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prhp RENT (SCOTLAND) ACT 1984

Notification Of Decision By The Private Rented Housing Committee

REFERENCE NO: OBJECTION RECEIVED OBJECTION
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ADDRESS OF PREMISES

2/2, 6 Brachelston Street, Greenock, PA16 8AD

TENANT

Mr Torry

NAME AND ADDRESS OF LANDLORD AGENT

Mr A Spella Morrison Walker
Property Management
23 Patrick Strest
Greenock
PA16 BNB

DESCRIPTION OF PREMISES

Unimproved traditional second floor tenement flat circa 1880 with double glazing comprising two
bed recesses, living room, kitchen and narrow bathroom.

Floor area = 42.6 square metres

SERVICES PROVIDED

None
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SURVEYOR Mrs S Hesp

HOUSING PANEL MEMBER Mr C Harvey

FAIR RENT DATE OF DECISION EFFECTIVE DATE
£2200.00 p.a. 29 September 2011 29 September 2011

Chairman of Rrivate Rented Housing Committee

12" October 2011




STATEMENT OF REASONS
in connection with

THE INSPECTION HELD ON 29" September 2011

in relation to the property
Flat 2/2, 6 Brachelston Street, Greenock, PA16 9AD.

1. BACKGROUND

The Landlord is Mr A Spella, care of Morison Walker, 23 Patrick Street, Greenock.

The Tenant is Mr Torry. He has been a tenant of the property since the early 1950's, His tenancy is a
registered tenancy in terms of the Rent (Scotland) Act 1984.

The current rent is £2032 per annum. The Landlord applied for the rent to be increased to £2438.40.
The Rent Officer registered a rent of £2367.28 per annum with effect from 22nd July 2011, The Landlord
referred the determination to the Private Rented Housing Panel ('PRHP’).

2. THEINSPECTION
The committee inspected the property, which is an unimproved second floor flat in a three storey,

traditional blonde sandstone tenement, which dates from circa 1890, The tenement has a slate roof, a
communal door entry system and had been upgraded in the past.

The accommodation comprises two bed recesses, living room, kitchen and narrow bathroom, The
windows throughout the property are double glazed and there is no central heating in the property.

The floor area of the property is approximately 42.6 square metres.
There is a communal area at the rear of the tenement. The bins are stored in the communal cellar in
the basement. The property is conveniently situated for public transport and local services.

4, THE HEARING
No hearing was requested by the parties.




5. THE DECISION

The committee had the following documents before them:-

o  Acopy of form RR1, the Landlord's application for registration of the rent.

o Written representations from the Landiord which state:-

‘The rent awarded for this flat is £2367.28, £197.27 per calendar month and short of the £2438.40
requested. The property is in reasonable condition and close to the town centre and public

transport to Glasgow and the Clyde Coats. A simifar furnished property is currently being offered for

rent at £360 per calendar month in the same block and in nearby Wellington Street and Dempster

Street similar one bedroom flats are on offer at £350- £400 per calendar month.

We can see no reason for a valid objection to the rent awarded of less than £200 per calendar

month giving the location and condition of the flaf and the rent for similar properties in the area.’

e Written representations on behalf of the Tenant which state:-

o Comparable Properties are subjective depending on the condition of the property and as

such an on site inspection is welcome.

o The tenant has been resident in Flat 2/2 since 1950 and as an example the bathroom suite

is still the same as in 1950. The Tenant is unable to install a gas fire since the chimney

needs fo be lined. (The Tenant at his own expense instalied an electric shower and an

electric fire, which does not give off the same heat). No services are provided. The stairs

and gardens are maintained by the residents.

o There has been no demonstrable actions performed to warrant any increase in rent, never

mind a 16% increase, and especially given the fack of modemisation.’

e The decision of the PRHP dated 215t June 2011 which determined the following rents:-

Address Accommaodation Rent | Notes Effective Date
2/2, 61 Nicholson 2 rooms kitchen and bathroom £3240 | Improved property. | 16" March
Street, Greenock Double Glazing and | 2011
Electric heating.
Floorarea39sgm
3/3, 61 Nicholson 2 rooms kitchen and bathroom £3800 | Improved property. | 16" March
street, Greenock Double Glazing and | 2011
Central Heating.
Floor area 50 sqm
1/1, 46 Inverkip 2 rooms kitchen and bathroom £3800 | Improved property. | 16" March
Street, Greenock Double Giazing and | 2011
Gas Central
heating. Floor area
75sgm
0/2, 7 Brachelston 2 rooms kitchen and bathroom £3600 | Improved property. | 16™ March
Streset, Greenock Double Glazing and | 2011




Electric heating.
Floor area 50 sg m

1/1, 8 Murdieston 2 rooms kitchen and bathroom £3800 | Improved property. | 16" March

Street, Greenock Double Glazing and | 2011

Gas central

Heating. Floor area

50sgm
111, 12 Murdieston | 3 rooms kitchen and bathroom £4200 | Improved property. | 16" March
Street, Greenock Double Giazing and | 2011

Gas Central

Heating heating.

Floorarea 53sqm

0/1, 69 Dempster 3 rooms kitchen and bathroom £4680 | Improved property. | 16" March

Street, Greenock Double Glazing and | 2011

Gas Central

heating. Floor area

64sgm
112, 89, Dempster | 2 rooms kitchen and bathroom £3800 | Improved property. | 16" March
Street, Greenock Double Glazing and | 2011

Gas Central

heating. Floor area

50 sgm
1/1, 71, Dempster | 2 rooms kitchen and bathroom £4680 | Improved property. | 16" March
Street, Greenock Double Glazing. 2011
21, 71 Dempster 2 rooms kitchen and bathroom £3800 | Improved property. | 16 March
Street, Greenock Double Glazing and | 2011

Gas Centrai

heating.

Floor area 50 sg m.

The committee considered the documents provided.

The committee were mindful of the terms of section 48(1) of The Rent (Scotiand) Act 1984, which
requires the committee 'to have regard to all of the circumstances {other than personal circumstances)
and in particular to apply their knowledge and experience of current rents of comparable property in the
area, as well as having regard to the age, character and locality of the dwelling house in question and
to its state of repair and, if any fumiture is provided for use under the tenancy, and to the quantity,
quality and condition of the furniture’. Also section 48(2) which requires them fo ‘assume that the
number of persons seeking to become tenants of similar dwelling- houses in the locality on the terms
{other than those relating to rent) of the regulated tenancy is not substantially greater than the number
of such dwelling- houses which are available fo let on such terms.’

The committee carefully considered which of the three methods of assessing the rent was appropriate
in this case. The three recognised methods used in Scotland are (1) determining the fair rent by
reference to comparable registered rents in the area. (2) determining the fair rent by reference to
market rents of comparable properties allowing for appropriate deductions for scarcity and (3)




determining the fair rent by reference to the anticipated annual return based on the capital value of the
property. None of these methods is the primary method. The appropriate method depends on the facts
and circumstances of each case.

The committee considered the rental evidence provided by the Landlord's agents. No details of the
particular features of the properties were provided and therefore the committee found this evidence to

be of limited value,

The committee from its own experience, knowledge and the information it had obtained from the
internet acknowledged that the rentals of one bedroom properties in the Greenock area ranged from
£350 to £400 per month and the rentals of two bedroom properties in the Greenock area ranged from
£400 to £475 per month. The committee acknowledged that the PRHP decision dated 215t June 2011
stated that the range of rents for one bedroom properties in the Greenock area were £365 to £375 per
month and two bedroom properties in the Greenock area were £400 to £500 per month, Therefore the
committee acknowledged that the PRHP decision dated 21st June 2011 still reflected the current market

rents of comparable properties in the Greenock area.

As stated the committee had obtained details of the market rents of many other similar sized properties
available o lease in the area from the internet. In light of this evidence and the PRHP decision dated
21t June 2011, referred to above, the committee considered that the method of using comparable
market rents was the best evidence available and proceeded fo assess the rents of the properties using
this method. The commitiee also acknowledged that there is a plentiful supply of similar properties to
rent in the area and therefore there is no scarcity of supply of such properties at this time.

The committee considered the evidence of market rents in the PRHP decision dated 21st June 2011 to
be the best evidence available. In particular the commitiee considered the rental evidence of the
property 2/2, 61 Nicholson Street, Greenock to be of particular assistance. However adjustments were
required to reflect the particular features of the property 2/2, 6 Brachelston Street, Greenock including
the fact that the property is unimproved, it has no central heating, no medem fitted kitchen, no separate
bedroom and it has not been rewired or decorated by the Landlord.

Having taken all the relevant factors into account the committee determined that the fair rent for this
property is £2200 per annum,




In reaching this decision the committee have had regard to all the considerations required to be taken
into account in terms of Section 48 of the Rent (Scotland) Act 1984.

This decision takes effect from the Twenty Ninth day of September Two Thousand and Eleven.
............. J Taylor...........

Chairperson, 7% Qctoler 2011






