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2016 Act introduced PRT – latest piece of legislative reform of PRS in Scotland which 
dates back to 1996.

• PRT is ‘open-ended’, so has no fixed-term period

• Eviction proceedings simplified to 18 statutory grounds

• There is no ‘no-fault’ ground

• Tenants’ notice periods standardised to 28 days

• Landlords must provide 84 days’ notice to leave for tenants who have lived in the 
property for six-months or longer

• Rent increases - once every 12 months, with three months’ notice

• Tenants are able to challenge an ‘unfair’ rent increases to a Rent Officer

• Where rent increases were deemed ‘excessive’ local authorities given powers to 
implement local rent caps in designated Rent Pressure Zones

The Private Residential Tenancy



3 year study 2019-2022 (but extended 1 year due to Covid)

• Understand the impacts of these tenancy reforms 

• To provide learning to help shape any further Scottish 
reforms, share lessons learned across UK

Focus 

• security of tenure

• access to justice

• affordability & tenancy matters,

• especially for low-income groups/those in housing need

Wave 1 Baseline method

• two large-scale quantitative surveys of tenants & 
landlords/letting agents

• secondary data analysis

• qualitative research with tenants, landlords/letting agents & 
wider stakeholders

Research focus



Growth of the PRS

Growth for younger households
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Source:

https://www.gov.scot/publications/scotlands-

people-annual-report-results-2018-scottish-

household-survey/

Growth from 5% to 14% over 
last 20 years

https://www.gov.scot/publications/scotlands-people-annual-report-results-2018-scottish-household-survey/


A highly diverse sector

• 63% private renters work full-time

• Median income of £1,800 - range £200 
to £4,500

• 25% claim either Housing Benefit or 
Universal Credit - wide spatial variation 
- 11% in Shetlands, 85% in North 
Ayrshire

• Rents vary widely - £809 per month, 
lowest in line with social rent levels in 
Ayrshire & highest average of £1,100 in 
Edinburgh

• Small landlord portfolios - less than 
five properties

• Letting agents - over 100 properties
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PRS is mainly 
transitional

• For most PRS is transitional, in 
advance of their preferred 
tenure

• PRS as ideal, long-term housing 
option - tended to be older 

• Most people live in the sector 
for short periods – 2.8 years vs 
11+ years other sectors

• Most find it easy to access a 
tenancy, but a significant 
minority had difficulties -
‘pressured markets’, & by single 
people, single parents, those 
on lower incomes, disabled 
people, BME
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Other (please give details below)

A stop-gap between selling one home and
buying another

A first step out of homelessness/loss of
accommodation

Prefer not to have the responsibility of
owning

To get a better choice of location compared
with social renting

Enjoying the flexibility of private renting

Little immediate prospect of owning

Change in circumstances - relationship, job
etc

There is a long waiting list for social housing

Renting 'for now' but looking to buy in the
next few years



Expectations 
of tenancy 

reform

• Balance: creating a fairer, more balanced 
tenure benefiting both landlord and 
tenant

• Flexibility: give tenants the ability to move 
flexibly in & out of a private tenancy, or 
the sector more generally, to better suit 
their personal circumstances as they arise

• Security: improve security of tenure for 
tenants

• Affordability: achieving affordability, with 
intervention if necessary, in 'pressured 
markets'

• Simplicity: achieve greater simplicity in 
respect of legal tenancy mechanism

• Access to justice: make justice more 
accessible and user-friendly



• Lack of awareness amongst tenants about 
exactly what their current tenancy is, or of 
their new tenancy rights 

• Landlords, by contrast were better 
informed, but still vague in places given 
agents often deal with tenancy sign-ups

• Yet tenants' had a high level of confidence 
that they would be able to stay in their 
tenancy, regardless of their tenancy type, or 
the limited knowledge of their rights

• Security from tenants’ perspectives was 
around affordability, trust in the landlord & 
secure employment, hence those on low 
and/or insecure incomes felt less secure

Tenants’ understanding of 
new rights / security

'I don’t know what tenancy I am on and

I don’t know the different types of

tenancy at all … and I don't really know

my rights to be honest, so I don’t know

what I would do if something happened,

really’.

'I don’t know what a PRT is, but I kinda

feel like I have that [security of tenure]

already with the landlord – being able

to stay indefinitely'.



• 92% of tenants are quite or very 
satisfied generally with renting in 
the PRS

• 90% satisfaction with state of 
repair

• 93% satisfaction with maintenance 
service

• 88% said general day-day service 
contact 

Tenants’ satisfaction Problem areas for the minority included
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Other problems while private renting

An unreasonable rent increase

The landlord or agent entering the
property without your consent

The landlord or agent turning up at
the property without warning

The property being in very poor
condition
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Repairs not being done
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Landlords’ perspectives

‘In Scotland we have good protection for 
tenants, and so we should have. Security for 
tenants is a positive thing... [As a landlord] I 
shouldn’t be able to disrupt someone else’s 
life.’ (Landlord)

‘It is being abused ... One landlord has had 
three tenants in six months. Another had a 
tenant in on the Friday who moved out on 
the Monday saying that they didn’t like the 
way it had been decorated … Rental 
properties are being treated like Airbnb’. 
(Letting Agent)

• Both landlords & letting agents generally 
suggested ‘no impact’ of tenancy changes, 
though some are still using SATs

• Early days so some opinions based on 
perception, rather than on actual experience

• Those negative impacts voiced
• ‘open-ended’ aspect
• reduced 28-day notice period
• combination encouraging ‘churn’ -

increased turnover & voids
• Ground 12, relating to rent arrears was the 

length of time taken to achieve an eviction
• Concern about how joint tenancies work in 

practice in respect of PRT
• ‘No fault’ ground not raised as major issue



• Data on actual rents is not 
publicly available – only 
advertised rents

• Rent Better study uses 
advertised rents & survey data

• Affordability key to limiting 
access for low-income 
households, those from ethnic 
minorities, & single parents in 
particular

• Disabled tenants also had 
difficulties accessing a tenancy, 
often citing being on benefits as 
a barrier

Rents & Affordability 
What PRT tenants pay on housing costs
• 12% paid less than 20% income on housing
• 30% between 20% - 30%

Over 50% paid more the 30% on housing
• 22% between 30% - 40%
• 21% between 40% - 50%
• 8% above 50%. 

• But only 11% found the rent charges 
‘difficult to pay’ in the survey

• Interviews more nuanced
• Perceptions here raises questions for further 

investigation



Frequency of rent 
increases

Evidence provided by landlords & 
agents show pattern of infrequent 
rent increases

Suggestions that the PRT has 
legitimised more frequent 
increases – needs more 
investigation



Attitudes to rent support

• Landlords letting to tenants claiming 
housing support is largely driven by 
the type of market

• In higher demand/more 'pressured 
markets', access to private renting 
for those on benefits appears 
difficult, in low demand area 
landlords are more pragmatic

• Landlords showed limited 
awareness of benefits system, 
notably the direct payments 
arrangements

• Some evidence of discriminatory 
‘blanket’ business practices



Rent increase adjudication

• Legislative mechanisms for adjudicating ‘unfair’ rent increases 
appear to have had little impact

• It is difficult to isolate policy impact from varying market factors & 
broader fiscal reforms

Rent Pressure Zones

• Mechanism for addressing ‘excessive’ rent increases appears to 
have failed in its policy objective

• Explained largely by its specified evidential data requirements



• Tribunal system for the PRS was 
designed to increase access to justice

• Tribunal designed to be more 
inquisitorial, or investigative in 
contrast to the traditional adversarial 
approach practiced in Sheriff Courts

• Access to justice still appears skewed 
towards landlords/agents who are 
typically legally represented, whereas 
tenants are not

• Tenants interviewed with Tribunal 
experience did not find the process 
accessible whereas landlords’ & 
agents’ experiences appeared 
smoother

Access to Justice 

• Most tenants’ stated they were confident in 
raising disputes with their landlord/letting 
agent

• Less confident were those with less financial 
power

• Maintaining positive, trusting relationships 
with the landlord was a strong theme 

• Little appetite from tenants to lodge formal 
legal complaints

• Importance of proactive, person-centred 
landlord approaches, most often provided 
by one property, or small portfolio landlords, 
was also emphasised



• Single most unpopular 
intervention in recent years was 
not tenancy reform, but recent 
changes to the tax relief regime

• Longer and wider sector wide 
regulatory changes proving too 
much for some to stay on in the 
sector - such as smaller landlords

• Registration, repairing standards, 
rent deposits & health & safety 
requirements of significance as 
they demand attention & 
paperwork

Future of the Sector?
Landlords’ and agents’ opinions on the future were 
equally both positive & negative

• 23% said they were considering selling all their 
properties & exiting. These were most likely to be 
landlords with between 2 & 5 properties

• Highest proportion stated that they planned no 
change for the future of their landlord business

• Cumulative impact of recent legislative changes were 
having a more negative impact on smaller ‘cottage 
industry’ landlords, many of whom were seen as 
quality providers by tenants



1. Raise awareness of tenancy rights as a starting point to empower tenants & increase their access to 
justice – needs to be led by Scottish Government & involve wider advisory stakeholders

2. Consider combined impact of 'open-ended' tenancy & reduced 28-day notice period, & the practical 
application of the Ground 12 timescales - Scottish Government

3. Student market challenges to be further explored - (now a separate SG study)

4. Consider limitations of the Rent Pressure Zones mechanism, & how this can be improved to tackle 
excessive rent increases where these occur in specific 'pressured markets' - Scottish Government

5. Support landlords & letting agents to better understand & navigate the benefits system – Scottish 
Government & advisory stakeholder

6. Raise awareness amongst tenants about the Tribunal system as a formal route to Justice. In addition, 
there should be consideration around more development of mediation services to fill a gap between 
informal & formal tenant landlord dispute resolution, which might better meet tenants’ needs, 
compared to using the formal Tribunal route – Scottish Government, Scottish Courts & Tribunal Service

7. Note the lack of concern (so far) in the loss of the ‘no-fault’ ground amongst the majority 
landlords/letting agents participating in this research – wider relevance to UK stakeholders

7 interim recommendations



Next steps

Wave 2

Covid delay for 2020/21

Wave 2 - Restart August 2021

• Qualitative focus tenants & 
landlords

Wave 3 Endpoint – 2022/23

• Surveys & qualitative 
interviews

Recruiting tenants & landlords 
through

• Wave 1 survey (longtitudinal)
• Advisory organisations
• Local authorities

Anna will be in touch!



Thank you for your time

Please search our project website for the 
Executive Summary, full Baseline report, and two survey 
reports
rentbetter.indigohousegroup.com/

RentBetter
The Indigo House Group
anna.evans@indigohousegroup.com

https://rentbetter.indigohousegroup.com/

