, further advice can be given to owners to return their
empty home to use.

•

Some sites detail properties that have been recently sold. This information may be
used in conjunction with Council Tax to identify new owners and determine their
intentions for their newly purchased property. By doing so, the Council could
proactively encourage new owners to take action in bringing properties to standard
and give them advice on being a landlord if they choose to rent.

•

Where information is given to home owners regarding Property Auctions, the
Council could easily monitor the process of the sale by accessing publicly available
websites.

•

Where a home owner wishes to pursue selling a property at Auction, further
information and advice can be given regarding other methods of bringing homes
into use detailed in the Empty Homes Strategy.

•

If an owner establishes a quick sale through Auction, this may allow properties to
be returned to the overall housing stock within a shorter period of time.

•

Where interested investors contact regarding sourcing properties, they may also be
encouraged to consider finding properties through Property Auction sites. This
initial contact may also be used to explain other ways of returning a property to use
such as becoming a landlord.
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Local Research
417. In order to fully consider the possibilities of referring vacant home owners to property
auctions, a meeting was arranged between the Empty Homes Coordinator and a local
Auction House.

418. An initial meeting to discuss the benefits to home owners was held with the Property
Auctions Manager on 25th August 2016 at their Dalry office. The purpose of this was to
find out what was involved in the process of selling a property at Auction and identify any
potential areas for joint working.

419. The Auctioneer advised the following:
•

When a property is sold at auction, the seller may choose how long they would like
for sale to be concluded. The Auction House currently offer a range of timeframes
(7, 14, 21 or 28 days) with the most common period being 28 days. The Property
Department Manager explained that a high volume of sales are cash purchases and
as such the shorter timescales do not pose a problem as may be seen through
traditional estate agency selling.

•

When selling properties at Auction, the property owner (in cases of residential sales)
should seek a Home Report as standard detailing the property conditions.
Auctioneers will also visit the property beforehand to assess the potential value for
sale.

•

A solicitor’s pack is required prior to advertising a property. This includes solicitor
details, a vendor agreement, proof of identity and proof of ownership.

•

Whilst prices may vary across different auction houses; it was advised that the current
charge is 1.5% of the sale or £1500 (dependent on which is higher). Additionally,
there are no initial charges to the owner and a “no sale; no fee” system is operated.

•

Prior to being auctioned, properties are advertised which will be going to the floor. As
such, interested investors have the opportunity to attend open viewing prior to
potential purchase.

•

Whilst this report is specific to North Ayrshire context, the Property Department
Manager advised that the Auctions are inclusive of properties throughout all areas of
Scotland. It was explained that Auctions take place every 3 weeks with approximately
25 lots on each occasion.
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420.

There are a number of different Property Auction sites which operate in North Ayrshire.
These include:
•

Wilsons Property Auctions;

•

Future Property Auctions;

•

DM Hall;

•

Auction House Scotland; and

•

SVA Property Auctions Ltd.

Proposed Actions
421.

It is recommended that the Council promotes Property Auctions as an additional housing
option which could increase housing supply. Selling at Auction may encourage a quick
sale for empty properties, and can be regarded as a quicker method, at times, for properties
to be returned to use.

422. North Ayrshire Council will encourage owners of vacant properties to consider selling at
Property Auction as a practical solution.

However, the Council will always promote

responsible home ownership and sales and the importance of seeking independent legal
guidance.

423. Following this research, a relationship will be established with all local partners to
encourage owners to use this method of bringing vacant properties back into use.
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Factoring
424. The Property Factors (Scotland) Act 2011 requires North Ayrshire Council to act as a
property factor where the Council owns one or more properties in a common block.
However, this is dependent on the provisions within the Title Deeds of each property.

425. Every Property Factor in Scotland must be registered by law. Failure to do so may result
in a fine of up to £5,000. In addition to this, those acting as a Factor must comply with the
Code of Conduct for property Factor which sets out the minimum service standards that
must be provided.

426. As a property factor, the Council has a management right to instruct repairs and
maintenance to the common parts of property.

427. Homeowners are responsible for paying their share of the costs of any common repairs,
maintenance and services that are required or provided as part of the Council’s factoring
service.

428. Where essential works are required to factored properties, the Council has the authority to
complete the works and re-charge the owner for their appropriate share of the cost.

429. If a common repair is required at an estimated cost of £250 or less per owner, the Council
can instruct these works without any consultation with owners. This approach ensures that
the majority of common repairs are dealt with efficiently.

430. Where each owner’s share of the proposed work is estimated to be more than £250, we
will write to each owner, providing details of the costs. Prior to instructing the work, the
Council will try to gain consent from the owners concerned. At this time, owners will also
be given the opportunity to secure their own quotes for approval by the Council.
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431. In instances where repairs are necessary for the immediate protection of any person or
property, the Council may instruct works above this £250 limit without prior consultation
with owners. This may be particularly relevant where repairs are classified as Emergency
and are made safe / secure within 4 hours), or Non-Emergency (to be completed within 7
working days). We will work with partners within the Property Management and Investment
Team to ensure that this type of work is completed. North Ayrshire Council’s Factoring
Officer can be contacted on (01294) 324966.

432. In the event that property owners dispute the service that is provided by their Property
Factor, they may choose to make an application to the Housing and Property Chambers
First-tier Tribunal. The Tribunal will consider where a homeowner feels that the Factor has
failed to meet the required services or meet the Code of Conduct. Additionally, the
homeowner must evidence that due notice has been given for works to be completed or
that there has been an unreasonable delay in resolving repair issues. The Housing and
Property Chambers First-tier Tribunal can be contact details are as follows:
Housing and Property Chamber
4th Floor
1 Atlantic Quay
45 Robertson Street
Glasgow
G2 8JB
Email – hpcadmin@scotcourtstribunals.gov.uk.

Matchmaking Scheme
433.

A Matchmaker Scheme is a method of introducing empty home owners to interested
investors.

Currently, there are a number of schemes across the country with some

authorities working in partnership across a larger area.

434.

The Scheme operates as a “dating agency” for empty homes: it aims to match empty home
owners who wish to sell their property to people who may consider buying a property in their
area.
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435.

At present, the following Local Authorities run Matchmaker Schemes:
Table 18: Local Authorities using Matchmaker Schemes

 Argyll & Bute Council

 Clackmannanshire Council

 Dumfries & Galloway Council

 East Ayrshire Council

 East Lothian Council

 Falkirk Council

 Fife Council

 Midlothian Council

 Perth & Kinross Council

 Renfrewshire Council

 Scottish Borders Council

 South Ayrshire Council

 Stirling Council

 West Lothian Council

 West Dunbartonshire Council

436.

Whilst all Local Authorities follow different processes; each highlighted the necessity of
seeking legal advice prior to any sale. Importantly, it is widely noted that information is
treated in strict confidence in line with Data Protection Legislation. All of these practices
could be easily adopted within North Ayrshire.

437.

One good practice example from South Ayrshire shows a property which was purchased
after being empty for 7 months using a Matchmaker Scheme. This property sold quickly
after joining the Scheme having previously been unsuccessful on the open market.
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438.

A North Ayrshire Scheme could generate further opportunities for shared good practices.
The benefits and constraints of a Matchmaker Scheme to home owners and potential buyers
in North Ayrshire are shown in Table 19.
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Table 19: Benefits and Constraints of a Matchmaker Scheme in North Ayrshire
Benefits
North
Ayrshire
Council

Home
Owners

Prospective
Buyers

Constraints

•

Opportunity to identify empty homes across the area.

•

Data Protection considerations.

•

Possibility of empty properties being returned to overall housing
supply.

•

Processing time for applications.

•

•

Better relationships between Empty Homes Coordinator and property
owners.

Requires regular monitoring to ensure opportunities
are not missed.

•

Local Authority cannot provide legal advice.

•

To encourage responsible home ownership and tie in with the
Council’s strategic aims.

•

Where properties are also on the open market,
information may become outdated quickly.

•

Can encourage investors to ensure end use is an affordable housing
option.

•

More cost effective than building new properties.

•

Increased exposure to advertise their empty home to a more specific
target audience.

•

Responsible for ensuring the correct legal process is
followed.

•

Free to use service.

•

•

Property Condition does not impact on possibility to advertise.

May be imbalance between number of sellers and
investors.

•

Non-exclusive – home owners can also sell on the open market.

•

No guarantee that investors will make a satisfactory
offer.

•

Free to use service.

•

•

Investors can direct their interest to specific areas.

May not have the financial capabilities to invest larger
amounts.

•

Range of properties available - move in condition to serious repair
requirements.

•

Legal advice is unavailable from the Council.

•

Vacant possession – a sale may proceed more quickly.
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Practical Considerations
439.

When considering any policy intervention, it is first essential to consider the practical
implications it may have for North Ayrshire Council.

440.

Implementation of the Matchmaker Scheme within North Ayrshire would be led by the
Empty Homes Coordinator. The Coordinator is responsible for delivery of policy which
seeks to return vacant properties back into the overall housing supply

441.

Other local authorities indicated that the average time spent managing a Matchmaker
Scheme was around 2-3 hours per week.

This is inclusive of processing new

applications, record management and matching interested investors to empty home
owners. This figure, however, was subject to change across different authorities with
some allocating greater resources than others.

442.

In addition to labour time associated with implementing the Matchmaking Scheme, it
is important to consider Data Protection issues which may arise. The Empty Homes
Coordinator would be responsible for ensuring that any information supplied by either
home owners or interested investors is treated safely and in compliance with Data
Protection Legislation.

443.

A proposed Matchmaker Scheme may also have legal implications attached. It is
important that in running such a scheme, the service users must be made aware that
the Council is unable to intervene in any legal conflicts arising as part of a sale nor can
legal advice be offered.

444.

Furthermore, although best practice should always be adopted, the Council are under
no legal obligation to ensure the accuracy of information held.

The Council are

therefore not liable for any loss or damages caused by inaccuracy of information nor
responsible for giving any warranty or representation in proceedings.

445.

In all cases, property owners interested in selling must always be aware of the
Council’s legal duties and that entering into a Scheme does not mean a definite sale.
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Proposed Actions
446.

Following considerations of the benefits and constraints which have been discussed,
it is recommended that the Council adopt the Matchmaking Scheme. The introduction
of a Scheme may allow for greater ways of providing assistance to empty home
owners. Such assistance may increase the overall level of affordable housing stock
and make the best use of resources which are already available.

447.

As a relatively low maintenance process, a Matchmaker Scheme operating within
North Ayrshire may increase the chances of effectively bringing long-term empty
homes back into use.

Social Enterprise and Property Management and
Investment
448. The Council will promote the role of Social Enterprises and Property Management and
Investment organisations where possible in returning empty homes to the overall
housing supply.

449. Social Enterprises may choose to operate in the form of a Registered Social Landlord
and let out empty properties with revenues generated used to develop the business.
Therefore no profits would be made. Instead, any monies gained may be used to
develop the local area.

450. This type of enterprise may also choose to operate as a private landlord within North
Ayrshire. A Social Enterprise may choose to purchase empty homes with a view to
letting privately to the general market. This would require the business to register as
a landlord and comply with the minimum standards expected within the Private Rented
Sector.

The Private Sector Team will offer guidance and advice to any Social

Enterprise which chooses to use this model.

451. A Social Enterprise may be able to access funding which is unavailable to either the
Council or to private homeowners. Therefore, this may allow the necessary monies to
purchase empty private properties.
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452. The Council will consider how best to utilise the assistance that may be offered by such
organisations throughout the lifetime of this strategy.

Sweat Equity Initiative
453. The Sweat Equity Initiative may be used in Scotland to bring empty properties back
into use by allowing qualified tradespeople to use their skills in return for cheaper rents.
This initiative is mainly used for commercial properties however Scot’s Common Law
allows for the same principal to be applied to residential dwellings.

454. By securing either a long term tenancy or a cheaper rental rate, a tenant may agree
with an owner to finance and carry out refurbishment works and bring an empty home
back into use.

455. This form of assistance may be beneficial to those living in smaller or rural communities
where there is little availability in the rental market.

456. An empty homes owner using a Sweat Equity agreement may gain a greater peace of
mind in leasing to a tenant who is prepared to make a lengthy commitment to property.

457. Those considering taking on a Sweat Equity agreement should contact their solicitor
for guidance before signing a contract. It is important to note that the tenant will be
responsible for the financial cost of completing repair works within the property.
However, the tenant has no requirement to reinstate the property at the end of the
lease agreement.

458. Where this type of agreement is considered, the property owner should carry out a full
assessment of the required works in the empty home. They should take into account
the level of works that are necessary for line with the Tolerable and Repairing
Standards.

Following this initial assessment, a maintenance plan should be drawn

up to detail how the works will progress.
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459. If major repair works are required within an empty property, the owner and prospective
tenant may also wish to contact the Planning Department for guidance on repairs which
may require planning permission. The Councils Planning Department can be contacted
on (01294) 324319.
460. Further information and advice on the Sweat Equity Initiative may be found online at
http://scotland.shelter.org.uk/empty_homes. Homeowners wishing to pursue this route
should seek independent legal advice.

Vacant Property Management Schemes
461. An empty home owner who is unwilling to sell in the current market and who is unwilling
to become a landlord may wish to consider using an empty property management
company.

462. Organising a vacant property management scheme to occupy an empty property may
prevent properties from becoming targets of anti-social behaviour and vandalism.
There may also be the benefit of maintaining a properties sale value.

463. Property owners are unlikely to gain a large return for their property as they are
responsible for the payment of a property management scheme. As such, owners may
be unwilling to pursue this route for an extended period of time.

464. If the empty home owner lives out with the area, the Guardian can also allow access
to any potential buyers where the property is up for sale, and the owners are unable to
travel to the property on multiple occasions.

465. Guardians are not tenants and only require 3 weeks’ notice to vacate a property.
Essentially, a vacant property management scheme operates as a “house sitter” which
may provide additional security at the property.
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Voluntary Maintenance Plans
466. The Council will encourage and assist owners within tenement flats to set up a
Voluntary Maintenance Plan for any common areas in the building.

467. A Maintenance Plan provides a framework setting out the actions to ensure the
property is kept in a reasonable state of repair and will set out:
•
•
•
•
•
•

the repairs that are required;
what maintenance checks have to be done and when these should be
undertaken;
the requirement for a maintenance account to be set up with a bank or building
society;
the requirement for all the owners to pay an agreed sum of money into the
maintenance account on a regular basis;
what portion of responsibility each of the owners has; and
how the Maintenance Plan will be implemented and who will implement it.

468. Through the Scheme of Assistance, the Private Sector Advice Team will assist property
owners with shared areas to facilitate Maintenance Plan Meetings.

469. In common areas, where repairs are required, a majority of owners must be in
agreement before a maintenance plan can be progressed. In cases where not all
property owners can agree on a course of action, the majority may choose to progress
works and bill the other owners. Where this course of action is pursued, independent
legal advice should first be sought.

470. By focussing on Voluntary Maintenance Plans, the Private Sector Advice Team will
promote responsible home ownership across North Ayrshire. As financial incentives
for property owners becomes increasingly scarce, it is necessary to encourage careful
planning to prevent properties from falling into disrepair. This ties in with national
objectives set by the Scottish Government.
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Measuring Success
471. It is important to the Council that we are able to measure the success of Policy
Interventions when considering the property conditions of the Private Sector in North
Ayrshire. We will monitor the number of properties which have been improved as a
result of engagement with the Council or the implementation of policy interventions
discussed throughout the strategy.

472. It can be difficult to assess how well something has been prevented (ie the success of
this Strategy in preventing properties deteriorating). This is because it can be very
difficult to count the number of things which have not happened.

473. Improved advertisement of the Private Sector Advice Team may also mean greater
numbers of service users. As such, the number of properties which fail to meet the
required standards may actually increase when actually the number has not changed,
but issues are reported more readily. This will be taken into account when reviewing
the success of the strategy.
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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:
Private Sector Section of North Ayrshire Council Local Housing Strategy
2016 – 2021.
Is it new

1.3.

Section Private Sector Housing

Existing

X

List of participants in Equality Impact Assessment
Local Councillors with a specific interest or knowledge of private sector
housing, representing wards in each of North Ayrshire’s four sub-market
housing.
Landlords/Agents/Other Private Sector Discussion Event
Housing Live
Sample of Landlords (drawn from Landlord survey)
Scott Weir (Ayrshire representative, Scottish Association of Landlords)
Residents Sample of Homeowners
Sample of Tenants (drawn from Tenants survey)
Colleagues/Partners
Ailean Watt (Senior Contracts Supervision Officer, NAC Property
Management and Investment – Factoring)
Beth Masterton (Senior Occupational Therapist, North Ayrshire Health and
Social Care Partnership – Assessment and Enablement)
Chris Pollock (Licensing Administration Officer, NAC Legal Services –
Landlord Registration)
David Drennan (Team Manager, NAC Protective Services - Building
Standards)
Elaine Dodds (Occupational Therapist, North Ayrshire Health and Social Care
Partnership – Care Management and Review)
Hugh McGhee (Team Manager, NAC Protective Services – Public Health)
Jason Peter (Police Constable, Police Scotland - North Ayrshire Problem
Solving Group)
Mark Gallacher (Station Commander, Scottish Fire & Rescue Service)
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Pat Kelly (NAC Housing Services – Anti Social Behaviour Investigation Team,
Community Safety)
Rachel Kennedy (Team Leader, NAC Finance and Corporate Support –
Benefits)
1.4.

Manager responsible for impact assessment
Name:
Trudi Fitzsimmons
Designation:

1.5.

Senior Manager (Strategic Housing & Business
Planning)

Timetable
Date assessment started:

01/06/2015

(dd/mm/yyyy)

Completion date:

22/12/2016

(dd/mm/yyyy)

Section 2 – Aim and Relevance
2.1.
What is the purpose of the policy or practice?
The Housing (Scotland) Act 2001 requires Local Authorities to prepare a
Local Housing Strategy that is supported by an assessment of housing need
and demand and which sets out the strategic direction for tackling a range of
issues across all housing tenures.
North Ayrshire Council will address issues relating to private sector housing
in North Ayrshire. This will form one of the Topic papers, which will inform
the Local Housing Strategy for North Ayrshire.
2.2.

What are the anticipated notable outcomes (positive and negative)?
1. Private housing in North Ayrshire is better able to meet affordable housing
need
2. Property condition within private sector housing is improved
3. The local authority works more pro-actively with the private rented sector
to raise standards
4. More households with particular housing needs are able to meet these
within private sector housing
5. The consistency and availability of information and advice available to
assist private residents in meeting their housing needs is improved
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2.3.

Who is affected by the policy or practice as an internal or external
service user?
All current private housing residents within North Ayrshire, households who
may wish to move to private housing in North Ayrshire during the strategy
period, and owners/landlords of private housing within North Ayrshire are
potentially affected by the strategy. This includes all equalities groups.
Internal:
•
•
•
•
•

Housing Services
Health and Social Care Partnership
Property Management and Investment
Building Services
Community Planning Partners

External:
•
•
•
•
•
•
•
•

Landlords
Tenants
Older People
Young People
People with a physical disability
People with a mental health condition
People with a learning disability
Gypsy/Travellers

2.4.

Please indicate the equality groups likely to be affected by the policy:
• Age
• Disability
• Gender
• Gender reassignment
• Marriage and civil partnership
• Pregnancy and maternity
• Race and ethnicity
• Religion and belief
• Sexual Orientation

2.5

Which aspects of the policy eliminate unlawful discrimination,
harassment and victimisation?
The strategy aims to improve access to private housing and conditions in
private sector housing for all groups. It is therefore intended to eliminate any
potential unlawful 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?
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All aspects of this policy are intended to positively impact on all equality
groups and advance equality of opportunity between people which share a
relevant protected characteristic. This paper aims to improve the condition
and increase access to private sector housing in North Ayrshire.
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 are intended to positively impact on all equality
group and foster good relations between people who share a protected
characteristic by improving the condition and increasing access to private
sector housing in North Ayrshire.

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 identified.

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

Research

GRO(S) population estimates and projections, 2011
Census, Scottish Household Survey, Scottish House
Condition Survey, Scottish Index of Multiple
Deprivation, LHS data pack, HNDA.
•
•
•

North Ayrshire Council Housing Need and
Demand Assessment (2016)
A Place to Stay, A Place to Cal Home, Scottish
Government (2013)
Age, Home and Community: A Strategy for
Housing for Scotland’s Older People: 2012 2021

Review of good practice
Consultation &
survey reports

Interviews were undertaken with current service
providers to private sector residents, and with a
range of key stakeholders with insight into private
housing related issues in North Ayrshire.

107 | P a g e

28/3/16 - 20/6/16 – 5 surveys on a range of topics Private Landlord, Private Tenant, Independent Living
and Specialist Provision, Disability, Supply and
Place-making.
Private Sector Discussion Event 14/7/16
Housing Live Events throughout North Ayrshire
Focus Groups - Independent and Specialist
Provision Consultation Event, Rural Housing
Disability Consultation Event, Rural Housing Event)
Housing Live Events were held across North
Ayrshire with a range of stakeholders including
Council services, partner agencies, Scottish
Government, and local residents.

3.2.

Equality Monitoring
Data

None

Inspection & audit
reports

Quarterly meetings held with Cunninghame Housing
Association to monitor Mainland Care and Repair
Extra Service. Annual review of the effectiveness of
both Mainland and Arran Care and Repair Services.

Service user
feedback &
complaints

Local residents and service users were represented
through all consultation events.

Ombudsman reports
& case law

No such information was accessed in the strategic
development process.

Officer knowledge &
experience

Interviews and workshop consultation were
undertaken with lead staff across a number of
Council services with insight into private sector
housing issues.

Are there any gaps in evidence?
There is an awareness that there are hard to reach groups and some groups
of people may not be willing to engage.
In an attempt to mitigate this ...
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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 have a
(Older people, children and
positive impact on all residents with
young people)
particular housing needs, including
older people. The strategy is not
expected to have a specific impact
on other age groups.
Disability
(Physical and Learning)

The strategy aims to have a
positive impact on all residents with
particular housing needs, including
those with disabilities.

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

The strategy aims to improve
access to private housing and
conditions in private sector
housing, regardless of gender.

Pregnancy and Maternity

No specific impact on this group.

Race, ethnicity, colour,
nationality or national
origins (including gypsy/
travellers, refugees and
asylum seekers)

The strategy aims to improve
access to private housing and
conditions in private sector housing
for all groups, regardless of race,
ethnicity, etc.

Religion or belief

The strategy aims to improve
access to private housing and
conditions in private sector housing
for all groups, regardless of
religious belief.

Sex
(Women and Men)

There is no evidence of inequality
of access to private housing, or
variation in issues facing private
sector residents linked to gender.
The strategy is not expected to
change this.

Sexual Orientation
(Lesbian, gay and bisexual
people)

The strategy aims to improve
access to private housing and
conditions in private sector housing
regardless of sexual orientation.
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Other (Poverty,
homelessness, exoffenders, 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 specific groups.
All outcomes are expected to help
reduce the incidence of
homelessness and improve access
to suitable housing for households
subject to homelessness.
The strategy also aims to reduce
fuel poverty in the private sector in
North Ayrshire.
This policy is intended to have a
positive impact on these 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
As noted above, the strategy aims to improve access to private housing and
conditions in private sector housing for all groups. It is therefore intended to
increase equality of opportunity and redress disadvantage for residents in
North Ayrshire.

Section 6 – Consultation & Recommendations
6.1.
Describe the consultation undertaken with equality groups, including
details of the groups involved and the methods used.
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28/3/16 - 20/6/16 - Private Landlord Surveys, Private Tenant Surveys,
Independent Living and Specialist Provision Surveys, Disability Surveys,
Supply and Place-making Surveys.
Private Sector Discussion Event 14/7/16
Housing Live Events throughout North Ayrshire
Independent and Specialist Provision Consultation Event
Disability Consultation Event
Rural Housing Event
The strategy development process incorporated interviews with organisations
working with and providing services to equalities groups.
All of the above events were held to discuss emerging issues and identify
potential outcomes and actions – they were attended by services working
with private residents with particular needs (including older people, those
with disabilities and homeless households). The draft strategy was also
circulated more widely and comment or feedback invited.
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
8.1.
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.
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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.

8.2.

8.3.

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.

8.4.

Head of Service who has approved impact assessment
Please insert name and title of the Head of Service who has approved this
assessment
Name:
Title
Date:

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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Draft Actions
Action

Output

Output Date

Indicator

Increase no. of landlords registered on
landlords database within Private Sector
Housing Team.

• Advertise service at all consultation
events.
• Promote during advice and
information and visits.
• Declarations to be sent out by
Licensing for re-registration and
also Council Tax for new landlords.

2017/18

• Baseline > 350.

Improve the quality of private rented
sector in North Ayrshire.

• Provision of advice and information
via Private Sector Advice Line.
• Provision of advice and information
during BTS Inspections.

2017/18

• % of calls to advice line
resolved within 24 hours –
95%
• % of BTS Inspections offered
within 48 hours of receiving
referral – 80%
• % of BTS Properties attaining
Tolerable Standard after
intervention – tba%

• BTS Inspections carried out where
appropriate.
• Provision of advice via Empty
Homes Coordinator.
• Referral to partner agencies.
• Joint working with partner agencies.
Prepare information and advice targeted
at Empty Home owners.

• Distribution of Leaflets and Posters.
• Advertisement of the web page.
• Private Sector Advice Line.

2017/18

• A number of empty homes
brought back into use through
engagement with North
Ayrshire Council.
• A number of recorded
engagements with the service
including leaflets issued.

Run Empty Homes Loan fund to assist
owners in carrying out necessary repairs
to return their properties to use.

• Loan issued and empty homes
returned to use.

2017/18

• A number of Loan applications
processed and properties
returned to use.

Establish a Multi-Agency Task Force to
respond to exceptional cases which are
having a detrimental impact on the
surrounding area.

• Partnership approach adopted to
address properties having a
negative impact on the surrounding
area.

2017/18

• A number of times Task Force
is used on an annual basis.
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Empty Homes Buy Backs.

• Purchase of privately owned
properties which are empty.
Specific to ex-Council stock.

2017/18

• Number of properties
purchased and returned to use
on an annual basis – establish
baseline to set target for
2017/18

Measure Customer Satisfaction Levels.

• Survey a sample of private sector
tenants and/or landlords.

2017/18

• Number of residents satisfied
drawn from tenant survey
• A number of residents
satisfied drawn from a random
sample of phone calls.

Increase the number of registered
landlords through intervention.

• Work with Licensing & Trading
Standards.

2017/18

• (to be confirmed - baseline
data is currently being
gathered).

Promote the services of the Private
Sector Advice Team throughout North
Ayrshire.

• Ensure it is effectively utilised by
private tenants and landlords alike
• Ensuring all are aware of their rights
and responsibilities.

•

Conduct awareness raising sessions
around the upcoming changes to
legislation to ensure full compliance by
landlords.

•

•

Increase the provision of Private Sector
homes, using incentives to encourage
developers to build in North Ayrshire.

•

•

Consider the use of Compulsory
Purchase Orders to buy back empty
properties, or offer owners incentives to
bring them back into use.

•

•

Increase number of suitably adapted
properties in the Private Sector.

• Provide advice and information on
benefits of adapted properties.
• Assist landlords to find suitable
tenants for properties.

•
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Improved support for landlords.

• Private Sector Discussion Event
• Pan Ayrshire Landlord Event
•

•

115 | P a g e

