

REPORT TO THE LEAD MEMBER FOR HOUSING 


TITLE: Progress on the development & implementation of landlord licensing 

Date: 3/11/05

RECOMMENDATIONS: 

That Lead member: - 

· Notes the progress of the development of Landlord Licensing 

· Approves the proposed fee structure and business plan, as prepared by Price Waterhouse Coopers

· Approves the proposed licence conditions

· Approves the proposed Salford City Council approved Assured Short Hold Tenancy Agreement

EXECUTIVE SUMMARY: It is expected that the main provisions of the Housing Act 2004 will come into effect from April 2006, giving local authorities the powers to introduce mandatory HMO licensing, and also the selective licensing of other privately rented dwellings, where the local authority considers it will benefit tenants and communities, in areas of low demand and/or where there are persistent problems of anti-social behaviour. This report includes details of the progress, which has been made in preparing for these additional responsibilities. 

The report also provides details of key recommendations including:

· The proposed fee structure and business plan for landlord licensing,

·  Proposed licence conditions which will be attached to licences issued to landlords 

·  The Salford City Council approved Assured Short hold Tenancy Agreement. 


BACKGROUND DOCUMENTS: Report to Lead Member for Housing March 2005, Landlord Licensing

ASSESSMENT OF RISK: 

Low risk


THE SOURCE OF FUNDING IS: 
HMR and the overall revenue available to Housing Services initially, with costs recovered through revenue acquired from the licence fee chargeable to landlords, over a five-year period.


LEGAL ADVICE OBTAINED:  Nicki Smith Tel 3083


FINANCIAL ADVICE OBTAINED: Nigel Dickens Tel 2585

CONTACT OFFICER:  Zoë Whiteside 603 4240


WARD(S) TO WHICH REPORT RELATES:  all wards


KEY COUNCIL POLICIES: 
· “Making the future happen”: a strategy for housing in Salford 2004-2006

· Salford’s Crime and Disorder Reduction Strategy 2002-2005

· Salford’s Corporate Anti-Social Behaviour Guidance for tackling Anti-Social Behaviour by Legal Action

· Salford’s Procedure Guide, “Tackling Anti-Social Behaviour” 

· Homelessness Strategy 2003/2006

· Supporting People Shadow Strategy
DETAILS:

1.0 INTRODUCTION

The functions of licensing are to ensure:
· Landlords are fit & proper persons or employ agents who are.

· Ensure that landlords take adequate steps to keep their properties safe (i.e. electric and gas checks).

· Ensuring landlords manage their tenancies effectively and fairly and consider the impact of their tenant upon neighbours.

· Ensure that landlords take reasonable steps to deal with complaints of anti social behaviour by their tenants

· Local Authorities can identify landlords and support them in meeting the license standards

· Where landlords refuse to meet the required criteria, authorities can step in to manage properties

· Be sufficiently flexible to not act as a deterrent to potentially good landlords entering the market
The benefits of licensing are numerous and will provide a valuable contribution to the wider strategic aims of Salford City Council, specifically to create sustainable communities, with a range of housing choice and a strong privately rented sector. Enactment of the Housing Act 2004 is expected to take place in April 2006 and therefore mandatory HMO licensing is likely to become operational in July 2006, with selective licensing designations following no earlier than three months after the date the legislation is enacted. This is later than previously indicated by the Government, however the delay is regarded as beneficial as it will enable the team to ensure that adequate staffing, policies and systems are in place, prior to the date of implementation. 
The MSP relationship is reflected in the licensing proposals and the licensing partnership is aiming to deliver a scheme which features consistent policies and procedures, joint marketing and publicity, but with service delivery operations located in each in respective authority. It is envisaged that each respective licensing unit will operate using very similar administrative systems, guided by the same policies and procedures and that there will be data sharing between the two authorities. 

2.0 PROGRESS TO DATE

The licensing team, have been working closely with Manchester in order to develop the framework for the implementation of licensing. This has involved a wide range of activities ranging from consultation with all major stakeholders, formularising the polices and procedures which will support the operation of licensing and promotion of the forthcoming changes in the law. 

2.1 Marketing & Publicity

The team has produced a number of publications and devised a detailed marketing strategy, in order to ensure that all persons affected by the introduction of licensing, including private landlords, private tenants and local communities, are fully informed of the implications of the policy and to maximise the impact of the policy.

Some examples of the publications produced include: 

· A quarterly landlord licensing newsletter

· A guide to HMO licensing leaflet

· A guide to selective licensing leaflet

· Licensing – a guide for tenants and neighbours

· A licensing handbook for landlords 

· A dedicated landlord Licensing webpage 


2.2 Management Orders

The Housing Act will provide local authorities with the power to obtain management orders, which in effect, allow the authority (or its delegated partner) to “step into the shoes” of the private landlord, in order to manage the property and tackle any accompanying problems of anti social behaviour, vandalism or poor property condition. There are a number of management orders available, including those for properties which are not required to have a licence. 

.

The Market Support Team, in partnership with the Police and the Anti Social Behaviour team, intend to make full use of all the management orders available to us and have been working closely with the two lead RSLs, namely Contour and Salford First (MMHG) to develop a service level agreement and a protocol, to enable a delivery vehicle for management orders to be set up.



2.3 Dedicated Anti- Social Behaviour Officer For Private Landlords

One of the main objectives of landlord licensing is to raise standards in the private rented sector and in particular, to address issues of anti social behaviour, an area of housing management, which many landlords fail to address.

In order to provide landlords with the skills and knowledge they need to address this area of tenancy management, it is our intention to provide a dedicated ASB resource, which is to be funded through the licence fee collected from landlords, and located within the Community Safety Team. This cost has been included in the business plan, which is discussed within this report, and progress has been made in devising a service level agreement with the Community Safety Unit.


2.4 Consultation

The team has continued to work closely with all major stakeholders who will be affected by the introduction of licensing and in particular, private landlords. This has included involvement in the arrangements and presentations, for the quarterly Salford Private Landlord Forum and attendance at a variety of local community groups meetings and tenant representatives meetings, including Community Committees, & the People’s Forum. 

The main vehicle for consultation with private landlords in Salford has been through the Landlord Licensing Working Group, which meets regularly and provides landlords with the opportunity to engage in meaningful discussion around all aspects of licensing, including the proposals for elements such as the fees, and the licence conditions.


2.5 Policies & Procedures

The Manchester and Salford licensing partnership are in the process of devising consistent policies on all aspects of licensing and each has developed a suite of operational procedures for licensing, which include processing of licence applications, dealing with alleged breaches of licence conditions and serving of an interim management orders.
2.6 Participation at National events and liaison with ODPM & GONW

The achievements of the licensing team at Salford have been recognised nationally and the IDea recently invited Rob Turner, Market Support Manager and Zoë Whiteside, Principle Officer, to speak at a number of conferences held across the country, in order to share best practice on licensing and in particular, the sub regional working which is evolving across the Greater Manchester region. Further, the ODPM and GONW regularly invite Salford to participate in workshops with other local authorities, in order to share best practice around licensing and to promote effective communication across local government.


2.7 Staff recruitment

In order to provide the capacity to deliver licensing, a process of recruitment is currently being undertaken for three additional Market Support Officers (Sc4-SO2). The closing date for these applications is 21/10/05.

Recruitment for an Acting Principal Officer secondment has been completed, with Mike Hanmer being appointed, in order to provide cover for the maternity leave of the permanent post holder, which is due to begin in early 2006.

3.0 INFORMATION TECHNOLOGY

The development of the MSP licensing partnership is being driven forward by a steering group consisting of senior officers from each authority. The consensus within this group is that, in order to facilitate coherence between the two authorities, that each utilises the same IT software system. This is to enable information to be easily extracted from each, for the purpose of: 

1) Individual casework

2) Performance comparison and monitoring

3) Aligning procedures and systems for the administration of applications, including standardised letters, storage of application documentation which is subject to provisions included within the Data Protection Act 1998(for example, the Criminal Disclosure.)

The current IT provision available to both Manchester and Salford is insufficiently capable of being adapted to accommodate the development of licensing operational systems. The reason for this is that both authorities currently use Uniform system, provided by CAPS group (in Salford this is currently purchased by Housing & Planning Directorate, although not currently used in Housing Market Support Team), which is a system, which does not currently provide modules for landlord licensing. 

The MSP licensing steering group looked at the alternative option of procuring Flare software, which is already used by many local authorities, in order to deliver services such as Planning, Building Control, Waste Management, Environmental Health, anti social behaviour casework and responsibilities provided by the Licensing Act 2003. Flare is Quality Assured to ISO9000 and complies with all relevant standards (e.g. BS7666 addresses) and supports e-Government interoperability standards. 

At the heart of the Flare System, is the comprehensive, flexible & powerful software package. This is designed to operate in a wide range of computing environments. All the information stored in the system is available through purpose-designed reports, from daily worksheets to formal statistical returns. Flare freely connects with other software held on the system, and in Salford, this could include information held by all the functions included within Housing Market Support, from Landlord Accreditation to Burglary Reduction. 
3.1 Flare & Database Configuration

The Flare system can be configured “in house” to best support the licensing process and to provide a wide range of tools to assist the administration of licensing. It will also provide functionality for activities across the Market Support Team. 

3.2 Information Sharing

Use of Flare software would best facilitate information sharing with Manchester, in order to support the partnership arrangements and for parallel information to be stored and extracted from the two systems for performance monitoring, both internally and for the purpose of reporting to regional and national bodies.

Further, as Manchester is currently in the same position as Salford, the licensing system can be configured bespoke, using expertise across the two authorities. 

3.3 Importing Data

Data from a wide range of products, such as GIS, spreadsheets, graphics and handhelds can be exported into Flare. 

3.4 Procurement Options

The Head Of Housing has authorised the procurement of appropriate licences to flare

 

4.0 FEE STRUCTURE AND BUSINESS PLAN

There is currently no guidance available from Government with regard to the setting of licence fees and therefore it was agreed across the MSP that it would be prudent to engage the services of an external consultant, in order to devise a robust fee structure, which accurately reflects the costs involved in operating the licensing scheme, and which: 

1) Ensure that landlords are required to pay a fee which represent value for money 

2) Ensure that all reasonable costs incurred as a result of the introduction of the new legislation, are recovered. 
Using the key assumptions provided by the Council and the data on the expected fixed costs, Price Waterhouse Coopers have produced a spreadsheet model to calculate the full cost of processing the amount of applications assumed and carrying out the numbers of monitoring checks, appeals and other processes arising from them.  They then calculated two schedules of fees, one for Salford & one for Manchester,  one for the first five years of operation (2005-06 to 2009-10) and another for the second five years (2010-11 to 2014-15).  

The fees were initially calculated to recover, in revenue, all costs incurred by the licensing unit within each five-year period with three exceptions:

· the costs of issuing Management Orders, such costs will be recovered from rents accruing whilst the Council is managing the properties under the order;

· the costs of successful prosecutions, which will be recovered in the award of costs by the Court; and

· Those costs relating to any High Court actions against the Council in respect of the licensing operation, such costs will not be recovered should the Council lose such actions and may not be recovered even in the event that it should win. 

4.1 The licence fees are as follows: 


HMO Licence 
£ 467.41


Selective Licence 
£308.57

There is a discount available for landlords who became accredited prior to 31st March 2005 of 10%. For landlords accredited after this date, other benefits will be made available.

The final report, which provides the full details of the methodology used and also the business plan, can be made available to Lead Member although, is not included within this report due to commercial sensitivity. 

5.0 LICENCE CONDITIONS

Schedule 4 of The Housing Act 2004, specifies 3 statutory licence conditions for HMO licences and the same 3 conditions, plus a fourth, for selective licences, specifically: 

1. The licence holder must produce to the local housing authority annually for their inspection, a gas safety certificate obtained in respect of the house within the last 12 months

2. i) The licence holder must agree to keep electrical appliances and furniture provided by him in a safe condition 

ii) And must supply the authority, a declaration by him, as to the safety of such appliances and furniture

3. The licence holder must:

i) Ensure that smoke alarms are installed in the licensed property and must keep them in proper working order. 

ii) Supply the authority with declaration by him as to the condition and positioning of such alarms.

4.
The licence holder must provide each tenant with a written statement of the conditions of the terms on which they occupy it. 

The Act then goes on to state that “A licence may include such conditions as the local housing authority consider appropriate for regulating the management, use or occupation of the house concerned”. The licensing team therefore are proposing to add 26 discretionary licence conditions to all Mandatory HMO licences, which are issued, and additional 18 to all selective licences, which are issued. Further, it is proposed that in special circumstances where a notice has been served and works are required that a further condition be added, which details the works required and the date for completion. 

As one of the primary aims of landlord licensing is to address issues around tenancy management, a number of the proposed discretionary licence conditions are designed to compel a landlord to take reasonable steps to address their tenants’ anti social behaviour. A copy of the proposed licence conditions are included in Appendix 2 of this report. 

6.0 SALFORD CITY COUNCIL APPROVED ASSURED SHORT HOLD TENANCY AGREEMENT

Within the discretionary licence conditions, there will be a requirement for the landlord to either 1) insert certain clauses into all tenancy agreements issued after the licence has been issued, or 2) to issue the Salford City Council Approved Assured Short hold tenancy agreement, which will be provided free of charge to all new private landlords. This is intended to address problems of anti social behaviour and to provide a more robust and detailed statement of terms and conditions to private tenants. A copy of this is included within appendix 3 of this report. 

7.0 CONCLUSION

It is recommended that lead member: 

1) Notes the progress of the development of Landlord Licensing 

2) Approves the proposed fee structure and business plan, as prepared by Price Waterhouse Coopers

3) Approves the proposed licence conditions

4) Approves the proposed “Salford City Council approved Assured Short Hold Tenancy Agreement” 

The proposals included within this report are designed to enable the Licensing Team to deliver a cost effective, robust licensing regime, which will deliver real improvements in the standard of the private rented sector in Salford. The progress, which has already been made by the Licensing Team, has been recognised nationally for innovation and commitment and has been highlighted as an example of best practice in this field. 

Further, at a sub regional level, the MSP licensing partnership continues to lead the way for developing a robust policy and procedure framework for licensing, and regularly liaises with other Northwest Authorities, both informally and formally, to provide guidance and ensure consistency. 
#Salford City Council - Record of Decision

I (name) Councillor Peter Connor ,

(title) Lead Member for Housing Services,

in exercise of the powers conferred on me by Paragraph (insert appropriate paragraph, in most cases for Housing decisions, this will be contained in one of the specific section(s) of F 6 (a) (i) to (v) or J (a) to (vii), please consult if unsure), of the Scheme of Delegation of the Council do hereby Authorise 

(details) 

The Reasons are.

Options considered and rejected were Assessment of Risk 

The source of funding is 

Legal Advice 

Financial Advice 

The following documents have been used to assist the decision process.

None

Contact Officer: Zoë Whiteside Tel No: 0161 603 4240

(The sections in the following table must be completed as appropriate)

	*
This matter is also subject to consideration by the Lead Member for/ Director of  and, accordingly, has been referred to that Lead Member / Director for a decision.
	 FORMCHECKBOX 


	*
This decision is not subject to consideration by another Lead Member/Director
	 FORMCHECKBOX 


	*
This document records a key decision, but the matter was not included in the Council's Forward Plan and it has been dealt with under the emergency procedure.
	 FORMCHECKBOX 


	*
This decision is urgent and is not subject to call-in, in accordance with paragraph 5 of the Decision Making Procedure Rules
	 FORMCHECKBOX 


	*
The appropriate Scrutiny Committee to call-in the decision is the Environmental Scrutiny Committee. 
	


Signed: 

Lead Member
Dated: 
FOR COMMITTEE SERVICES USE ONLY

· This decision was published on 
· This decision will come in force on                 # unless it is called-in in accordance with the Decision Making Process Rules.

Key:

#    Insert date five days after decision notice is to be published.

Appendices

Appendix 1: Salford Mandatory HMO Licence Conditions 

HMO Licence Conditions

The following are the licence conditions by which the licence holder (or their nominated agent where specified) must adhere to, as required by section 90 of Schedule 4, Housing Act 2004. If you do not understand the requirements, please see the guidance notes, which provide further help, or contact the licensing team who will be able to help you. 

Failure to adhere to one or more of these licence conditions could result in formal proceedings against you, with a maximum penalty of upto £5,000 and/or the loss of your licence. 

Statutory:

1. The licence holder must produce to the local housing authority annually for their inspection, a gas safety certificate obtained in respect of the house within the last 12 months

2. i) The licence holder must agree to keep electrical appliances and furniture provided by him in a safe condition 

ii) And must supply the authority, a declaration by him, as to the safety of such appliances and furniture

3. The licence holder must:

i) Ensure that smoke alarms are installed in the licensed property   and must keep them in proper working order 

ii) Supply the authority with declaration by him as to the condition and positioning of such alarms.

4. The licence holder must provide each tenant with a written statement of the conditions of the terms on which they occupy it. 

Discretionary:   

5. All doors giving access to the staircase enclosure from rooms, except the bathroom, containing no fire risk should be of fire rated construction FD30S as defined by Approved Document B Building Regulations 1991.  

6. The building’s main entrance door and bedroom doors should have locks fitted which are capable of being opened from inside without the use of a key.  The mortice lock to the front door should be replaced with a thumb turn lock mechanism of equivalent to five-lever security level.  

7. The premises should be fitted with an automatic fire detection system comprising of either heat/optical/ionisation smoke detectors as appropriate and as per BS.5839 Part 1 for a type L.2 system.  

8. The fire alarm system is to be installed with control panel sited at a suitable monitoring position in the ground floor entrance to the building.  Break glass type operating points sited on each wall adjacent to the exit/staircase utilised for means of escape in case of fire and at each change of level / landing locations. The smoke detectors should be sited and be of such numbers when activated to achieve a minimum sound pressure level of 75dB(A) at each bedhead when all doors are closed and attain 65dB(A) or 5dB(A) above background levels throughout the remainder of the property, whichever is greater. 

9.
A system of emergency lighting should be installed in accordance with BS5266 to adequately illuminate                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                        the corridors, stairway and lobbies in the event of a failure of lighting in the premises. 

10. All exit routes to have directional signing for means of escape purposes.  Illuminated exit signs should be constructed in accordance with British Standard 5499 : Part 1 and 3 or an equivalent standard.

11. The Cellar ceiling, spandrel and soffit to comprise of materials affording one half hour fire resistance horizontal floor separation/walls between flats, internal lobby walls, internal rooms and common parts should all be constructed to resist the passage of fire and smoke for a minimum of 30 minutes.  

A fire routine notice detailing action to be taken in the event of a fire, should be displayed adjacent to all fire alarm break-glass operating points.  

12. The licence holder must supply the local authority with a Periodic    electrical survey inspection report for the whole of the electrical installation in accordance with current IEE wiring regulations. Such a report should be provided by a suitably trained, experienced and competent person i.e. NICIEC or ECA member, within the first twelve months of the licence period or upon termination of the current tenancy. 

13. Should any remedial works be recommended on the report required under section 6, the licence holder must ensure that such works are completed no later than 12 months following the date of the report and must inform the licensing team upon completion of such works.

14. The number of persons residing in the premises at any one time shall not exceed the maximum number of occupants stated on the licence.

15. The licence holder is required to demand references from persons who wish to occupy the licensed property and supply evidence of these to the Local Authority on demand. 

16. The licence holder must take reasonable & practicable steps for      tackling anti social behaviour, to include the following components:

a. Issue any new tenants with the prescribed Salford Private Landlords Tenancy Agreement (available free of charge) or alternatively, insertion of the following clauses into any other tenancy agreement, which you decide to use. Licence holders or their nominated agents, are required to explain these clauses to new tenants during the letting interview. 

1. You are responsible for the behaviour of every person (including children) living in or visiting your home. You are responsible in your home, on surrounding land, in communal areas (stairs, lifts, landings, entrance halls, paving, shared gardens, parking areas) and in the locality around your home. 

1.2 You (or anyone living with you, or visiting your home) must not cause a nuisance, annoyance or disturbance to any other person. Examples of nuisance, annoyance or disturbance include: 

· Loud music; arguing and door slamming; dog barking and fouling; offensive drunkenness; selling drugs or drug abuse; rubbish dumping; playing ball games close to someone else’s home. 

1.3 You (or anyone living with you, or visiting your home) must not harass any other person. Examples of harassment include: 

· Racist behaviour or language; using or threatening to use violence; using abusive or insulting words or behaviour; damaging or threatening to damage another person’s home or possessions; writing threatening, abusive or insulting graffiti; doing anything that interferes with the peace, comfort or convenience of others. 

1.4 You (or anyone living with you, or visiting your home) must not use your home or any communal area for any illegal activity such as selling drugs. 

1.5 You (or anyone living with you, or visiting your home) must not damage, deface or put graffiti on property belonging to the landlord. You would have to pay for any repair or replacement. The costs may be charged on top of your rent.

1.6 You (or anyone living with you, or visiting your home) must not interfere with security and fire safety equipment in communal block. Doors should not be jammed open and strangers should not be let in without identification. 

1.7 You must co-operate with Salford City Council and your neighbours to keep any communal areas clean, tidy and clear of obstruction, including rear alleyways. 

1.8 You (or anyone living with you) must not run a business from your home without the landlords’ permission in writing. We will not normally refuse permission unless the business would cause a nuisance or might damage the property. 

1.9 You (or anyone living with you, or visiting your home) must not park a vehicle anywhere on your property except on ‘hard standing’ (a driveway or paved area intended for parking). Caravans or motor homes must not be parked on the garden, driveway, paved area around your home or on any communal parking areas without the landlords agreement in writing. You (or anyone living with you, or visiting your home) must not park anywhere that would obstruct emergency services. 

1.10 You (or anyone living with you, or visiting your home) must not carry out major car repairs or park an illegal or unroadworthy vehicle on the land around your home or on the road. 

1.11 You (or anyone living with you) must not put up structures such as sheds, garages or pigeon lofts anywhere on your property without the landlords’ agreement in writing. 

1.12 You must make sure your garden is tidy. Lawns must be cut and hedges trimmed. 

1.13 You (or anyone living with you, or visiting your home) must not keep or use bottled gas, paraffin, petrol or any other dangerous material in your home or in communal areas.

b. The licence holder and their nominated managing agent, must recognise the importance of tackling anti social behaviour in order to ensure that communities are safe and that areas do not decline because of a failure to act. The licence holder and/or their nominated agent, must have the facilities to receive and respond to initial complaints about their tenants’ behaviour. 

c. The licence holder and/or their nominated managing agent are required to undertake an incremental process of investigation of any complaints which have been made either directly to them, or via the Local Authority, regarding their tenants. This process of investigation may involve one or more of the following:

Appropriate response to a complaint from a member of the community, neighbour or another person, regarding the conduct of the licence holders’ tenant and/or the behaviour of their children or visitors.

Sending of appropriate & proportionate warning letter(s)

Conduct of a tenancy warning interview

Attendance at a case conference or any other appropriate multi agency meeting arranged by the Local Authority or other relevant agency.

Engagement with the Local Authority, the Police or any other agency involved in the case. This may involve providing supporting information or evidence where an appropriate authority seeks a legal remedy to the anti social behaviour such as an Anti Social Behaviour Order.

Serving of a relevant notice to seek possession where all other interventions have failed and that all parties agree that this would be the most appropriate course of action.
17.The licence holder must ensure that they are familiar and compliant with the requirements of the Disability Discrimination Act 2005.

18. The licence holder must allow officers of the local authority, access to the licensed property for the purpose of carrying out inspections, where this request has been made in writing and with reasonable notice.

19.The licence holder must cooperate with licensing staff in circumstances where complaints of alleged breaches of licence conditions, have been in respect of the licensed property.

20. The licence holder must ensure that all monies in respect of the licence fee are paid to the local authority by the due date. 

21.
The licence holder must provide the tenants of the licensed property and the occupiers of any adjoining properties, of the following:

· Name of the licence holder or managing agent,

· A contact address, daytime telephone number 

·  An emergency contact telephone number. 

This information must be supplied within 28days of receipt of the licence document. An emergency contact telephone number for the licence holder and/or management agency shall also be available and notified to the council. 

22. The licence holder must act lawfully and reasonably in requiring any advanced payments, handling rents, returning deposits and making deductions from deposits. The licence holder is encouraged to make use of the rental bond scheme provided by the local authority and must make use of an approved tenancy deposit scheme upon legal requirement to do so. 

23. In circumstances where the licence holder seeks repossession of the property, this must be done using lawful means. 

24.The licence holder and/or their nominated managing agent shall undertake training courses provided through LA where appropriate.  

25.The licence holder must provide adequate facilities for the storage and disposal of refuse and must outline to the tenants, their responsibilities in this respect. 

26.The licence holder and/or their nominated managing agent are required to make occasional visits to the property (with or without access inside) to ensure that the property is secure and has not been abandoned. 

27. The licence holder and/or their nominated managing agent are required to provide information regarding their tenants, including names, dates of birth. 

28.The licence holder and their managing agent must inform the licensing team of any changes in their circumstances including

· Any new convictions/cautions which may be deemed relevant to the fit & proper person test

· Change of ownership of the licensed property 

· Change in managing agent

· Any substantial works to the property

29. The licence holder is required to complete and return to the local authority, an energy efficiency assessment questionnaire of the licensed property.

30.The licence holder is required to submit a completed licence renewal application form annually from the date of issue of the licence.

In special circumstances where a notice has been served and works are required: 

31.The licence holder is required to undertake works as specified in the schedule included with the notice served on  /  / by  // and must inform the licensing team upon completion of these works. 

Appendix 3

Salford City Council Assured Private Tenancy Agreement
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Assured short hold tenancy agreement

Under part 1 of the Housing Act 1988

As amended under part 3 of the Housing Act 1996.


Date  

This agreement is between 

The landlord

And 

The tenant(s)

Address of property

Number of occupants permitted






The rent payable is 

The deposit payable  

Is 

The tenancy

This agreement is an assured short hold tenancy, as defined in section 19A of the Housing Act 1988. 


It will begin on 

And it will end on 

The arrangements in Section 21 of the Housing Act 1988 for the landlord to repossess the property apply to this agreement.

This means that you cannot claim any legal rights to stay in the property; once the tenancy has ended and a court order states that you must leave. A section 21 notice, where served, must give at least two months notice in writing. For more information you should consult a Housing Advice Centre, solicitor or Citizen’s Advice Bureau who will tell you what this means. 

Your Rent

1.0 The rent is payable in advance

1.1 You must pay your rent. It must be paid on time. 

1.2 If you do not pay your rent, or pay it persistently late, the landlord can go to court to get legal permission to evict you from your home. If you have any difficulty paying your rent you should contact the landlord immediately.

1.3 If you are joint tenants, you are each responsible for all the rent and for any rent arrears. The landlord can recover all rent arrears owed for your home from any individual joint tenant. So if one joint tenant leaves, the remaining tenant or tenants are responsible for any rent that may still be owed. 

1.4 The rent may be increased or decreased from time to time.  You will be told in writing at least four weeks before any rent change. 

 1.3 You must repay any money you owe us from a previous tenancy—such as rent arrears or the cost of repairing deliberate damage. If you do not keep to an arranged repayment plan, the landlord can go to court to get legal permission to evict you from your home. 

1.4 We have the right to charge you for any new service we provide for your home. The cost will be charged as part of your rent. We will tell you in writing, at least four weeks before we do this. 

Landlord’s responsibilities

2.0 We must keep the property insured against fire and other usual comprehensive risks as long as insurance cover is available.

2.1 We must regularly service & maintain any gas heating system and ensure that a British Gas or Corgi-registered technician checks all gas appliances within the property every year, as required by the Gas Safety (Installation & Use) Regulations 1994. 

2.2 We must ensure that any furniture provided by the landlord meets Furniture and Furnishings (Fire Safety) regulations. 

2.3 We must give you back any part of the rent that you have paid for any period that the property could not be lived in because of fire or any other danger that we are insured for.

2.0 We must keep the structure and exterior of your property (including drains, gutters and external pipes) in repair. We must keep in repair and proper working order: 

· Installations for supplying water, gas, electricity and sanitation. This includes basins, sinks, toilets, and baths. It does not include other fixtures and fittings or your own appliances that use the water, gas or electricity supplies; and 

· Installations for supplying heat and hot water; and 

· The common parts—stairs, lighting, lifts and rubbish chutes

2.1 We must do repairs in a reasonable time. When you report a repair we will tell you when the work will be done by (this depends on how urgent it is).

2.2 We must clear up after a repair. We will leave the decoration as close as possible to how it was before the work was done. 

2.3 We must adhere to the conditions of any licence issued to us by the Local Housing Authority (Salford City Council) and a copy of the licence is available to the tenants under the agreement.

2.4 We recognise the importance of tackling anti social behaviour in order to ensure that communities are safe and that areas do not decline because of a failure to act. We will respond to complaints of anti social behaviour and we will take timely, appropriate action to investigate and deal with such complaints, where the alleged perpetrators are tenants of this landlord, either under this agreement or otherwise. This process of investigation may involve one or more of the following:

An appropriate response to a complaint from a member of the community, neighbour or another person, regarding the conduct of the licence holders’ tenant and/or the behaviour of their children or visitors. 

Sending of appropriate & proportionate warning letter(s)

Conduct of a tenancy-warning interview

Attendance at a case conference or any other appropriate multi agency meeting arranged by the Local Authority or other relevant agency.

Regular engagement with the Local Authority, the Police or any other agency involved in the case. This may involve providing supporting information or evidence where an appropriate authority seeks a legal remedy to the anti social behaviour such as an Anti Social Behaviour Order.

Tenants’ Responsibilities

3.1 You must report any faults or damage immediately to the landlord

3.2 You must pay for repair or replacement if you (or anyone living with you or visiting your home) cause damage deliberately (smashed windows or broken doors for example). You must also pay for repair or replacement if damage is caused by your own neglect. The costs may be charged on top of your rent.

3.3 You must allow the landlord or his/her managing agent staff access to the property in order to inspect and carry out repairs and improvements. Never let anyone in without seeing some official identification.

3.4 You are responsible for repairing and maintaining your own equipment such as cookers or washing machines and any improvement you have put in yourself (unless you have an agreement for us to repair and maintain it). 

3.5 You must not remove walls or take out any other part of your home without the landlord’s agreement in writing. If you make an improvement or alteration to your home without our written agreement we may tell you to return the property to how it was before. If you don’t, the landlord will do the work and make you pay for it. 

4.0 You are responsible for the behaviour of every person (including children) living in or visiting your home. You are responsible in your home, on surrounding land, in communal areas (stairs, lifts, landings, entrance halls, paving, shared gardens, parking areas) and in the locality around your home. 

 4.1 You (or anyone living with you, or visiting your home) must not cause a nuisance, annoyance or disturbance to any other person. Examples of nuisance, annoyance or disturbance include: 

· loud music; arguing and door slamming; dog barking and fouling; offensive drunkenness; selling drugs or drug abuse; rubbish dumping; playing ball games close to someone else’s home. 

4.2 You (or anyone living with you, or visiting your home) must not harass any other person. Examples of harassment include: 

· racist behaviour or language; using or threatening to use violence; using abusive or insulting words or behaviour; damaging or threatening to damage another person’s home or possessions; writing threatening, abusive or insulting graffiti; doing anything that interferes with the peace, comfort or convenience of others. 

4.3 You (or anyone living with you, or visiting your home) must not make false or malicious complaints about the behaviour of any other person. 

4.4 You (or anyone living with you, or visiting your home) must not use your home or any communal area for any illegal activity such as selling drugs. 

4.5 You (or anyone living with you, or visiting your home) must not damage, deface or put graffiti on city council property. You would have to pay for any repair or replacement. 4.6 The costs may be charged on top of your rent.

4. 7 You (or anyone living with you, or visiting your home) must not interfere with security and safety equipment in communal blocks—doors should not be jammed open and strangers should not be let in without identification. You must co-operate with security staff. 

4.8 You (or anyone living with you, or visiting your home) must not break any of the city council’s bye laws. You can ask to see the byelaws at a public library. 

4.9 You must not inflict domestic violence, threaten violence or use mental, emotional or sexual abuse against your partner, ex-partner or another member of your family or household. 

4.10 You (or anyone living with you) must not keep any animal that the landlord decides is unsuitable for your home or garden.  Your pet or pets must not annoy or frighten other people. 

4.11 You must co-operate with the landlord and the city council and your neighbours to keep any communal areas clean, tidy and clear of obstruction. 

4.12 You (or anyone living with you) must not run a business from your home without the city council’s agreement in writing. We will not normally refuse permission unless the business would cause a nuisance or might damage the property. 

4.13 You (or anyone living with you, or visiting your home) must not park a vehicle anywhere on your property except on ‘hard standing’ (a driveway or paved area intended for parking). Caravans or motor homes must not be parked on the garden, driveway, paved area around your home or on any communal parking areas without the city council’s agreement in writing. 

4.14 You (or anyone living with you, or visiting your home) must not park anywhere that would obstruct emergency services. 

 If your property has a designated resident’s parking space, only you and your legitimate visitors must park there. You must not give or sell the parking place to anyone else. 

4.15 You (or anyone living with you, or visiting your home) must not do major car repairs or park an illegal or unroadworthy vehicle on the land around your home or on the road. 

4.16 You (or anyone living with you) must not put up structures such as sheds, garages or pigeon lofts anywhere on your property without the landlord’s agreement in writing. 

4.17 You must make sure your garden is tidy. Lawns must be cut and hedges trimmed. If the garden is overgrown—and there is no good reason why you can’t do it—the landlord. 

4.18 You (or anyone living with you, or visiting your home) must not keep or use bottled gas, paraffin, petrol or any other dangerous material in your home or in communal areas. 
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