


REPORT OF THE STRATEGIC DIRECTOR OF SUSTAINABLE REGENERATION
TO THE LEAD MEMBER FOR HOUSING
FOR BRIEFING ON 21ST OCTOBER 2008

FOR DECISION ON 4th NOVEMBER 2008
TITLE: Selective Landlord Licensing - Broughton
RECOMMENDATIONS:  

That Lead Member for Housing is recommended to:

1. Note the progress following the implementation of Landlord Licensing, under Parts 2 & 3 of The Housing Act 2004
2. Approve the area proposed to be Phase 2 of the Selective Licensing Scheme: Broughton Ward

3. Approve the fee structure and the introduction of an additional charge’s fee structure for Selective Licensing
4. Approve the Licence Conditions for Phase 2, Broughton
5. Approve the submission of a report to obtain approval for a further Selective Licensing Scheme under Part 3 of The Housing Act 2004

EXECUTIVE SUMMARY: 
The main provisions of The Housing Act 2004 came into effect in April 2006, giving local authorities the powers to introduce mandatory HMO licensing, and also the selective licensing of individual private rented dwellings where the local authority considers it will benefit tenants and communities, in area of low demand and/or where there are significant problems of anti-social behaviour.  
In February 2007, Salford became the first local authority to obtain approval from the Communities and Local Government (CLG) to introduce a Selective Licensing Scheme in the Seedley and Langworthy Regeneration Area.  The scheme commenced on 25th May 2007, and will last for five years.
This report includes details of the progress, which has been made following the approval and successful implementation of selective licensing in the Seedley/Langworthy regeneration area and of the citywide Mandatory HMO scheme.  

The report seeks approval for Broughton to be proposed as the next area to benefit from Selective Licensing.  Broughton has been identified, through initial consultation with local officers and the community, as an area that meets the required criteria.  Selective Licensing will require Landlords of privately rented properties to apply to the authority for a licence. The licensing process ensures landlords are fit and proper and that they manage their properties effectively, including ensuring that they take action against tenants who are perpetrating anti-social behaviour.

The introduction of such a scheme will complement the wider regeneration in the area that Salford City Council is helping to deliver.   Selective Licensing will address existing issues of poor property and tenancy management in privately rented accommodation.  This particular licensing will ensure that new landlords investing in the designated area are reputable and will sustain the strong community that the regeneration programmes have worked hard to establish.
Within this report, approval is sought for the submission of the report to CLG, to obtain approval for a Selective Licensing Scheme to be introduced in Broughton.  Wider consultation with the Community is anticipated and will form a key aspect of this submission.
Along with an application for a licence, a Landlord is required to pay a standard licence application fee, per property.  Approval is sought to adopt an additional charge’s scheme similar to that enforced by Manchester City Council.  By introducing a scheme that charges landlords an additional fee for late applications, the local authority will recover the additional costs that are incurred by those landlords who have purposely failed to apply on time.  By introducing this charge, it is expected that landlords will be prompt in fulfilling their duties in applying for a licence, to avoid an increased licence application fee.  

When granted with a licence, a landlord is issued with a set of licence conditions which must be adhered to.  The licence conditions clearly set out acceptable management arrangements.  Approval is sought for these conditions.  Failure by a landlord to adhere to the conditions imposed under the Landlord Licence, may result in a fine for the landlord and a criminal conviction if found guilty by a court.
______________________________________________________________

BACKGROUND DOCUMENTS: Report to Lead Member for Housing November 2005, Landlord Licensing
ASSESSMENT OF RISK: 
The risk is considered to be low. The Secretary of State has the power to confirm or refuse to confirm a designation for a selective licensing area if she is/is not satisfied that the council has met the required criteria and followed the correct procedures. However, there is considered to be a compelling case by the council’s legal representatives and officers that the required criteria can be met and the correct procedures will be followed as with the first successful submission for the Langworthy and Seedley Regeneration Area.
SOURCE OF FUNDING:  
The Government’s intention is that Landlord Licensing will be self funding over the five year licensable period. The initial set up costs, have been supported by funding from the Housing Market Renewal Fund until 31st March 2011.  The business plan indicates that the revenue acquired from the licence fee chargeable to landlords, will breakeven over the five-year period.
LEGAL IMPLICATIONS:
Contact Officer and Extension No:
Melinda Edwards    ext: 3112
Comments: The proposal has been fully reviewed by Legal Services and all relevant statutory documents have been verified. Legal Services will also review the CLG submission prior to the application for approval being made to the Secretary of State.
FINANCIAL IMPLICATIONS:  
The Selective Licensing Scheme is a self-financing scheme.  Costs for running the scheme will be recovered through revenue acquired from the licence fee chargeable to landlords, over a five year period.
Contact Officer and Extension No: Nigel Dickens   ext: 2585
Comments: The front funding of the scheme is provided by the Housing Market Renewal Private Rented Sector Thematic capital and revenue account. The scheme will not impact on the Housing General Fund.
COMMUNICATION IMPLICATIONS: 
Internal Communications: Key stakeholders within other directorates have been consulted with and feedback has been taken onto account to shape the policy, procedure and conditions of the scheme.
External Communications: Approval from Lead Member to approve the decision to make Broughton the next Phase for Selective Licensing would be publicised as part of the Consultation.  If approval is granted by the CLG, the statutory requirement to serve and display notices on the Council’s internet site, on the public notice board at one or more municipal buildings within the designated area, and to place press advertisements on one day a week over five consecutive weeks in two local newspapers (i.e. the Manchester Evening News and Salford Advertiser), will be complied with.
Contact will be maintained throughout with Salix Homes, so that they are able to take account of the situation when considering their strategic actions in the area. 

Press Release: To date, there has been extensive informal consultation with local officers, residents and the community.  If approval is granted by lead member, the statutory consultation will commence which will involve extensive literature and information being made available, by means of press releases.
No information regarding the designation will be released prior to the successful confirmation from the CLG. On approval of the designation a press release will be prepared to publicise the City Councils proactive approach to dealing with anti-social behaviour in the private rented sector.

VALUE FOR MONEY IMPLICATIONS: By introducing an additional charges structure, those landlords who deliberately delay or purposely refuse to submit an application will be required to pay an additional charge on top of the standard licence fee.  This meets VFM principles by ensuring that additional officer time is being re-charged to those landlords failing to comply. This offers the potential to reduce future non compliance rates. 
Exploration of joint working with Manchester City Council on the Landlord Licensing scheme’s is ongoing, with emphasis on the Value for Money framework.
CLIENT IMPLICATIONS: Directly managed by Salford City Council 
PROPERTY: N/A
HUMAN RESOURCES: Once the additional posts, which are HMR funded until March 2011, have been appointed, there will be adequate staffing capacity.
CONTACT OFFICER: 
      Sarah Hughes
Extension No: 3087
WARD(S) TO WHICH REPORT RELATE(S):  Broughton
KEY COUNCIL POLICIES:  Housing, Neighbourhood Renewal & Regeneration, Pledges 6 & 7; Creating Prosperity and Enhancing Life in Salford
1.0      Background

1.1
   The functions of landlord licensing are to ensure:
· Landlords and managing agents (if employed), are fit & proper persons 

· Ensure all landlords act within the law

· 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 licence standards

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

· Reduce the opportunities for tenancies to be used to launder illegally gained money.

· Be sufficiently flexible to not act as a deterrent to potentially good landlords entering the market

1.2 Enactment of The Housing Act 2004 in April 2006, required local authorities to secure applications and issue licences to all mandatory Houses in Multiple Occupation within their area. These are properties which consist of 3 or more storeys and have 5 or more occupants who form 2 or more households.   
1.3 Local Authorities were also given the powers, upon approval, to introduce selective licensing of individual private rented dwellings where the local authority considers it will benefit tenants and communities, in areas of low demand and/or where there are significant problems of anti-social behaviour.  Salford City Council embraced this opportunity and was the first local authority to be given approval for the Langworthy & Seedley regeneration area. 
2.0      Details
2.1
Progress to Date
 
Selective Licensing was successfully introduced in the Seedley and Langworthy Regeneration area in May 2007 following approval from the CLG. To date 250 licences have been issued, 89 applications are currently being processed & 12 Temporary Exemption Notices have been granted.  A total of 226 have been excluded & exemption forms received, as not licensable.
2.2
Broughton – Phase 2
It is proposed that following the successful completion of phase 1, Langworthy & Seedley Regeneration area, that selective licensing is rolled out across other areas of the city, subject to lead member approval. It is acknowledged that the area proposed for phase 2 has significant problems within the private rented sector as with phase 1, however a process of prioritisation was essential in order to ensure the success of the scheme. 

2.3
The proposed area to be included in phase 2 is the Broughton ward.  The area has been selected following consultation with the appropriate officers with detailed ground level knowledge, including the Housing Market Renewal Teams, the Market Support team including Landlord Accreditation and the ASB intervention and action team.   A map of the area can be found as Annex 1 and a full street list as Annex 2.
2.4
By introducing Broughton as the next phase of Selective Licensing, it reinforces the joint neighbourhood management working that is ongoing with Manchester City Council. The neighbouring ward of Cheetham, features in Manchester’s plan to roll out Selective Licensing.  By Salford introducing Selective Licensing scheme in Broughton, it eliminates the opportunity for private landlords to disperse from an area and to move a neighbouring area to avoid becoming licensed.  
2.5
Initial consultation with the local community has commenced through local meetings and presentations. Further intensive consultation will commence in late October and will include a questionnaire being delivered to every household and local business within the proposed area.  A questionnaire will also be delivered to every landlord and managing agent.  The questionnaire will seek opinion on Selective Licensing and will form an integral part of the submission to the CLG.
2.6
The licensing team will arrange to visit every local resident association within the area, and make contact with other stakeholders affected by Selective licensing.  This consultation will inform them of the process of introducing licensing into the area.  
2.7
Subject to the Lead Member’s approval of this report, it is anticipated that the formal submission to the CLG, will be made in January 2009.
2.8
It is proposed that the whole Broughton Ward be designated as a Selective Licensing area, due to the private rented sector being wide spread across the ward.   The landlord licensing team has identified 898 potential properties/landlords within this ward which would be subject to Selective licensing.
2.9
The Broughton area is subject to renewal activity through the Housing Market Renewal Pathfinder programme and its low demand status is already well documented. Symptoms of this include high void levels, lack of choice and good quality affordable housing. 

2.10
Additionally, within the area chosen for Phase 2, there is evidence of problems of anti-social behaviour, which are exacerbated by the poor tenancy management of a small but significant minority of private landlords. The Housing Market Support team have identified specific evidence of this. Research by the Broughton Trust, on behalf of Manchester Salford Pathfinder suggests that it is the poor management of a number of tenancies within such areas that has contributed to the decline of the area. This finding is supported in the report by local residents who perceive that the private rented sector has a negative impact on the quality of the local environment.  Improvements in the quality of tenancy management, coupled with support from other departments and agencies, will assist in the regeneration of these areas.  Selective Licensing will make a valuable contribution to the on-going package of Housing Market Renewal led regeneration initiatives within the area.

2.11 
Licence Application Fee
The initial Licence Application Fee was set in the business plan, commissioned and produced by Pricewaterhouse Coopers prior to the commencement of Landlord Licensing.  
2.12
To ensure that the Landlord Licensing scheme remains self financing, the business plan has been updated to reflect the anticipated workload and actual practical experience of running a Selective Licensing Scheme.  The revised fee is appropriate to actual costs instead of projected costs as per the initial scheme in Langworthy & Seedley.

2.13
A Landlord is charged on a per property basis, with a tapered fee offered to those landlords who have more than one property.  It is proposed, subject to lead member approval, that landlords who are members of Salford City Council’s Landlord Accreditation Scheme prior to the date of the designation are offered a 10% licence fee reduction.  This discount reflects the reduced time spent in processing an application as the landlords documents will have been verified by the accreditation team.
2.14
Via the Business Plan, the licence application fee for a Selective Licence in Broughton has been set at:

	
	Landlords first application
	Landlords subsequent application
	Accredited landlords first application
	Accredited landlords subsequent application

	Licence Application Fee
	£476
	£456
	£429
	£411


2.15
The Manchester Salford Pathfinder relationship is reflected in the licensing proposals and the licensing partnership is delivering a scheme which features consistent policies and procedures.  To further enhance this joint working, approval is sought to adopt an additional licence application fee charge, similar to that already in operation in Manchester.
2.16
Landlords will be charged an additional fee for any application which is late in submission.  Should an application be received after the 3 months application period, then a further £50 shall be added, rising to £100 if 6 months has lapsed. 

In the case of the City Council actively having to find Landlord/Agents who have avoided submitting an application a “Finders Fee” of £150 will also be added.

2.17    Selective Licence Conditions


Schedule 4 of The Housing Act 2004, specifies 5 statutory licence conditions to be issued with each selective licence, which can be found in Annex 3. 

2.18  
The Act also states 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”. 
2.19 
The licensing team are therefore proposing to add 44 discretionary licence conditions.   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. 

2.20
Included within these discretionary conditions, is the requirement of the landlord to inform the Landlord Licensing Team of any change of property occupancy, specifically when a property becomes occupied as a House in Multiple Occupation (HMO).    
2.21
The Licence Conditions differ to those enforced under the Langworthy/Seedley Scheme.  The conditions have been updated to reflect issues and experience gathered from running the Langworthy scheme. It is proposed, that as far as practicable, the licence conditions will tackle the issues highlighted by elected members and the local community which they feel the private rented sector contribute to the area.
2.22
Further, it is proposed that in special circumstances, where a statutory notice has been served and works are required, that a further condition be added, which makes the granting of a license conditional on compliance with the requirements of any such notice.
2.23 
A copy of the proposed licence conditions are included in Annex 3 of this report. 

3.0
Conclusion
3.1
The landlord licensing scheme partnered with accreditation is achieving real qualitative improvements in management and physical standards of properties in the private rented sector, specifically in the selective licensing area.  
3.2
The identification of areas included within this report are not exclusive and subject to approval from lead member, further areas may be included in the future roll out of Selective Licensing, to reflect changes in the market or concentrations of anti social behaviour.  
3.3
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.
3.4 To conclude, it is recommended that the licensing proposals included within this report are approved and endorsed.
4.0      Recommendations
It is recommended that Lead Member: 

1 Note the progress following the implementation of Landlord Licensing, under Parts 2 & 3 of The Housing Act 2004

2 Approve the area proposed to be Phase 2 of the Selective Licensing Scheme: Broughton Ward

3 Approve the fee structure and the introduction of an additional charge’s fee structure for Selective Licensing

4 Approve the Licence Conditions for Phase 2, Broughton
5 Approve the submission of a report to obtain approval for a further Selective Licensing Scheme under Part 3 of The Housing Act 2004
ANNEX 1
Map of  Proposed  Licensing Area – Broughton 
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ANNEX 2

[image: image2.emf]Broughton Street List     A   Acer Grove, Bury New Road   Aegean Gardens   Agnes Street   Albert Park Road   Alexander Gardens    Altair Place   Antares Avenue   Arrow Street   Ascension Road   Ascot Court, Bury New Road   Ashbourne Grove   Athenian Garedns   Auriga Walk   Avebury Clos e   Axford Close     B   Baroness Grove   Basten Drive   Baydon Avenue   Beckett Avenue   Benedict Close   Bengairn, Murray Street   Benjamin Wilson Court, Sussex  Street   Bennett Drive   Benson Close   Betula Grive, Bury New Road   Bevendon Square   Bispham Grove   Bollin House, Lower  Broughton Road   Bond Square   Bower Street   Bowker Street   Bradshaw Street   Bramley Street   Briardene   Bristol Street   Broughton Green Square   Brutus Walk   Buckfast Walk   Buddleia Grove, Bury New Road   Buile Street   Burland Close   Bury New Road     C   Calder House, Lower Bro ughton  Road   Camp Street   Camponia Gardens   Capella Walk   Cardiff Street   Carey Close   Carina Place   Caroline House, Caroline Street   Cedar Place   Centurion Grove   Chatford Close   Cheshill Court, Marlborough Road   Chisledon Avenue   Choral Grove   City View, Highclere Ave nue   Clarance Street   Cleveleys Grove   Cliff Avenue   Cliff Crescent   Cliff Grange   Cliva Grove, Bury New Road   Cobury Avenue   Corinthian Avenue   Cottenham Lane   Countess Grove   Croft Bank, Lower Broughton Road   Croft Street   Cromwell Grove   Cumberland Street   Curzon Road   Cygnus Avenue     D   Dalley Avenue   Devonshire Street   Dixon Avenue   Dorothy Street   Douglas Street   Dudley Street   Duncan Street   Duncombe Street     E   Earl Street   Edward Street   Enid Street   Epsom Mews, Bury New Road   Errington Drive1     F   Fairways, Clarence Street   Fenney  Street East   Fenny Street   Firth Close, Pentlands Avenue   Fitzwilliam Street   Flora Court, Bury New Road   Flora Drive   Forum Grove   Frank Cowin Court, Sussex Street   Fuchsia Grove, Bury New Road     G   Gainsborough Street   Genista Grove, Bury New Road   Gloverfield, Bur y New Road   Gordon Street   Gosport Square   Grassfield Avenue   Great Cheetham Street East   Great Cheetham Street West   Great Clowes Street   Grecian Street   Grecian Street North   Grecian Terrace, Albert Park Road   Griffin Street   Griffiths Close   Grosvenor Gardens     H   Ha dfield Street   Harrison Street   Hartis Avenue   Hatton Avenue   Havelock Drive   Haydock Mews, Bury New Road   Heath Avenue   Heaton Street   Hill Street    Hilton Street   Hilton Street North   Hope Street   Hough Walk   Howe Street   Hugh Oldham Drive   Hydra Close     I   Ilex Grove, B ury New Road   Indus Place   Inghamwood Close   Ionian Gardens   Ivyleaf Square     J   Jessamine Avenue   John Street   Joynson Avenue     K   Kalmia Grove, Bury New Road   Kempton House, Griffin Street   Kenneth Square   Kimberley Street   King Street   Kipling Street   Knoll Street     L   L acerta Mews   Leaf cottage, Oak Road   Legion Grove   Leicester Road   Leicester Walk   Longbow Court   Lord Street   Lower Broughton Road   Lyneham Walk   Lyra Place     M   Malinson Bourne, Hilton Street North   Mandley Park Avenue   Manley Street   Manton Close   Marie Street   Marlbor ough Road   Marsland Street North   Marsland Street South   Maudsley Close   Maysmith Mews, Bowker Street   Meadow Road   Milan Street   Mildred Street  



[image: image3.emf]Moston Street   Murray Street   Myrtle Place     N   Nelson Street   Neptune Gardens, Grecian Street   Newbury Place, Bury New Road   Newmarket Mews, Bury New Road   Nile Terrace   Norbury Street   Norman Road   Northumberland Street   Norton Street     O   Oak Road    Oakhill Court, Man dley Park Avenue   Orient Street   Orion Place     P   Pegasus Square   Pegwell Drive   Palmer Street   Patton Court, Frederick Road   Pennon Close   Pentlands Avenue   Perkins Avenue   Pimlico Court   Portsmouth Close   Priory Avenue   Priory Grove   Priory Place   Pyramid Court, Bowker  Street     Q   Quendon Avenue     R   Ramsgate Street   Rialton Gardens   Richborough Close   Rigby Street   Rigby Walk    Riverside   Riversdale, Scarr Wheel Drive   Rock Bank, Lower Broughton Road   Rock Street   Roman Court, Camonia Gardens   Rosa Grove, Bury New Road   Rosemary Grove   Rowan Way   Rudyard Street     S   Samian Gardens   Sarina Court, Great Clowes  Street/Bury New Road   Scarr Wheel, Lower Broughton Road   Scovell Street   Short Street   Sirius Place   Southam Street   Southampton Close   St Boniface Road   St James Road   St Johns Court, Wellingto n Street  West   St Johns Street   Star Grove   Stoney Knoll, Bury New Road   Sussex Street   Symons Street     T   Talavera Street   Tansey Grove   Teneriffe Street   Tetlow Lane   Thanet Close   The Avenue   The Bails    The Polygon   The Priory   Thirsk Mews, Bury New Road   Todd Street   T opfields Grove   Topfields, Wellington Street East   Trafalgar Grove   Trojan Gardens, Grecian Street   Tucana Avenue   Tulip Walk   Tully Street   Tully Street South   Turner Street     U   Upper Park Road     V   Vela Walk   Vernon Street   Village Street   Vinca Grove, Bury New Road   V incent Street     W   Wally Square, North Clifden Lane   Weatherall Street North   Weaver House, Lower Broughton  Road   Welbeck Grove   Wellington Street East   Wellington Street West   Wheaters Street   Wiltshire Street   Winterford Road     X       Y   Yew Street     Z      


ANNEX 3

Proposed Selective Licence Conditions

In these conditions, “house” is meant to refer to the building or part of a building, which is licensed under Part 3 of the Housing Act 2004.

“Authority” is meant to refer to the local housing authority, namely Salford City Council.

Housing Act 2004 Prescribed Conditions
1. If gas is supplied to the house, the Licence Holder must produce to the 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 keep electrical appliances and furniture made available by him in the house in a safe condition: and

ii) Must supply the authority, on demand, with a declaration by him as to the safety of such appliances and furniture.

3. i)  The Licence Holder must ensure that smoke alarms are installed in the house and must keep them in proper working order: and 

ii) Must supply the authority, on demand, with a declaration by him as to the condition and positioning of such alarms. 

4. The Licence Holder must provide each occupier of the house with a written statement of the conditions of the terms on which they occupy the house.  The Licence Holder shall provide a copy of the said terms to the authority on demand.

5. The Licence Holder must obtain references from all persons who wish to occupy the house.  The Licence Holder shall provide a copy of the said references to the authority on demand.

Conditions relating to Property

6. The Licence Holder will inform the authority any changes to the positioning or type of smoke alarm fitted in the property.

7. Where the property is a house in multiple occupation the Licence Holder must produce to the local housing authority annually for their inspection, a Fire Detection & Alarm System Certificate (in accordance with BS5839) obtained in respect of the house within the last 12 months.
8. i) The Licence Holder must produce to the authority a periodic electrical survey inspection report for the whole of the electrical installations within the house in accordance with current IEE wiring regulations. Such a report should be provided by a suitably trained, experienced and competent person i.e. a NICEIC or ECA member. This must be supplied to the landlord licensing team within the first twelve months of the licence period.

ii) The licence holder must ensure, throughout the period of the licence, that the premises are covered by a valid periodic electrical survey inspection report.  Where a report expires during the term of the licence, an up-to-date report must be provided to the landlord licensing team within 28 days of the expiry date.   

iii) Should any remedial works be recommended on the periodic electrical survey report, 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.

9. If accommodation within the house is provided on a furnished basis and includes electrical appliances, the Licence Holder must produce to the authority for their inspection a portable appliance test (PAT) certificate within the first twelve months of the licence period.

10. The Licence Holder must allow officers of the authority upon production by such officers of identification access to the house for the purpose of carrying out inspections of the house at all reasonable times.

11. The Licence Holder must provide adequate facilities for the storage and disposal of refuse and must outline to the occupiers of the house in writing their responsibilities in this respect. 

12. The Licence Holder will ensure that any furniture supplied at the start of a tenancy or licence is in safe and good condition and maintained or replaced as far as it is the Licence Holders responsibility throughout the tenancy (under the terms and conditions of the licence or tenancy).

13. Where the property is let as furnished, the Licence Holder will ensure that there is either adequate and relevant insurance cover, or the appropriate means to replace furniture provided as part of that tenancy or licence, should it be damaged or stolen by persons other than the lawful occupier or occupiers of the unit of accommodation.

14. If the property is a HMO, the Licence Holder must ensure that the house is compliant with Salford City Council’s approved standards for Houses in Multiple Occupation, according to the type of accommodation offered.  These standards will be reviewed periodically to ensure that they remain appropriate to the type of multi-occupied housing within the Council’s area and needs of residents.

15. Where any works are to be carried out to the house, the licence holder must ensure the appropriate consent from Building Control at Salford City Council is obtained prior to works commencing.

Management of the Licensed Property
16. The Licence Holder must provide the occupiers of the house and the occupiers of any adjoining properties, with details of the following:

· Name of the licence holder or managing agent;

· A contact address and daytime telephone number;

· An emergency contact telephone number. 

This information must be supplied within 28 days and if the property is a HMO it should be clearly displayed in a prominent position within the house. An emergency contact telephone number for the licence holder and/or management agency shall also be available and notified to the authority.

17. The Licence Holder shall ensure that occupants of the house receive written confirmation detailing arrangements in place to deal with repair issues and emergencies should they arise.

18. The Licence Holder must ensure that all repairs to the house or any installations, facilities or equipment within it are to be carried out by competent and reputable persons and that they are completed to a reasonable standard.

19. The Licence Holder will provide each occupant of the house with copies of user manuals for any installations or equipment provided as part of the agreement for the occupation of the house.


20. Where the property is a House in Multiple Occupation, the Licence Holder shall display at all times it is in force, a copy of the licence certificate and licence conditions in a prominent position inside the house where all occupiers will be able to view the said documents.  Where the property is occupied by a single household, the licence holder shall provide the tenants with a copy of the licence certificate and licence conditions which is in force.

21. The Licence Holder will arrange to undertake a detailed inventory to be agreed with each occupant upon commencement of their occupation of the house and kept on file by the licence holder at their business address. (Draft Inventory forms are available from Salford City Council).

22. The Licence Holder will not discriminate against prospective occupiers of the house on the grounds of race, disability, gender, religion or sexual orientation.
23. The Licence Holder must ensure that all information and documents that are provided by the landlord to their tenants are in a language/form that they can understand.  
24. The Licence Holder must act lawfully and reasonably in requiring any advanced payments from occupiers, in handling rents, in returning deposits and in making deductions from deposits. The Licence Holder will provide any occupiers/prospective occupier with the following information:

·     The amount of rent payable;

·     The details of any deposit required;

·     Details of what the deposit covers and arrangements for return;

·     The frequency of payments;

·     The details of any utilities or other charges included in the rent;

·     The responsibility for payment of Council Tax;

·     The responsibility for payment of utilities and arranging provision of such.

25. The Licence Holder and/or his manager shall undertake property management training courses where required to do so by the authority.

26. The Licence Holder and/or his manager are required to make no less that quarterly visits to the property.  In the event a payment of rent is missed, a visit must be made to the property no later than one month from the date the payment was due, to ensure that the property is secure and has not been abandoned.

27. The Licence Holder and his managing agent must inform the licensing team of the authority within ten working days of any changes in their circumstances as follows:

1) Details of any unspent convictions not previously disclosed to the Local Authority that may be relevant to the Licence Holder and/or the property manager and their fit and proper person status and in particular any such conviction in respect of any offence involving fraud or dishonesty, or violence or drugs or any offence listed in Schedule 3 to the Sexual Offences Act 2003;

2) Details of any finding by a court or tribunal against the Licence Holder and /or the manager that he/she has practiced unlawful discrimination on grounds of sex, colour, race, ethnic or national origin or disability in, or in connection with, the carrying on of any business;

3) Details of any contravention on the part of the Licence Holder or manager of any provision of any enactment relating to housing, public health, environmental health or landlord and tenant law which led to civil or criminal proceedings resulting in a judgment or finding being made against him/her;

4) Information about any property the Licence Holder or manager owns or manages or has owned or managed which has been the subject of:

i. A control order under section 379 of the Housing Act 1985 in the five years preceding the date of the application; or

ii. Any appropriate enforcement action described in section 5(2) of the Act;

5) Information about any property the Licence Holder or manager owns or manages or has owned or managed for which a local housing authority has refused to grant a licence under Part 2 or 3 of the Act, or has revoked a licence in consequence of the Licence Holder breaching the conditions of his/her licence;

6) Information about any property the Licence Holder or manager owns or manages or has owned or managed that has been the subject of an interim or final management order under the Housing Act 2004;

7) Advertising of the property for sale;

8) Change in managing agent or the instruction of a managing agent;

9) The undertaking of any substantial works to the property including conversions and modernisations.

28. The Licence Holder is required upon request by the authority during the period of the licence issued, to complete and return to the authority, an energy efficiency assessment questionnaire of the licensed property.

29. The Licence Holder must complete and return any correspondence from the Housing Crime Reduction Team regarding the closure of rear alleyways using gating in the vicinity of the house. Such correspondence must be returned as requested in the correspondence supplied.

30. Where there are alley-gates installed to the rear of the licensed property, the Licence Holder must:

· Take responsibility for holding a key for any alley-gates which are in place or which are installed; and

· At the time of letting, provide all new tenants with details of the relevant Residents Association along with instructions on how to obtain a key.

· Ensure that all new tenants are advised of the need to keep the alley gates locked.

31. The Licence Holder must ensure that any persons involved with the management of the house are to the best of their knowledge “fit and proper persons” for the purposes of the Act.

32. The Licence Holder must ensure that the water supply and drainage system serving the house is maintained in good, clean and working order.

33. The Licence Holder must not unreasonably cause or permit the water supply or drainage system that is used by the occupiers of the house to be interrupted.

34. The Licence Holder must not unreasonably cause the gas or electricity supply that is used by occupiers of the property to be interrupted.

35. The Licence Holder must take reasonable steps to protect occupants from injury especially in relation to:

a. Any roof or balcony that is unsafe - ensuring that it is either made safe or access to it restricted.

b. Any windowsill that is at floor level - ensuring that bars or other such safeguards are fitted as necessary to protect occupants from falling. 

36. The Licence Holder must ensure that all common parts and fixtures are maintained and in a safe condition including handrails, windows, stair coverings, fixtures, fittings and appliances.

Security 
37. Where window locks are fitted, the Licence Holder will ensure that keys are provided to the relevant occupants. All windows locks which are fitted must comply with the relevant British Standard applicable at the time of fitting or subsequent replacement.

38. Where a burglar alarm is fitted to the house, the Licence Holder will inform the occupant in writing as to how it is operated, how the code may be changed and in what circumstances they are allowed to do so. 

39. All door locks which are fitted must comply with the relevant British Standard applicable at the time of fitting and any subsequent replacement. Where previous occupants have not surrendered keys, the Licence Holder will arrange for a lock change to be undertaken, prior to new occupants moving in. 

40. All new occupants must be provided with written information advising how they can reduce the likelihood of being a victim of burglary by ensuring that all reasonable steps are taken to secure the house e.g. by locking external doors, closing and locking windows, security marking personal valuables etc. 

Preventing and Dealing With Anti-Social Behaviour

41. The Licence Holder must take all reasonable and all practicable steps for preventing and dealing effectively with anti-social behaviour, including ensuring that any future written statement of the terms and conditions on which the house is occupied contains a clause holding the occupants responsible for any anti-social behaviour by themselves and/or their visitors. The Licence Holder must ensure that all occupants are aware of the existence of this clause by advising them upon taking up residence. The Licence Holder and/or his manager 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 occupiers. For the purposes of these conditions, anti-social behaviour is taken to comprise behaviour by the occupants of the house and/or their visitors, which causes or is likely to cause harassment, alarm, distress, nuisance or annoyance to other occupants of the house, to anyone who visits the house, including communal areas, or to persons residing in, visiting or working in the locality of the house. 

42. The Licence Holder and/or his manager are required to provide upon request to the Local Authority information regarding the full names and dates of birth of each occupant.

43. The Licence Holder will ensure that the occupants of the house are aware of the services available to them and how they can report nuisance and anti-social behaviour to the authority. 

44. The Licence Holder and/or their nominated agent must have the facilities to receive and respond to initial complaints about their occupiers’ behaviour. 

Occupation
45. The Licence Holder must ensure that only bedrooms are to be used to sleep in. No persons shall sleep within any common areas including shared lounges.
46. The use and level of occupancy of each unit of accommodation shall not be changed without the prior written approval of the authority.
Environmental Management/Amenity of the Neighbourhood
47. The Licence Holder shall ensure that the exterior of the house is maintained in a reasonable decorative order and in reasonable repair.
48. The Licence Holder must ensure that all outbuildings, yards, forecourts and gardens surrounding the house are maintained, in repair and kept in a clean, tidy and safe condition and free from infestations.
49. The Licence Holder shall ensure that suitable and adequate provision for refuse storage and collection is made at the house and that the Council’s arrangements for refuse collection including recycling are adhered to. This shall include the provision of closable bins of suitable capacity as specified by the Council. Arrangements shall be made immediately for the proper collection and disposal of any rubbish additional to that within the bins and such rubbish shall be stored within the curtilage of the property at the rear if feasible. The Licence Holder shall ensure that all refuse containers are returned within the curtilage of the property on the same day that they are emptied by the Council. 
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