



______________________________________________________________

REPORT OF THE STRATEGIC DIRECTOR OF HOUSING AND PLANNING

______________________________________________________________

TO THE LEAD MEMBER FOR HOUSING

ON 23rd FEBRUARY 2006
______________________________________________________________

TITLE: LANDLORD ACCREDITATION SCHEME CODE OF STANDARDS (AMENDMENTS) AND TENANT INFORMATION BOOKLET

______________________________________________________________

RECOMMENDATIONS: That lead member:

1. Approves the amendments made to the Code of Standards as set out in the Appendix 1 to this report.

2. Approves the content and introduction of a Tenant Information Booklet, as set out in the Appendix 2 to this report.

______________________________________________________________

EXECUTIVE SUMMARY:

Introduction

The code of standards that landlords are currently required to sign up when they join the accreditation scheme set out the minimum property standards required for private rented property.  It briefly mentions a higher standard but does not provide any additional documentation to support this.  The Executive Board and landlords at the forum have express that the code would be better received if it contained a provision for recognition of the different standards of properties that are available through the scheme.  This will also encourage many landlords to improve to attain a higher recognition for their properties.  The code of standards has been amended to include for this.

The improvements to the code of standards to provide recognition of differing property standards also provided tenants with a greater understanding of the quality of the property.  It is important that tenants awareness of Accreditation, of both landlords and property, is increased to ensure that landlords and properties that do not meet standards required find it increasingly difficult to find tenants prepared to endure sub-standard accommodation. 

The introduction of the Tenant Information Booklet will aid increased awareness of the scheme and provide a valuable reference point for tenants in Salford. It provides clear information about renting and other service available in the private sector.

Code of Standards

The Landlord Accreditation Scheme assists landlords to manage their properties in a professional and effective way, which encourages landlords to sign up to the Scheme.  The existing property standards required for membership of the scheme, that landlords sign up to, date back to the pilot model that was introduced in 2001.  Due to the expansion of membership and the many changes in legislation landlords have identified the need for the code of standards to be revised and to include recognition for accredited landlords who offer properties that are of a higher standard in terms of condition and energy efficiency as well as management arrangements. 

The introduction of the Housing Act 2004 will have a variety of impacts upon the scheme and these issues have been addressed within the draft-revised version. Amendments to the Code of Standards also address issues of both property and management standards that we will expect current and potential accredited landlords to meet.  One significant alteration to the scheme will be the introduction of tiered membership, which will be dependent on property standards and can be used as a monitoring tool to assess property standards in the city. 

Tenant Information Booklet

The Landlord Accreditation Scheme, whilst assisting private landlords, also has a positive impact upon tenants living within accredited properties.  The Tenant Information Booklet will raise tenant awareness of landlord and tenant obligations, issues around carrying out repairs in rented properties, how to keep your home warm and energy efficient and information about other council services available in the City of Salford that may be useful.

The booklet will be sent to all accredited properties for the attention of the occupiers and will also be used during resident consultation and events.

Both of these pieces of work will enhance the services offered by the Landlord Accreditation Scheme and will be key drivers in raising awareness and improving conditions of the private rented sector in Salford.

___________________________________________________________

BACKGROUND DOCUMENTS: 
HOUSING STRATEGY


                Code of standards (Version 1)


  HOUSING ACT 2004


______________________________________________________________

ASSESSMENT OF RISK: LOW

The documents will provide valuable information for both Landlords and Tenant and aid improvement in both property and management standards by raising awareness.

______________________________________________________________

SOURCE OF FUNDING: REVENUE HOUSING MARKET SUPPORT

______________________________________________________________

LEGAL IMPLICATIONS: Nicki Smith

______________________________________________________________

FINANCIAL IMPLICATIONS: Allowed for within budget


COMMUNICATION IMPLICATIONS: 

The revised Code of Standards will be sent to all Accredited Landlords and will replace the existing code for all new applications.

The Tenant Information Booklet will be sent to all tenants of accredited properties and issued to all tenants of new accredited properties.

The documents will also be place on the website.


CLIENT IMPLICATIONS: This may generate enquiries to the Accreditation Team


PROPERTY: No property is required or involved

______________________________________________________________

HUMAN RESOURCES: N/A as capacity within team

______________________________________________________________

CONTACT OFFICER:  

Caren Kihal – Principal Market Support Officer

Landlord Accreditation  Tel: 0161 603 4254
E-mail: caren.kihal@salford.gov.uk
______________________________________________________________

WARD(S) TO WHICH REPORT RELATE(S): CITYWIDE

______________________________________________________________

KEY COUNCIL POLICIES: 


Housing Strategy 

Neighbourhood Renewal Policy


The Supporting People 5 year Strategy

Tackling Anti-social Behaviour in Salford policy

______________________________________________________________

DETAILS: 

Code of Standards

The Code of Standards (version 1) was introduced for the Landlord Accreditation Scheme from its inception in September 2001.  All accredited landlords accept the code as the minimum standard their properties will meet and enables both landlords and tenants to acknowledge their respective responsibility towards one another.  The current standard that an accredited property has to meet is that which will comply with the fitness standard as outlined in the Section 604 Housing Act 1985 (as amended). 

Version 1 introduced a two-tiered approach to accreditation with their being a basic property standard and a higher-level of membership available to landlords.  The basic standard comprised of:

· The submission of a copy of their current gas safety certificate

· The submission of a copy of their current tenancy agreement

· A self certification from the landlord that all electrical installations in the property are certified as safe

Although higher-level membership was available to landlords of the scheme the application rate was not as high as expected and this is one of several reasons as to why we are looking to update the Code of Standards.

The revised version of the Code of Standards (see appendix 1) will seek to address many new areas of legislation as introduced in the Housing Act 2004.  The revised version has been devised in partnership with private landlords and its development has come about through extensive consultation with Landlord Accreditation Scheme members as well as the Landlord Accreditation Steering Group (now Executive Board).  Comments have been collated over several months, which have been taken into account and shaped the content on the revised Code.  

 The revised code includes the following changes to the current code:

1. Introduce a tiered approach to accreditation based on property standard:

· Basic Standard – HHSRS

· Decent Homes Standard

· Salford Gold Standard

2. Link requirements of Selective & Mandatory HMO Licensing to Accreditation

3. HMO fire safety measures and associated criteria as outlined through Salford’s HMO Strategy linked to accredited HMO properties

4. A comprehensive system in place for dealing with Managing Agents

5. A clearly laid out complaints procedure for landlord and tenant disputes

These current proposals already have the backing of the Executive Board and it is proposed that assistance, through LPSA reward grant, will be provided for current members to improve the condition of their properties and progress through the tiered system.  There will also be assistance made available to long-standing members, which will be a reward for their commitment to the scheme and improvement in the private rented sector in Salford.

Tenant Information Booklet

With Landlord Accreditation now well established within the private rented sector across Salford it is felt that tenant awareness of this citywide scheme needs to be improved.  In order to develop an information booklet that addresses the needs of tenants a wide variety of consultation has taken place with tenants, landlords and agencies to make sure that the content is pertinent to the audience.  The Landlord Accreditation Team has consulted with Managing Agents, Student Lets and tenants of selected accredited landlords in order to ensure that relevant information is contained within the booklet.

The introduction of a Tenant Information Booklet, which will be distributed to all households within accredited properties and will seek to:

· Raise awareness of Landlord Accreditation

· Outline tenant & landlord responsibility

· Reduce Anti-social behaviour

· Inform tenants of other relevant services offered by Salford City Council

The Tenant Information Booklet will seek to raise awareness in the following areas:

1. Provide tenants with an area breakdown of what amenities and services are available in their area (i.e. Proximity of University and local doctors surgery)

2. A tenancy checklist will be provided for the tenant, which can be filled in upon moving into the property and can be carried out whilst the landlord is present.  The checklist will raise issues around condition of the exterior and interior of the property whilst prompting the tenant to ask key questions around clauses and responsibilities set out in the tenancy agreement.

3. Inform the tenant of safety regulations around the issues of gas, carbon monoxide, electrical installations, fire safety and furniture regulations

4. Provide the tenant with information regarding energy efficiency advice (low cost and no cost measures), which will link into the Affordable Warmth Strategy.  There will also be information on eligibility criteria for applying for the Warm Front Grant as this Government funded grant is available to tenants who rent from private landlords.   

5. Localised information around rubbish and recycling collection will also be made available in the Tenant Information Booklet.  This information will provide details on which day refuse is collected, who to contact if a tenant has forgotten to leave their bin out and what is accepted by the Kerbside Recycling Scheme.  

6. Inform the tenant of Salford’s vision for building safer communities and how we aim to tackle anti-social behaviour in the city.  It outlines what work is underway in the city (i.e. Salford’s cross tenure approach), what the ‘TOGETHER’ campaign is aiming to achieve and a list of services and contact details for any issues relating to anti-social behaviour.

7. The introduction of landlord licensing in Salford will have a positive impact on the private rented sector and within the booklet a section will outline what is selective and mandatory HMO licensing and what standards a landlord will have to meet to obtain a licence.

CONCLUSION:

Both of these pieces of work will enhance the services offered by the Landlord Accreditation Scheme and will be key drivers in raising awareness and improving conditions of the private rented sector in Salford.

RECOMMENDATIONS:

That Lead Member approves the introduction of the revised Code of Standards and the Tenant Information Booklet as required maintaining the service standards offer by the Landlord Accreditation Scheme and its properties it promotes.

ATTACHMENTS:

Appendix 1 – Code of Standards

Appendix 2 – Tenant Information Booklet
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Salford City Council


Landlord Accreditation Scheme


Code of Standards for Private Rented Housing

Foreword


This Code of Standards is accepted by all accredited landlords as the minimum standard their properties will meet.  This code enables owners and tenants to acknowledge their respective responsibility towards each other.


The Code of Standards does not replace a landlords legal obligations but will help landlords and the City Council to:


· Promote high standards of housing management in the area


· Manage tenancy problems effectively reducing the incidence of crime, anti-social behaviour and harassment in the area


· Ensure tenants have access to and information about the quality of housing in the area


Section One


Aims of the Scheme

· The aims of the Scheme are to encourage, acknowledge, raise awareness and actively promote good standards and management practice by landlords, and to assist landlords and tenants to undertake their respective responsibilities to each other. 


· The scheme operator will give guidance on compliance on request.


·  The Scheme also encourages and acknowledges responsible behaviour by tenants.


· The Scheme comprises an element of self-regulation and accordingly relies on a degree of goodwill and trust on the parts of landlords, tenants and the scheme operator.


· It is a requirement of the Scheme that the physical condition of dwellings, the level of provision of basic amenities and management practices, are fair and reasonable, and not liable to be prejudicial to the health, safety and welfare of tenants or the surrounding neighbourhood. 


· In the provision and letting of housing or associated services, the letting of contracts for services and in all aspects of operations of the scheme by any participants no person or group of persons will be treated less favourably than any other person or group of persons because of their race, colour, ethnic or national origin, gender, disability, age, religion or sexual orientation.

· Compliance with the Scheme will ensure that: 


· Landlords, tenants and community members enjoy the benefit of good dwelling conditions, competent management and considerate neighbourly behaviour 


· Misunderstandings and disputes are reduced. 


· Where problems do occur they are promptly resolved.

Section Two


Operation of the Scheme


a) On application, landlords will: 


· be committed to partnership working

· for the sole purpose of enabling audits to be carried out, provide the scheme operator with a full list of dwellings owned or managed by them which will be held in strictest confidence by the scheme operator 


· provide access to dwellings for the scheme operator or it’s agents to carry out audits 


· ensure that all their dwellings meet the requirements of the scheme, or alternatively where a minority of a landlord’s dwellings are not fully compliant, apply to the scheme operator for a concession and agree a Dwelling Upgrading Plan to upgrade, within a reasonable timescale, any dwelling that does not fully meet the requirements of the Scheme, and accordingly inform any existing or prospective tenants of this arrangement. 


· be given the reasons in writing if their application is unsuccessful


· be entitled to a right of appeal at Salford’s Landlord Accreditation Executive Board or furthermore A-LIST (North West Regional Accreditation Steering Group.) 


b) Accredited landlords 


· On receipt of an application for accredited landlord status, the scheme operator will ensure as far as is reasonably practicable, that the landlord is responsible, competent and suitable to be a member of the scheme. 

· On application the scheme operator is to carry out compliance checks on a suitable representative sample. It is recommended that these checks be undertaken on at least 10% of the landlord’s premises.

· The scheme operator is to carry out annual compliance checks on a suitable representative sample. It is recommended that these checks be undertaken on at least 5% of the landlord’s premises.


· Following successful application, and satisfactory outcomes to the dwelling condition and management compliance checks by the scheme operator, landlords will be awarded the status of accredited landlord, as appropriately determined by the scheme operator. 


c) Public Register 


· The names of accredited landlords, sufficient only for publicity and promotional purposes, are a matter of public record, and are readily available for public reference. Landlords ticking the ‘yes’ box on the application form will, for the purpose of the promotion of their business, will allow the scheme operator to publicly display their details.


d) Disciplinary matters 


· The scheme operator will consider breaches of the requirements of the Scheme, who will take into account the nature of the breaches, the representations of the landlord, the tenants and any other relevant parties, and decide, if necessary, on an appropriate sanction. 

· The scheme operator will consider the status of accredited landlords who do not fulfil their Dwelling Upgrading Plan obligations. Such landlords will have the opportunity to make representations.


· Any decision made by a scheme operator concerning the accreditation of an individual landlord may be subject to an appeal by the landlord to the Executive Board including Lead Member for Housing whose decision will be binding.


· Landlords wishing to make a formal complaint about the operation of the scheme must do so initially, in writing, to the scheme operator. If the complaint is not resolved, the landlord may appeal to the North West Regional Steering Group. The Scheme operator must consider the findings and recommendations of the Executive Board (inc. Lead Member for Housing) and act on them accordingly. 

· Tenants wishing to make a formal complaint about the operation of the scheme must do so initially, in writing, to the Executive Board. If the complaint is not resolved, the tenant may appeal. The Scheme operator must consider the findings and recommendations Executive Board (inc. Lead Member for Housing) and act on them accordingly.

· Landlords who lose their accredited status will no longer be participants of or eligible for any of the benefits of the Scheme. 


· The Scheme Operator will consider the reinstatement of accreditation status if the landlord is able to demonstrate that following remedial action they are capable of meeting the requirements of the scheme.


Disciplinary action will be reported in an open and transparent way to demonstrate that the Scheme is being enforced.


Section Three


Accredited Landlord Property Statutory Requirements:


All premises must comply with appropriate statutory requirements:


Gas Appliances and Supply

All means of use and supply of mains gas and alterations and repairs to gas installations shall comply with current Gas Safety (Installation and Use) Regulations.


Documentation giving verification of annual gas safety checks by a CORGI registered gas installer will be provided to tenants (or put on display in the dwelling), made available to the scheme operator and given to new tenants on moving in. 


Clear written instructions in the safe use of all central heating and hot water systems are available on request.


Liquefied Gas, Paraffin Heaters and Appliances

Portable bottled gas or paraffin heaters will not be provided as a heating source. 


Oil fired heating systems are serviced in accordance with the manufacturer’s recommendations. 


Electrical Installations and Appliances

All electrical installations (including wiring, switches and sockets) provided by the landlord must be certified as safe by a competent electrician (i.e. member of recognised body) in accordance with the current relevant legislation, on request of scheme operator. It is recommended that a document of verification be obtained showing that the electrical wiring of the dwellings is in a safe and satisfactory condition and stipulating the timescale within which the next safety check should be carried out.  


All components used in electrical wiring installations and repairs will comply with the relevant International Standards and all appliances will be installed in accordance with Manufacturers instructions. 


Reasonable steps must be taken to ensure that all electrical appliances provided by them under the terms of the tenancy are in a safe condition and function effectively, in accordance with manufacturers’ operational limits. Portable Appliance Testing (PAT) would be one satisfactory method of ensuring this. 


Appliances are regularly visually inspected for wear and tear and any defects remedied. 


Instructions in the safe use of all electrical appliances (including cookers, space and water heaters, refrigerators and freezers) will be given upon request. 


Tenancy Agreement

Prospective tenants are provided with a copy of any contractual terms under which a dwelling is offered and, where requested, are permitted sufficient time, normally not less than 24 hours, within which to seek independent advice regarding those contractual terms. 


There is a proper written tenancy agreement, with both landlord and tenant holding a copy.  The landlord may wish to use a Salford City Council approved Assured Shorthold Tenancy (AST)


Prospective tenants will be issued with a clear statement of the rent due to be paid, including the dates, amounts and method of payments due to be made during the contract.


On receipt of an application for accredited landlord status, the scheme operator will ensure as far as is reasonably practicable, that the landlord is responsible, competent and suitable to be a member of the scheme.   On application the scheme operator is to carry out compliance checks on a suitable representative sample.


Lighting and ventilation

All dwellings are provided with adequate natural and artificial lighting and ventilation.  All windows and exits must be fully operational.


Energy Efficiency

All dwellings are provided with a reasonable level of energy efficiency measures and to include as a minimum hot water tank and exposed pipe lagging and adequate insulation to roof void areas where appropriate.


Energy efficiency improvements are incorporated, where practicable, into refurbishment schemes 


Tenants are given advice upon request, or signposted to an appropriate advisory agency, on how best to heat their accommodation and use hot water in an energy efficient way using the facilities provided. The scheme operator will assist with the provision of such information. Landlords may wish to contact their local Energy Advice Centre on 0800 512 012 for information on grants or other initiatives.


Space heating

All dwellings are provided with adequate and suitable space heating. Efficient and economic fixed heating appliances, or a controllable central heating system, are required to be provided in principal rooms or bedsits, with suitable provision for other rooms. 


Internal layout

They do not let dwellings, or parts of, if the internal layout is likely to be prejudicial to the health, safety or well being of the tenants or otherwise not reasonably suitable for occupation. 


Rooms have an adequate floor to ceiling height. There is no prescribed minimum height, but seven feet (2.1 metres) would normally be considered to be satisfactory. Each case will be looked at on its own merits depending upon all the circumstances. 


Fire Safety

At a minimum all dwellings are provided with battery operated smoke alarms, suitably sited, and a fire blanket provided in the kitchen. 




Refurbishments 

When refurbishment is carried out, it is recommended (to obtain higher standard accreditation) that singly occupied dwellings should be provided with a mains wired smoke alarm system with detectors that comply with BS 5446 Part 1 and sited to protect the route of escape in case of fire. 

Where such dwellings comprise more than one storey, smoke alarms shall be interlinked, with one detector at each level within the route of escape. 

Smoke alarms shall be properly maintained in accordance with the manufacturers instructions. 


Tenants are informed of their responsibilities to treat the alarm system with respect. 


Fire safety guidance

Clear guidance on fire safety will be provided to residents at the commencement of the tenancy or the tenants signposted to a suitable advisory agency. The scheme operator will provide the necessary information to the landlord. 


Security Measures 

They consider and implement where appropriate, measures recommended by local Police Authority backed Crime Prevention initiatives. 


Security grilles on doors and windows are used responsibly and in consideration of fire safety, appearance and the need for their use at all. 


External doors and frames are secure and fitted with a secure locking system.


In high risk Houses in Multiple Occupation, to help avoid delay in escaping in case of fire, all accommodation doors, final exit doors and any other doors through which a person may have to pass should be so fastened and maintained that they can be easily and immediately opened from the inside without the use of a key.


Ground floor and upper storey windows accessible from ground level are of sound construction and resistant against unauthorised entry 


If present, burglar alarm systems have a 20-minute cut out and a key holder nominated. 


Hygiene and Waste Disposal

All facilities for the storage, preparation and cooking of food will be capable of being readily cleaned and being maintained in a clean and hygienic state by the tenants. 


All floor coverings in kitchens, bathrooms and water closets are capable of being readily cleaned with suitable domestic disinfectant products. 


All dwellings will be provided with suitable refuse disposal facilities sufficient for the number of occupants, as advised by the local authority’s waste collection service.


They inform tenants of the need for proper refuse management. 


All appropriate steps are taken to enforce all tenancy agreement clauses relating to proper refuse disposal. 


Section Four


Houses of Multiple Occupation (HMO’s)


Houses in Multiple Occupation (HMOs) are provided with fire safety measures in accordance with current legislation and which may include by way of example:


· a fire escape route with a minimum of 30 minutes fire resistance


· an automatic fire alarm system 


· an emergency lighting system sited to protect the route of escape 


· fire extinguishers 


The design and detail of the measures are determined in accordance with a fire safety risk assessment and in consideration of the local authority’s HMO standards. 


Fire alarm and emergency lighting systems installed in HMOs are properly checked and maintained by a competent approved electrician, not less than every 12 months, and that inspection certificates are provided and retained .


All exit routes within a dwelling such as hallways, landings and staircases, so far as they are under the control of the landlord and as far as reasonably practical, will be maintained safe, unobstructed and free of fixtures and fittings to enable evacuation of the dwelling in the event of fire. 


All HMOs must comply with all national and local authority standards, regulations and other statutory requirements for HMOs.


HMOs must comply with any local registration or statutory licensing schemes. (see Section Six)


Section Five


Accredited Property Standards


The scheme operator will work with the accredited landlord and monitor the standard of their properties.  Each property will be inspected and upon approval will be given the appropriate rating for that property inspected:


Housing Health and Safety Rating System

Basic Standard


Decent Homes Standard



Achievable Standard


Salford Gold Standard



Higher Standard


a) Housing Health and Safety Rating System (Minimum Standard)


Under the HHSRS guidelines, a dwelling should provide a safe and healthy living environment for both the occupants and any visitors.  The new framework involves an evidence-based risk assessment process which will form the basis of enforcement decisions made by the Local Authority.  


To uphold the health and safety of tenants the HHSRS insists that:


· A dwelling should be free from unnecessary and avoidable hazards; and


· Where hazards are necessary or unavoidable, they should be made as safe as reasonably possible




b) Decent Homes Standard (Achievable Standard)


The Government has announced that by 2010 all social housing will be of a decent standard and the target has also been expanded to cover vulnerable households in the private sector.  The Landlord Accreditation Team will work with all accredited landlords to bring their properties up to the Decent Home standard.


A decent home as defined by the Government is one which is wind and weather tight, warm and has modern facilities.  A decent home meets the following four criteria:


i) It meets the current statutory minimum standard for housing 


Dwellings below this standard are those defined as unfit under section 604 of the Housing Act 1985 (as amended by the 1989 Local Government and Housing Act) as a) (see above)


ii) It is in a reasonable state of repair


Dwellings which fail to meet this criterion are those where either:


· One or more of the key building components are old and, because of their condition, need replacing or major repair; or


· Two or more of the other building components are old and, because of their condition, need replacing or major repair


iii) It has reasonably modern facilities and services


Dwellings which fail to meet this criterion are those which lack three or more of the following:


· A reasonably modern kitchen (20 years old or less);


· A kitchen with adequate space and layout;


· A reasonably modern bathroom (30 years old or less);


· An appropriately located bathroom an WC;


· Adequate insulation against external noise (where external noise is a problem);


· Adequate size and layout of common areas for blocks of flats


A home lacking two or less of the above is still classed as decent therefore it is not necessary to modernise kitchens and bathrooms if a home passes the remaining criteria.


iv) It provides a reasonable degree of thermal comfort


This criterion requires dwelling to have both effective insulation and efficient heating.


c) Salford Gold Standard (Higher Standard)

The Decent Homes Standard only caters for internal and structural improvements whilst the Salford Standard aims to provide improvements over and above the Decent Homes Standard.


To achieve the Salford Gold Standard for your property we would expect the accredited property to meet the Decent Home Standard as well as the additional:


· Security features


· Intruder alarm


· External sensor lights


· Smoke detectors (mains hard wired)


· Kitchen modernisation (20 years old or less) with ergonomic consideration


· Bathroom modernisation (20 years or less) with ergonomic consideration


· Sound / noise insulation


· Cavity wall (if applicable) and loft insulation to Government standard


· Double glazed windows with secure window locks


· Additional neighbourhood improvements where appropriate


· Secure boundary


Notes:


Previous standards as appeared on website


Basic membership code of standards

· Appliances must be tested in accordance with gas and electrical safety regulations 


· Furniture should comply with fire safety regulations 


· All tenancies should have a written contract stating the rent level and provisions for review 


· Landlords must agree to deal responsively with complaints about tenant behaviour. This will be supported by the Landlord Accreditation team 


· The landlord must agree to carry out reference checks for all prospective tenants 


Higher membership code of standards

· These properties will be granted a star rating 


· Landlords should have a business plan stating how they can maintain the property within income streams 


· Landlords should have an established procedure for tenants reporting defects 


· Conduct regular inspections of the property - 3 monthly and more often if complaints are received 


· Landlords should issue tenancy agreements which contain clauses on nuisance and tenant behaviour in the property and the neighbourhood 


· The property should be made safe and secure against unauthorised access 


Section Six


Selective & Mandatory Licensing


The Housing Act 2004 has introduced important changes in the Private Rented Sector, which include HMO & Selective Licensing.  These provisions have been introduced to address housing conditions in HMO’s, issues of low demand and/or anti-social behaviour and poor tenancy management.


What are the criteria for licensing?


The criteria for licensing are:


· Mandatory licensing; will apply to HMO’s which meet specific criteria, namely those with 3 or more storeys, occupied by 5 or more persons and who form 2 or more households


· Additional licensing; can be introduced by local authorities (with government consent) to license smaller HMO’s where deemed necessary


· Selective licensing; covers all private rented properties within a selective area designated by Salford City Council and approved by the Secretary of State which are experiencing from low demand and/or persistent anti-social behaviour.




License 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 advise you. 


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


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


5. The license 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. 


(Discretionary for Mandatory HMO Licence)


There are also a number of discretionary conditions, which Salford City Council may wish to include on licenses issued, which include the following:


· Supply a periodic electrical survey inspection report (carried out by NICIEC member)


· License holder to take reasonable & practical steps for tackling anti-social behaviour


· License holder to be familiar with Disability Discrimination Act 2005


For further information concerning licensing issues you can contact the Licensing Team on 0161 603 4240  or e-mail landlord.licensing@salford.gov.uk


Section Seven


Requirements of the Landlord


A) Commencement of Tenancy


LANDLORDS WILL ENSURE THAT: 


Prospective tenants are provided with a copy of any contractual terms under which a dwelling is offered and, where requested, are permitted sufficient time, normally not less than 24 hours, within which to seek independent advice regarding those contractual terms. 


Monies are only received prior to the signing and completion of a letting agreement as a non-returnable deposit if the accommodation is reserved for an agreed specified period and for which a receipt must be given. Any incidental costs likely to be incurred should be clearly stated in writing. 


They make tenants aware that the premises is accredited, the requirements of the accreditation scheme and the details of the scheme operator.


They make tenants aware of the Accredited Tenants Scheme where operative.


Tenants are able to participate in a tenancy deposit scheme where operative.


Utility etc. Charges (Gas, Electricity, Telephone)

The tenant is clearly informed as to who is responsible for the payment of all utility charges (and the pricing structure per unit should it differ from that charged by the supplier) and Council Tax and that this responsibility is accurately stated in the terms of the letting agreement. 


Other Service Charges 

Where any service charges are levied by the landlord, that such services and charges, and the method of arriving at such charges, are properly specified and detailed in the letting contract.


Tenants are provided with pre-tenancy information on the landlord’s standard operating procedures. e.g. times for repairs, office opening hours, contact details.


Where transactions by Bank transfer are made and where requested by a tenant, an account will be provided to the tenant at least annually for all monies demanded whether for rent, deposit, utility or service charge. Where transactions are undertaken in cash or by cheque a written receipt will always be provided by the landlord. 


Letting Agreements

There is a proper written tenancy agreement (Landlord may use approved AST issued by Salford City Council), with both landlord and tenant holding a copy.

Prospective tenants will be issued with a clear statement of the rent due to be paid, including the dates, amounts and method of payments due to be made during the contract.


The name and current business address of the landlord/agent is stated on the agreement together with the address and telephone numbers of any managing agent or person/s acting on behalf of the landlord. 


Letting agreements are written in clear legible English containing no contractual terms in conflict with any statutory or common law entitlement of the tenant or the terms of this Scheme. 


Where a fee is charged for arranging a letting agreement, then prospective tenants should be clearly informed of this in advance.


Inventory 

A detailed inventory is carried out at check-in, if possible in the presence of the tenant (or tenants representative). In the absence of the tenant, where possible, the tenant shall be provided with a copy of the inventory and asked to check, sign and return a copy as soon as possible to the landlord. The inventory will be initialled on all pages by both parties and signed and dated by them on the last page. The scheme operator will provide advice on good practice in managing inventories if requested and including the use of video material. 


There is a proper check-out inventory, if possible in the presence of the tenant (or tenants representative). In the absence of the tenant, where possible, the tenant shall be provided with a copy of the inventory and asked to check, sign and return a copy as soon as possible to the landlord. Both parties will initial the inventory on all pages. 


Anti Social Behaviour 

The letting agreement will include a clause requiring the tenant not to cause a nuisance or annoyance. Landlords will use reasonable endeavours, appropriate to the circumstances, to help achieve compliance, and will in any event work and cooperate with statutory or other agencies to assist in reducing anti-social behaviour and nuisance. The scheme operator will provide advice to the landlord, where appropriate.


Pre-tenancy Repairs etc.


At the commencement of the tenancy or other date mutually agreed with the tenants all obligations on the part of the landlord in regard to the repairs and dwelling maintenance and improvements have been fully discharged. 


New tenants are provided with details of the Dwelling Upgrading Plan where the dwelling is subject to one as part of the landlords working towards full accreditation. 


Any agreed pre-tenancy repairs or any intentions on the part of the landlord to undertake upgrading should be confirmed in writing. 


B) During the Tenancy


LANDLORDS WILL ENSURE THAT:

Ensuring Possession 

New tenancies do not commence until the existing one has finished. 




Access 

Where access is required for routine inspection/s or viewings, the tenants receive notification of the date time and purpose of the visit not less than 24 hours in advance, unless otherwise agreed, and with the exception of circumstances where issuance of such notice is impracticable. 


Tenants’ privacy and entitlement to unnecessary intrusion is respected. 


Conduct 

Business is pursued by him/her in a professional, courteous and diligent manner at all times.


They do not act in such a manner that brings the Accreditation Scheme into disrepute 


Scheme Awareness 

Tenants should be given a copy of the Scheme at the commencement of their tenancy. The scheme operator will provide sufficient numbers of copies for this purpose. 


Repairs and Maintenance

All dwellings are maintained in a satisfactory state of repair.


That under normal circumstances the following repairs completion performance standards should be achieved: 


Priority One - Emergency Repairs: any repairs required in order to avoid a danger to health, risk to the safety of residents or serious damage to buildings or internal contents - within 24 hours of report of defect. In circumstances where this is not practicable, landlords will make best temporary arrangements. 

Priority Two - Urgent Repairs: repairs to defects, which materially affect the comfort or convenience of the residents - within five working days of report of defect.


Priority Three - Non Urgent day to day repairs: reactive repairs not falling within the above categories - within 28 working days of report of defect. 


With the exception of Emergency Repairs the date on which the repair was reported to the landlord in writing shall be the start date for the repairs completion timescale. 


Tenants are provided with a point of contact in case of emergency. 


Decorative finishes for which they have responsibility are made good within a reasonable timescales if damaged or disturbed during repairs.


Planned Programmes of Repair/Improvement and Cyclical Repairs Programmes. 

Maintenance and Servicing tasks which can be carried out in a planned and cyclical manner and which are the responsibility of the landlord, are carried out with due regard to the convenience of tenants.


With the exception of emergencies, tenants will be notified prior to attendance by contractors to undertake repairs. 


Where contractors and trades persons are undertaking works in occupied premises, it is written into the contract that they remove all redundant components and debris from site on completion of works in a reasonable time and behave in a professional and courteous manner at all times whilst at the premises. 


Visual appearance 

Within the landlord’s responsibilities and reasonable endeavours the visual appearance of dwellings, outbuildings, gardens and yards and boundaries is maintained in a reasonable state so as not to detract from the visual amenity of the area 


Furniture and storage space 

All furnishings and furniture provided by the landlord are in satisfactory condition at the commencement of the tenancy and comply as appropriate with the Furniture and Furnishings (Fire) (Safety) Regulations 1988, as amended. 


Kitchen Facilities 

Each kitchen contains facilities for the storage, preparation and cooking of food which are suitable for the number of occupants using the kitchen, unless provided by the tenant 


Toilet and Personal Washing Facilities 

An adequate number of suitably located water closets, baths and/or showers and washbasins are provided with constant hot and cold water supplies as appropriate, which are suitable for the number of occupants. 


Overcrowding

Dwellings are not knowingly overcrowded.


Licensing


All premises must comply with any statutory licensing scheme in operation in their area.


C) AT THE END OF THE TENANCY LANDLORDS WILL ENSURE THAT: 


Deposits are administered efficiently and reasonably by the landlord or their nominee, and are not withheld for any purpose other than that for which they were levied.


The tenancy agreement specifies: 


· how the deposit is held


· by whom


· what the deposit is held for


· who will receive the interest 


· the maximum period after the end of the tenancy by which 


the deposit will have been returned, subject to the resolution 


of any dispute 


· how any disputes over the deposit will be resolved. 


Tenants are issued with clear written guidelines regarding the standard of cleaning and other arrangements for bringing the tenancy to an end so as to avoid misunderstandings regarding the standard of cleanliness and condition of the dwelling expected at the end of the tenancy. 


Once tenants have provided fully receipted invoice accounts, all deposits (or balances on deposits) shall be returned to tenants within the timescale agreed in the tenancy or an explanation provided as to why a variation may need to be the case and provide a reference (where applicable)


Section Eight


Managing Agents


Managing Agents are invited to join the scheme and can represent their landlords and the properties which they manage on behalf of the landlord.


If a Managing Agent would like to put forward a property for accreditation the following would be requested:


· Written consent from the landlord (providing name, personal correspondence address and contact details)


· Gas safety certificate and tenancy agreement related to property


In this circumstance, it would be the property that would be accredited through the relevant Managing Agent and if the landlord wanted to accredit other properties on his portfolio they can do so by either:


· Allowing the Managing Agent to pass over the portfolio of that landlord


· Becoming an accredited landlord in their own right whilst still allowing their Managing Agent to receive all correspondence (if applicable)


The conditions expected by the landlord and the property outlined within the Code of Standards would still need to be adhered to if accreditation is sought, irrelevant of accreditation being through Managing Agent or private landlord.


Section Nine


Complaints Procedure


LANDLORDS UNDERTAKE TO: 


Have a written procedure for dealing with complaints, which is given to each tenant at the start of the tenancy that makes clear:


· the purpose of the complaints procedure


· how the complaint should be made


· how and by whom it will be considered


· how long it will take 


The procedure should aim to resolve complaints quickly and fairly so that a line can be drawn under them and the parties can move onto a more constructive relationship for the remainder of the tenancy. 


The scheme operator will provide advice on appropriate complaints procedures 


The procedure has the following stages. The intention is to resolve complaints as early as possible, ideally at stage 1. The later stages should be available if this not possible. 


Stage 1 Internal. Discussion between landlord and tenant using the landlord’s complaints procedure. Where a landlord has a few dwellings that they look after themselves, the complaints procedure can be very short and straightforward. Larger organisations and landlords with more dwellings may need to have more stages in a more formal process. 


Stage 2 Scheme operator. If the complaint is not resolved at Stage 1, it will be referred to the scheme operator. Both parties will have the opportunity to present their case in person. 


Stage 3 Independent body. If the complaint is not resolved at Stage 2 it will be referred to an independent body such as the Executive Board or A-LIST whose decision will be final.

NB.
Stage 3 is only to be used as a last resort, where all other avenues have been exhausted and where referral to Court is to be avoided. Both parties must be consenting and in agreement that the decision will be final.


Good practice: 


· Complaints may be made orally or in writing to the landlord, but if the landlord cannot resolve them they must be put in writing so that they can be considered externally 


· However made, complaints should be formally registered by the landlord so their progress can be tracked the complaints procedure should be completed as quickly as possible to minimise the damage to the landlord-tenant relationship. 


· Landlords are encouraged to join the Independent Housing Ombudsman Scheme, or a similar suitable recognised scheme, in order that any complaints or disputes, which fail to be resolved within the scheme, can be referred to the Ombudsman for his consideration. 

PAGE  

13




_1201678198.doc
Tenant Information Booklet


Foreword


RENT WITH CONFIDENCE IN SALFORD!


Congratulations on becoming a tenant of a property owned by a registered accredited landlord within Salford.  Your landlord will be able to produce a certificate to verify this if requested.


Your landlord has joined a scheme, which demonstrates a commitment to managing your property and your tenancy to an agreed standard.


Therefore, you can be assured that you are now renting a property where your landlord has given a commitment to quality in all aspects of their service and that they are working with Salford City Council to continually improve the quality of the area.


If you would like more information on Landlord Accreditation please contact the team on 0161 603 4250.
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