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The rental market in Edinburgh has bounced quickly since COVID-19 took hold in March this year.
The stats in this document tell a consistent pattern of an initial shock, with tenants vacating or
being unable to pay their rent, following by a period of rapid correction over the summer after
restrictions were lifted.
Looking longer term, the private rented sector in Edinburgh will continue to perform very well
and rental growth will return, with many people unwilling to and unable to take the step to home
ownership due to a lack of low-deposit mortgage products and savings being depleted during
lockdown.
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Rental Demand

Tenant Enquiry Levels

In March, when the universities closed and lockdown started, hundreds of tenancies all over Edinburgh ended
or came under extreme financial pressure. This flood of properties onto the market was further compounded
by property owners switching over from holiday-lettings in Edinburgh following the cancellation of this
year’s Edinburgh Festival. In June Rightmove saw double the amount of stock available to let compared to a
year before, however since then the market has recovered rapidly.

In terms of the impact these higher stock levels have had on the market, we’ve analysed the average number
of prospective tenant enquiries Umega has received each week of the year for each property that we’ve had
on the market.

The latest figures show a very healthy drop of 26% of available stock in just one month (from 1,537 properties
towards the end of August to 1,132 in September). The drop in available stock from August to September
is to be expected in Edinburgh due to the start of the student year causing many available properties to
become occupied during the month. In 2019, the drop over the same period was 39% from 1,025 down to 623.

The results in the chart show us that in January and February this year, the average number of tenant
enquiries for Umega’s available properties was between 6 and 8 a week. During lockdown, this dropped
dramatically to as low as 3 per property, per week on average.
In the weeks following the property market “re-opening” at the end of June, the average number of weekly
enquiries per property jumped up to around 10 per week, peaking at 11 per week in August and in the last 3
weeks this has settled back down to between 6 and 8 (back to pre-COVID levels).

The reduction in available stock that we’ve seen over the last month tells us that the market is continuing to
stabilise and recover from the shock felt from lockdown in the spring, but there is still a significantly higher
number of available properties than last year (82% more properties available in 2020).

3 |

Edinburgh Rental Market Commentary - October 2020

Edinburgh Rental Market Commentary - October 2020

| 4

Void Periods

Time To Let

At Umega, our average void period (the number of days a property is empty between tenancies) shot up
when the effects of the pandemic started to cause behavioural change in the market, and grew to a peak of
almost 55 days in April, much higher than our average void of 17 days at the same point in 2019.

Time to lets have remained relatively static. With all that’s happened in the rental market this year, we
would expect that the length of time a property is on the market before a suitable tenancy is agreed – the
“Time to Let” (TTL) – would have also increased.

Since April our average void period has gradually dropped back down to return to that of September 2019
(around 5 days average void).

On the contrary, when we compare this year’s TTL periods against our 2019 data we see the surprising trend
that shows TTLs this year are in line with the way the market performed in 2019.
This indicates that the Edinburgh rental market has continued to follow previous year’s trends caused by a
significantly higher demand from prospective tenants compared to the supply of quality rental property in
the city.
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New Tenancies

Tenant Arrears

After a drop during lockdown, move-ins have bounced back.

After Umega’s tenant arrears grew in April, we’ve seen these flatten off to a steady, satisfactory level since
then.

In 2019, we experienced a high volume of move-ins during the start of the summer and a spike in early
September at the beginning of the University academic year (student tenancies create significant seasonality
in Edinburgh that has a knock-on effect on the professional-let market).
This year, unsurprisingly we experienced a significant drop in move-ins at the beginning of April as the
pandemic hit but this was followed by a rapid recovery which kick-started at the end of June as the property
market “reopened”. As that happened, the percentage of move-ins quickly started to track the percentages
we saw in 2019.
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Where tenants had lost jobs or experienced a drop in income but wanted to stay in their homes while they
found new employment or until their income increased again, we advised landlords, signposted government
support and did everything we could to keep these tenancies going. In many cases, this meant a temporary
discount or suspension of the rent owed so that the tenants could recover financially to stay in their tenancy.
When we factor in the duration of the rent discount or suspension we can see that May was the month
when the highest number of tenancies were running with a rent discount or suspension (around 10% of our
managed portfolio at the peak). Since then, most of these tenancies have returned successfully to their full
rent level with a small number continuing at a discounted or suspended rate (around 3% as of September
2020).
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Market overview

A word from our ambassadors

Citylets’ most recent quarterly report has just been released reporting on the market’s behaviour up to the end of
September 2020.
Trends in the wider market are consistent with what our data is telling us with a huge release of pent-up demand at
the start of Q3 with a flood of tenants taking on new tenancies and historically high levels of stock returned to normal
levels and a shortage of stock beginning to appear in some of the most popular areas.

I think it is fair to say that 2020 has had its surprises and challenges however there is certainly is a
beaming light at the end of this very long tunnel! At the start of lockdown in March there was a mass
exodus of tenants and our main focus was to keep as many tenancies as possible going. I was in awe
of the understanding shown by our landlords and tenants and the genuine desire to help. Tenants are
still serving notice but it’s calmed down from the levels we saw earlier this year. In terms of repairs,
requests from tenants have kept coming in throughout the course of the year so we’ve been kept very
busy! Some of our contractors are working through a backlog of works which were put on hold during
restrictions but everyone is working tirelessly to get the works completed as quickly as possible.

Caroline Franceschi Portfolio Manager
Over the course of this year there has understandably been a considerable change in the long term
rental market. The increased supply of properties coming from the short term market continues but
has slowed from the initial influx during lockdown. Also, in recent months we’ve seen a reduction in
tenants serving notice to vacate early. These two factors have led to the total number of available
properties on the long term market gradually decreasing as the year has passed. This is good news for
long term landlords in Edinburgh as the supply of properties on the market is more equally balanced
with tenant demand.

Rents in Edinburgh took a slight drop, 0.8% lower than the same time last year as landlords adjusted their expectations
in order to fill voids and generate a satisfactory level of income. 1 bedroom properties saw the lowest reduction in
rents while larger 3 and 4 bedroom properties experienced the biggest drop of 1.3-1.4% due to the abnormally high
number of student properties available to let across the city over the summer months.
Average Time To Let (TTL) by Numbers of Bedrooms

Time to Lets (TTLs) in Edinburgh stretched out in Q3, to
an average of 46 days (19 days longer than the average
a year earlier) but these numbers were inflated by many
agents advertising properties to let during lockdown
when non-essential house moves were not permitted.
TTLs have steadily declined as the months have rolled on
and while properties in Edinburgh are taking longer to let
than normal, the expectation is that TTLs will settle closer
to normal levels by the time Q4 has played out.

Despite the rising curve of the virus second wave, the property market will be optimistic that a shutdown even during
a full lockdown can be avoided. Otherwise we would expect to see another quarter of disrupted and volatile market
data.
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Robert Gardiner Property Marketing Manager

Our other ambassadors

Emily Hazlitt
New Tenancy Manager

Erin Whyte
Portfolio Manager

Nikki Moore
Portfolio Manager

Steve Smith
New Business

Kim Craven
Property Marketing
Manager
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