

REPORT TO THE LEAD MEMBER FOR HOUSING SERVICES


TITLE: Proposal for the Development and Implementation of Landlord Licensing

Date: 7/4/05


RECOMMENDATIONS: 

That Lead member: - 

· Notes information on Landlord licensing aims and objectives and approves proposed action plan for developing a scheme

· Approves the areas proposed to be in phase 1(December 2005 to June 2007) for the selective landlord licensing scheme; Kersal Charlestown NDC area, and Langworthy SRB5 area and Broughton, and phase 2, (June 2007 to Dec 2008) Pendleton, Seedley & Weaste, Claremont, and Ordsall. 


EXECUTIVE SUMMARY: It is expected that the main provisions of the Housing Act will come into effect from October 2005, giving local authorities the powers 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. This report lays out initial proposals for the development and implementation of selective landlord licensing. The implementation of this scheme will have significant resource implications on the Market Support (Enforcement) team and because of the size of the task; timing of the phases may be subject to change.

BACKGROUND DOCUMENTS: Report to Lead Member for Housing 6th October, 2000, Landlord Licensing

ASSESSMENT OF RISK: 
THE SOURCE OF FUNDING IS: 
HMR and the overall revenue available to Housing Services


LEGAL ADVICE OBTAINED:  Tony Hatton


FINANCIAL ADVICE OBTAINED: Nigel Dickens

Stage

CONTACT OFFICER:  Zoë Whiteside 603 4240


WARD(S) TO WHICH REPORT RELATES:  Langworthy, Kersal Charlestown, Broughton,


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 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 license 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
2. Proposing a Designation. 

The Government proposes to give local authorities the power to establish licensing schemes in designated areas of low demand and/or serious anti social behaviour. Local authorities will be required to provide evidence that the areas included within the proposals for selective licensing designations are experiencing either low demand or significant problems of anti social behaviour or both. (Low demand can be defined as those areas where there is a lack of demand for certain types of properties and therefore, house prices are significantly lower compare to other areas for similar types of properties, and therefore may have some or all of a number of associated characteristics including a high level of private rented property, high turnover of residents, and a high rate of cash sales).  

Further, the Government has indicated that there is no long-term intention to introduce the regulation of the entire private rented sector and selective licensing must only be applied in areas where intervention is justified and appropriate. 

Government papers on landlord licensing make it clear that licensing should be part of a 

co-ordinated approach to tackling problems in an area and therefore consistent with housing strategies. Local authorities will be required to show that they have strategies in place to tackle homelessness, empty properties and anti-social behaviour.  

Close links have already been established in order to minimise the impact of licensing on these areas of service delivery and a multi agency steering group is to be set up, in order to identify and develop mechanisms for monitoring potential negative (and indeed positive) impacts which licensing might have. The agencies to be involved in this group will include Homelessness & Housing advice, the Police, Housing Market Renewal teams, and Landlord Accreditation, and the Housing Market Support Manager will lead the group with support from the Housing Market Support Team.

The Secretary of State will give general approval for authorities to introduce licensing and is very keen to see pathfinder authorities develop joint licensing schemes. 

Salford City Council is currently working closely with Manchester in carrying out necessary scoping work in order to inform a joint licensing scheme. The parameters of this scheme have not yet been determined, however at the very least, there will be a partnership arrangement, with information sharing, policies and procedures which are parallel and a joint approach to the promotion of the scheme. Application to the Secretary of State for general approval will be made in partnership with Manchester, to reflect the pathfinder status.

Local authorities will be required to consult with parties likely to be affected by its introduction and this includes customers, private landlords, RSLs, other agencies including the Police and Social Services. A programme of consultation is underway in Salford, which includes presentations at community committee meetings, tenant representative meetings, the Landlord Accreditation Working Group meeting and features on the website and the local press. 

A landlord licensing working group, consisting of a number of landlords with portfolios in Salford has been set up, in order to involve landlords throughout the process, with the second meeting due to take place on 25/4/05. Further, a Private Landlord Forum is currently being developed in Salford, with an initial meeting taking place on 8/3/05, which proved very popular with landlords. Landlord licensing will be a regular feature on the agenda of this quarterly forum, held in partnership with Housing Benefit and Landlord Accreditation. 

In Salford, the Landlord Accreditation scheme is now accessible to all landlords citywide and has enabled the establishment of a good relationship with private landlords.

This will facilitate the introduction of selective licensing, with landlords who are recognised as those providing a good quality service, being “fastracked” into the licensing scheme, with a reduction in the fee payable most probable.

Whilst some of the services and benefits which are provided by the Landlord Accreditation Scheme, for example, tenancy management training, will be available to landlords who require support and training in order to adhere to the license conditions, accredited landlords will continue to receive a number of benefits and incentives including property marketing and a direct advisory service with Housing Benefit. 

The Landlord Accreditation scheme in Salford has proved very successful and coupled with the licensing proposal (which will ensure those landlords who do not chose to become accredited are required by their license conditions to meet minimum standards), together will be critical in order to manage and support the private rented sector in the target areas. 

It is proposed that under phase 1 of Selective Licensing 

(Dec 2005 to June 2007)  the following ward areas are included: 

· Langworthy – an SRB regeneration area.  Approximately, 21% of property in Langworthy is privately rented and accreditation was first piloted in this area. It is proposed that the whole area of Langworthy is included in the designation, totalling approximately 1,000 properties. 

· Kersal Charlestown – an NDC area.  Private rented property makes up approximately 18% of property in this area.  The areas or “patches” selected are those surrounding Ayreshire Road, Milnthorpe Street and Blandford Road. It is estimated this will total between 500 and 700 properties.
· Broughton – focus for Housing Market Renewal initiatives and pending a Renewal area declaration.  In Higher Broughton private rented property makes up approximately 23% of all housing, in Lower Broughton the figure is 17% and in Blackfriars the figure is around 16%. Three hotspot areas are proposed including Gainsborough Street area, Mid Broughton Area around Great Clowes Street and Cliff and Cliffside area, totalling approximately 600 properties.
A detailed list of the streets, which are proposed to be included in phase one, is included as appendix 1. 

Phase 2(June 2007 to December 2008):  It is proposed that following the completion of phase 1, that selective licensing is rolled out across other areas of the pathfinder, to include Pendleton, Seedley & Weaste, Claremont, and Ordsall. It is acknowledged that the areas included within phase 2 have significant problems within the private rented sector as those included within phase 1, however a process of prioritisation was essential in order to ensure the success of the scheme. The timing of the phased completion is estimated and could be more expedient than expected, depending on staffing resources and start up costs provided by Government. 

 It is expected that following the successful completion of phase2 and the implementation of mandatory HMO licensing, that consideration will be given to subsistence for approval for an additional HMO licensing scheme. This, along with any other areas, which may be identified for licensing in the future, will be subject to emerging trends and consultation with the appropriate officers & agencies. Indeed, these proposals are not intended to be exhaustive and once the scheme is established, proposals for the inclusion of additional areas (outside the pathfinder area for example) can be considered, where there is evidence of problems in the private rented sector. However, it must be noted that the introduction of selective licensing across the entire City of Salford is not feasible under current staffing arrangements, with the resources implications alone being substantial. (For example, the Accreditation team which currently has 6.5 full time staff and which has been very successful in recruiting landlord members, currently covers only 28% of the private rented sector and has been in operation since 2001). The extent of the work which would be involved in obtaining license applications from approximately 6,000 private landlords, coupled with the enforcement of the license conditions and prosecutions, would significant weaken the impact of the scheme. 

The benefits of this phased approach are two fold:

1. 
The areas most at risk of further decline and continuing anti social behaviour activity will be targeted first. 

2. 
The second phase will ensure that the displacement of landlords, who have poor tenancy management arrangements, into the surrounding areas outside of phase 1,is minimised and that all the applicable wards within the pathfinder are included. 

The areas included in phase 1 have been selected following consultation with the appropriate officers with detailed ground level knowledge, including the Housing Market Renewal Teams, The Market Support & Market Sustainability Teams Accreditation, and the Nuisance Link Team. 

The local community has also been given an opportunity to have their say through local meetings and presentations. 

As all of the areas are subject to renewal activity through the pathfinder programme, their low demand status is already well documented. Symptoms of this include high void levels, lack of choice and good quality affordable housing, and an excess of pre 1919 terraced housing. 

Additionally, within these areas, there are problems of anti-social behaviour, which are exacerbated by the poor tenancy management of a small minority of private landlords. Anecdotal evidence suggests that it is the poor management of a number of tenancies within such areas which has contributed to this spiral of decline and that improvements in the quality of tenancy management, coupled with support from other departments and agencies, will assist in the regeneration of these areas.

The 2004 Crime & Disorder Strategic Threat Assessment for the City Of Salford provides further evidence to support the areas identified for selective licensing. Higher Broughton and Lower Broughton are stated as two most vulnerable wards for Crime & Disorder activity. Further, the report states that complaints received by the Nuisance Link Team regarding neighbour nuisance and environmental issues were made exclusively from the Broughton and Blackfriars area, with 7 ASBOs made in this area between January 2003 and June 2004.

Hotspot areas are to be targeted first in order to ensure effective delivery of the scheme, and also to ensure compliance with the legislation, which does not endorse a blanket approach to selective licensing. 

Therefore, it is proposed that in total, during phase 1 & 2, we will be required to mandatory license approximately 300 Houses In Multiple Occupation (i.e. those consisting of 3 or more storeys, with 5 or more occupants and of 2 or more households) and selectively license approximately 2,000 properties. These figures stated are estimates only and more accurate details of the total number of properties to be licensed, and the number of licenses which can be expected to be issued via a “fastrack” mechanism because of the work done by the Accreditation team, will be made available, once approval has been given and further investigatory work undertaken. 

Where there are one or two private rented properties causing significant problems within an area (for example, a property which has been subject to a right to buy sale) and therefore the introduction of a selective licensing scheme would be inappropriate and costly, there is a new tool introduced under the Housing Act called a “Special management order”. These orders are available to local authorities, who may apply to the Residential Property Tribunal to take over the management of that property, in order to address problems of poor tenancy management and associated anti social behaviour. 

A piece of research is currently being jointly commissioned between Manchester & Salford in order to provide accurate data on the private rented sector, which can be transposed into a working database to inform the licensing process. In order to ensure that this data can be fully utilised, it is essential that prior to the implementation of landlord licensing, that robust IT software which is comprehensive, flexible and powerful is installed and meets the following specifications:

1. Is compatible with that used by Manchester in order to facilitate information sharing and support a joint operational scheme

2. Includes premises records – with full details of properties, which have licenses or are subject to licensing, full case histories and recent activities concerning that property. 

3. Is easily accessible by a variety of teams and departments, with a large volume of users accessing the system at any one time, with varying levels of authority to access certain pages or fields.

4. Provides purpose designed reports for monitoring purposes

5. Includes features such as an action diary for case work in order to ensure that outstanding license applications are monitored

6. Records service requests to ensure that all enquiries or applications are dealt with and response times recorded. 

7. Mailmerge facilities which enable items of correspondence to be produced automatically

8. Includes database for recording visits & prosecutions

9. Can be coordinated with activities of other teams so that all information & activity surrounding a particular property is collated in one database. 

3. Pre-licensing Activity

The Landlord Accreditation Scheme in Salford works in close partnership with responsible landlords, offering them training, support and a range of services.  Landlords provide vital information from a market perspective and will be key to developing an effective licensing scheme. From this platform, it has been possible to begin to engage with landlords in order to cascade information about the implications of the Housing Act 2004 and to obtain their views and concerns about licensing. A number of channels have been used to make contact with those who will be affected by the introduction of landlord licensing and include: 

1. Questionnaire surveys to accredited landlords and all landlords in receipt of direct housing benefit payments. 

2. The development of a Landlord Licensing Working Group, which had its first meeting on 25/11/04. The second meeting is planned for the New Year and will be in partnership with Manchester City Council.

3. Presentations at Community Committees 

4. A mailshot to tenant and resident groups throughout Salford and presentations planned at various resident and tenant association meetings.

5. Workshop facilitation at seminars organised by Government Office Northwest.

6. The introduction of Salford Private Landlord Forum, “Working with landlords IN Salford”. The first meetings took place on 8/3/05 and proved very successful.

This consultation work will continue to ensure that landlords and the community have access to up-to-date information about licensing. 
4.
Next Steps


In order to ensure that Salford are prepared for the implementation of the Housing Act 2004 and for the roll out of landlord licensing in October 2005, it is essential that further preparatory work is carried out. 


In particular, the following activities are planned in order to provide a framework on which, to build a robust licensing scheme and are included on a timetable of activity listed on page 7: 

a) Identification of staffing resources required to implement landlord licensing including the administration functions, additional market support officers to conduct inspections & investigate complaints of alleged license breaches or landlords operating without a license, and staff to carry out other duties required including comprehensive training of staff & landlords whom will be affected by landlord licensing, and also attendance at publicity events and regional/national seminars.

b) Appraisal of available IT software and a submission to Lead Member outlining proposals with supporting information & costings.

c) Identification of other cost implications of licensing including promotional material (i.e. advice & guidance leaflets, posters), publicity & marketing of the licensing designation (which is a statutory requirement), and provision of support & training to landlords in tenancy management, to ensure license compliance (which is also statutory requirement)

d) Process for policy development in Salford

e) Process for policy development across the Manchester/Salford pathfinder partnership

In order to develop the selective licensing scheme, further scoping work is required in order to obtain accurate property addresses of those which will be subject to selective licensing.

A steering group of senior officers including those from Homelessness and Housing Advice, Social Services, The Community Safety Team, Housing Market Renewal Teams and other agencies including the Police and the major RSLs, is currently being coordinated in order to develop the framework for licensing, including procedures and protocols, mechanisms for reporting and making referrals and so on. This group will link and feed into the Manchester/Salford landlord Licensing steering group, which meets regularly in order to make strategic decisions about the scheme, the policies and the administration of landlord licensing.

The assistance of officers from legal services and financial services will be required in order to ensure that the scheme is legislative compliant and that a robust enforcement procedure is in place. Furthermore, it is essential that sufficient resources are available, including additional staff and an efficient IT system, in order for licensing to be effective. The Government has stated that whilst some resources will be provided in order to support local authorities in setting up such schemes, licensing itself must be a self financing regime and that the fees chargeable (which are likely to be subject to fee capping) must cover the costs of administration. 
Timetable of Pre-Licensing Activities 


Activity
Method
Date for completion

1
Scoping of staff resources
Report 
May 2005

2
Appraisal & recommendations for IT Software
Report
May 2005

3
Scoping of associated costs including marketing & promotion. 
Report
June 2005

4
Process for policy development
Landlord Licensing Policy statement & procedure guide
July/August 2005

5
Process for joint licensing policy across Manchester/Salford pathfinder partnership.
Manchester/Salford Joint Landlord Licensing Policy statement 
July/August 2005

6
Multi Agency Steering group, led by Housing Market Support Manager
Appraisal of licensing proposals, policy recommendations & protocols
First meeting April 2005- ongoing feedback into Manchester/Salford steering group. 

5. Conclusion

The new licensing scheme will be a pilot and the local authority needs the flexibility to develop a scheme that suits local housing conditions and is realistic to administer.  Close partnership working with landlords and other agencies will be required.  Licensing partnered with accreditation has the potential to achieve real qualitative improvements in management and physical standards of properties in the private rented sector. Further, the identification of areas included within this report are not exclusive and further areas may be included in the future, to reflect changes in the market or concentrations of anti social behaviour. This will be dependant on there being sufficient resources available and further work is planned in order to project the resource implications of the introduction of landlord licensing.  To conclude, it is recommended that the licensing proposals included within this report are approved and endorsed. 
#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.

Appendix 1: 

Selective Licensing 

Street Names Included in Phase 1

Kersal & Charlestown 

Littleton Road/Ayrshire Road
Littleton Road  - 1 -53 & 197-289 

Ayrshire Road 1-9

Valencia Road 2- 42 & 1-41

Ukraine Road 2-42 & 1.41

Mackenzie Road 2-50 & 1-55

Hafton Road 1-45 & 2-42

Littleton Road Riverside

Milnthorpe Street 1-59 & 2-64

Suffolk Street 1, 1a –31 & 2-18 

Gerald Road 137-173 & 268 308

Romney Street 2-94 & 1-81

Levens Street 1-63 

Ventnor Street Area

Blandford Road 44-108

Ventor Street 1-25 & 2-30

Lydford Street 1-17 & 2-22

Coniston Street 1-37

Welford Street 1-38

Seaford Road 61-103 & 105-159

Arrow Head 

Rowsley Street 2-10

Haddon Street 1-43 & 2-48

Beeley Street 1-19 & 2-32 

Gerald Road 7-117

Cromwell Road 192-148

Lower Broughton

Gainsborough Street area:  

Bristol Street, 

Heaton Street

Symons Street

Gainsborough Street

Norton  Street 

Kimberley Street

Devonshire Street 

Great Cheetham Street East (certain numbers)

Mid-Broughton' includes:

Rock Street

Hill Street

Murray Street

Manley Street 

Scovell Street, 

Wellington Street West

 Arran Street

 Douglas Street

 Great Clowes St

 Kipling Street and Rudyard Street, 

Bowker Street

Todd Street.

Cliff and Cliffside Area includes:

Hope Street

Howwe Street, 

Duncan Street The Priory, 

Yew Street, Grecian Street

Cliff Avenue, 

Griffin Street, 

Oak Road

Lower Broughton Road, Village Street

Mildred St

Great Cheetham Street 

West certain numbers.

Langworthy

STREETS IN  LANGWORTHY AREA

Ailsa House
Glendenning Street
Northbourne Street

Alder Street
Goulden Street
Norway Street

Alexander Street
Grange Street
Orrel Street

Alpha Street
Greenland Street
Osborne Street

Alpha Street West
Harmsworth Street
Pembroke Street

Amos Street
Haven Street
Reservoir Street

Annie Street
Hersey Street
Rostherne Street

Ash Street
Highfield Road
Royle Street

Ashley Street
Horsham Street
Seedley Park Road

Blodwell Street
Jones Street


Brown Street
Jubilee Street
Seedley View Road

Cardigan Street
Kara Street
Shawcross Street

Co-operative Street
Keswick Grove
Southborne Street

Coomassie Street
Knutsford Street
Southern Street

Derby Road
Laburnum Street
Spring Gardens

Derg Street
Langham Road
Springwell Close

Deyne Street
Langshaw Street
St Annes Avenue

Duchy Street
Langton Street
St Ambrose Gardens

Edmund Street
Langworthy Road
St Johns Court

Edward Onyon Court
Littlewood Street
Sydney Street

Emmeline Grange
Liverpool Street
Tenbury Close

Fairbrook Drive
Lower Seedley Road
Trial Street

Fiddick Court
Lyndhurst Street
Wall Street

Field Street
Mere Avenue
West Towers Street

Fir Street
Middlebourne Street
Western Street

Fitzwarren Court
Milford Street
Woodgrange Close

Fitzwarren Street
Nadine Street
Woodheys Street

Fram Street
Nansen Street
Wychbury Street

Gilbert Street
Newport Street
Wythburn Street


Nona Street
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