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Owners’ views on Scottish Parliamentary Working Group Proposals on Tenement Maintenance
1 Summary

We asked owners for their views on the SPWG proposals on tenement maintenance. This is the analysis of 232 surveys completed by owners.
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Clearly, owners are keener on compulsory inspections than they are on other proposals with 82% in favour compared with almost 70% in favour of compulsory owners associations and 68% in favour of compulsory sinking funds.  Analysis of the comments suggest that the compulsory inspections proposal is better understood than the other proposals.

The comments received suggest that an element of this relative lack of popularity for the owner association and sinking fund proposals may be due to some mis-perceptions.
In the case of owners associations, a number of owners thought this amounted to compulsory factoring and they were against this. Even those who understood that compulsory factoring was not being proposed however had concerns about the quality of management of Associations would be ensured. Some aspects of the owners association proposal that would make management much easier were not understood or appreciated – probably a fault of the survey which of neccessity had to precis proposals.
With Sinking Funds, the main concerns related to the possibility of financial loss through risky investment of funds.
The “stories” submitted by owners were dominated by the issue of owners who would not or could not participate in repair programmes and the serious consequences of this, not just for the building fabric but also for the social fabric of the tenement communites concerned,  In some cases, severe financial consequences arose for individuals in these situations.

2 Compuslory Inspections
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Owners like the idea of the inspections providing them with a clear list of priority repairs as it would allow them to set up a programme of works for their building. They also liked the idea of linking the inspection to a log book which could be updated as repairs were completed.

The main concerns mentioned by owners were about the potential cost of the inspection with some suggesting that the cost should be regulated.  However, owners were also concerned about he quality of the inspection with a number pointing to poor experience of the Home Report.

There were a number of comments suggesting that repair costs should be indicated in the inspection report.

2.1 Comments

	Nature of report
	

	Cost of repairs should be included in report
	20

	Don’t include costs in reports
	6

	Quality of report ( must be a lot better than current Home Reports)
	15

	Needs links with Home Report
	6

	Frequency of report ( most saying should be more frequent and with annual checkups)
	12

	Include an insurance valuation
	3

	Comments about repair categories used
	7


	Commissioning
	

	Costs of report - will there be cost control to achieve best value?  Expensive
	21

	Impartiality of inspections and contractors 
	8

	Other procurement issues
	9

	Should be procured by the public sector
	4

	Will inspection report be publicly available? Owners tend to think it should be reserved to owners and prospective purchasers.  If it's public then public sector should pay.
	9


	After use
	

	Useful planning tool for owners
	28

	What will the market impact of the inspections and reports be?
	6

	How will the repairs identified be enforced, particularly emergencies.
	10

	Log book is a good thing
	5


	Other
	

	How to deal with owners who won’t participate
	6

	Factors already do this? Keep independent of factors
	6

	Other
	4


3 Compulsory Owners Associations 
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One of the biggest concerns with owners associations was that they might not be compulsory for existing buildings if UK Parliamentary approval was needed to set these up.  
The perception that compulsory Owners Associations were the equivalent of compulsory factoring was also a key concern – and a misperception.  Some respondents however suggested that compulsory factoring could be an alternative to compulsory Owners Associations however this suggestion would not, as things stand,  provide some of the key benefits such as the streamlining of the decision-making process that overcomes owner apathy.

There were a good number of responses from landlords and these owners pointed to the need for decision-making processes to allow for the inclusion of the views of owners who were geographically distant from the property.
There was a clear welcome for greater owner involvement both on the committee and as managers but with caveats that there should be a programme of training for owners so that they clearly understood their responsibilities and how associations should be managed.

Respondents also drew our attention to the need for some way of ensuring good management in Associations. 
3.1 Comments

	Link with factoring
	

	This is compulsory factoring - against this
	11

	This is compulsory factoring -  for this
	3


	Setting up Associations
	

	Compulsory factoring should be an alternative
	9

	Should be compulsory for existing buildings
	11

	Concern over costs to set up and run Associations
	6

	Concerns about how the establishment of these is enforced
	6

	Comment about blocks of 2 or 4 owners having Assocs.
	3

	There should be an opt out for well managed schemes
	3


	Management and control of Associations
	

	Need training and support for owners
	12

	Owners as managers is a good thing
	11

	Concerned about quality of management
	7

	Need some policing system for managers
	5

	Need to monitor assocs
	4

	Could add to problem of repair disputes between co-owners
	4


	Enforcing decisions
	

	How will Associations enforce decisions?
	7

	Need some scheme for arbitration between owners
	7


	Democratic issues
	

	Meeting rules - need to allow plenty of notice - protect position of owners who genuinely can't make meetings
	10

	Democracy issues - eg what if majority want over-expensive works?
	8


4 Sinking FundS 
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The least popular aspect of this proposal concerned the issue of what to do with those who would not pay into the fund.  There was much comment that allowing any exception for those who couldn’t afford contributions was opening the door for those who were unwilling to participate.

Concern about the security of the fund was also widely expressed, particularly if the fund were to be invested.
4.1 Comments

	Comments about enforcing payments to the sinking fund and affordability issues (expanded below)
	48

	Concerned about security of funds if they are to be invested (expanded below)
	24

	Misc (expanded below)
	17

	Comments about how the contribution level should be set (expanded below)
	12

	Comments about fund establishment (expanded below)
	10

	Contributions to fund should be shared more fairly than existing title deeds set out
	10

	Funds should be returned to owners on sale of the property
	4

	Market impact of establishing funds
	4

	Are these Sinking Funds really needed?
	1


	Enforceability and affordability
	

	Comments about how to enforce the establishment of Sinking Funds
	22

	All owners must pay into the fund - affordability cannot be an excuse for non-contribution
	20

	Ideas (mostly for supporting owners who can't afford to pay SF contributions)
	14

	Affordability of contributions is a real issue
	11


	Security of funds if invested
	

	Need to protect investment
	19

	Concern expressed would be allayed if commentator knew the sinking fund would be lodged with a nationally established fund
	8

	Governance of the national fund
	3


	Misc comments
	

	Owners will need education in set up/ use of SFs
	3

	other
	3

	Tie in with council tax or insurance payments
	2

	Factors shouldn't be involved
	2

	Establish local income tax instead
	1

	SFs only for new build
	1


	Contribution levels
	

	These should be set according to the individual building's condition
	5

	Will contributions ever be enough to cover repairs to older buildings?
	3

	Contributions must be "affordable"
	2

	Fund should also cover routine works
	1

	General concern about how SF contributions would be set
	1


	Fund establishment
	

	Regulation over investment required
	8

	Shouldn't need to pay SF into a national fund. Factors can manage the fund
	5

	Concern over fees that would be charged to manage fund
	3


5 Analysis of “stories”

Some 80 “stories were analysed.  The majority of these were about owners who were reluctant to participate in repairs. The consequences of this were, most frequently, that nothing got done with building conditions worsening and repair costs increasing however respondents also pointed to negative personal and community consequences.  

Factors were also often blamed for not doing enough to deal with repair problems.

It appears that better management that could be brought about by establishing owners associations would resolve a number of these issues.

	Stories where problem would have been resolved by  SPWG proposals

	Compulsory Owners Associations
	10

	      Arbitration would help
	4

	     Whole repair process just too complicated
	5

	Better property condition information before buying
	9

	Compulsory Property Inspections
	8

	Abolishing Rateable Values
	5

	Requiring owners to provide contact details
	4

	Compulsory Sinking Funds
	4

	
	

	Other issues identified from stories
	

	Co-owners reluctant / unwilling to agree to repairs
	46

	Factors blamed for not doing enough
	16

	Other/idea
	5

	More professional technical input would have resolved problem
	5

	Title deed changes would help
	3


	Co-owners reluctant /unwilling to agree to repairs - further breakdown

	Why are they reluctant?
	

	Reluctant owners deny responsibility for the repair
	9

	"Won't pay" owner occupiers
	8

	"Won't pay" absentee owners
	8

	Can't pay owners
	7

	Owners just ignore communications
	2


	Consequences of having reluctant owners in block

	Repairs got significantly worse
	13

	Other personal / social / community negative consequences
	10

	Paid repair costs themselves
	6

	Took co-owners to court
	4


6 Respondent’s Constituency

	Aberdeen Central
	5

	Aberdeenshire East
	1

	Angus South
	1

	Argyll and Bute
	6

	Ayr
	2

	Cumbernauld and Kilsyth
	1

	Cunninghame North
	1

	Dumfriesshire
	1

	Dundee City East
	2

	Dundee City West
	3

	Dunfermline
	1

	East Lothian
	2

	Edinburgh Central
	12

	Edinburgh Eastern
	5

	Edinburgh Northern and Leith
	14

	Edinburgh Pentlands
	1

	Edinburgh Southern
	13

	Edinburgh Western
	4

	Ettrick, Roxburgh and Berwickshire
	1

	Glasgow Anniesland
	5

	Glasgow Cathcart
	9

	Glasgow Kelvin
	45

	Glasgow Maryhill and Springburn
	2

	Glasgow North East
	4

	Glasgow Pollok
	2

	Glasgow Provan
	4

	Glasgow Southside
	71

	Greenock and Inverclyde
	1

	Kirkcaldy
	2

	Mid Fife and Glenrothes
	1

	Paisley
	1

	Perthshire South and Kinross-shire
	1

	Renfrewshire South
	4

	Stirling
	3

	Strathkelvin and Bearsden
	1

	Uddingston and Bellshill
	3


7 Methodology

This was an online survey, publicised mainly by social media.  Under One Roof was also carrying out a number of seminars on common repairs for private landlords and these acted to increase the participation of this group in the survey.

One of the main sources of responses was “Nextdoor” a local online website – this is designed for individual use and is tied to place of residence so, while it brought a lot of responses, it was hard to widen the geographical coverage beyond the Glasgow Kelvin constituency area. However, the survey was also widely shared by a local community group in the south side of Glasgow and this brought a large number of responses from the Govanhill area which provided some balance to the responses from the relatively wealth West Enders.

The survey form chunked the three main proposals down to their essential elements and gave respondents a chance to give their view on each element on a “like”, “neutral” and “dislike” basis. These responses were then converted to a “popularity score” by subtracting the number of dislikes from the likes and ignoring the neutral responses.
The analysis above is based on 232 received responses.  There were also 108 written comments about Owners Associations, 120 about Sinking Funds and 114 about Compulsory Inspections.  Respondents were also asked for “stories” and 80 were analysed.
8 Under One roof Survey of Owners’ Common Repair Problems
This survey asked owners whether they felt any of the following had been no problem, a minor problem, a major problem or one which stopped tenement repairs from going ahead.  The bars in the graph below show the average score – the bigger the bar, the bigger the problem.
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