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REPORT OF THE STRATEGIC DIRECTOR FOR SUSTAINABLE REGENERATION
TO THE LEAD MEMBER FOR HOUSING ON 20 SEPTEMBER 2010
TITLE:
SELECTIVE LANDLORD LICENSING – CHARLESTOWN AND LOWER KERSAL
RECOMMENDATION:

That Lead Member for Housing approves:
1. The designation of a Selective Licensing Scheme, under Part 3 of The Housing Act 2004 in four hot spot areas of Charlestown and Lower Kersal.
2. The fee structure and the use of an additional charging fee structure for Selective Licensing.
3. The Licence Conditions for the Charlestown and Lower Kersal Selective Licensing Scheme.

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.  A second scheme, Broughton Selective Licensing was successfully granted approval by the Communities and Local Government and came into force in November 2010.
In April 2010, the Communities and Local Government announced that there would be a change to the approval process for selective licensing schemes, and that General Consent would become operative and that no further schemes would be approved by the Secretary of State.  The General Consent now allows Local Authorities to introduce selective licensing schemes without Communities and Local Government approval.  

This report seeks approval to designate a Selective Licensing scheme, for a five year period, in four cluster areas of Charlestown and Lower Kersal.  It is proposed that the designation is made on the basis that both criteria, as laid out in The Housing Act 2004, Part 3 can be evidenced sufficiently to warrant a selective licensing designation. These criteria being low housing demand and 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 through the New Deal for Communities programme.  Selective Licensing will address existing issues of poor property and tenancy management in privately rented accommodation.  The scheme will also 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.
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 charging scheme similar to that which will be in force in Phase 2 – Broughton.  By introducing a scheme that charges landlords an additional fee for late applications, the local authority will ensure a consistent approach in delivering schemes and will recover the additional costs that are incurred by those landlords who have purposely failed to apply on time. It is also 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:

Selective Licensing designation approval for Seedley and Langworthy – report to Department for Communities and Local Government.
Selective Licensing designation approval for Broughton – report to Communities and Local Government.
Report to Lead member for Housing November 2008, Selective Landlord Licensing – Charlestown and Lower Kersal.
KEY DECISION:
Yes
DETAILS:
1.0 
Background
1.1     Enactment of The Housing Act 2004 in April 2006, gave Local Authorities the power, upon Secretary of State 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 linked directly to private landlords failing to take appropriate action to tackle these problems.  .
1.2 Salford City Council embraced this opportunity and commenced a phased approach for the roll out of selective licensing. The initial phase began with the Langworthy and Seedley regeneration area, where Salford became the first local authority to be granted approval.   Approval for the second phase saw a scheme in the Broughton area introduced in November 2009.  The third phase, to which this report relates, concerns the approval and introduction of a scheme in the Charlestown and Lower Kersal area.
1.3 In December 2008, the Lead Member approved the area of Charlestown and Lower Kersal as the next phase of the selective licensing proposals.  The Lead Member also approved the submission of a report to the Communities and Local Government (CLG) for consideration to designate the area for selective licensing.  The report was duly submitted to the Communities and Local Government in June 2009.
1.4 In March 2010, the Communities and Local Government provided comments on the proposals and requested further clarification on some evidence included within the report.  The Communities and Local Government also advised that from 1 April 2010, there would be a change to the approval process for selective licensing schemes, and that General Consent would become operative and that no further schemes would be approved by the Communities and Local Government.  General Consent allows Local Authorities to introduce selective licensing schemes without Communities and Local Government approval.  
1.5 Following the comments from Communities and Local Government, the initial submission was reviewed and amended to address the concerns.  This report and associated documents can be found in Annex 1.

2.0 
Summary of Evidence
2.1    There are two criteria for a selective licensing designation.  A local authority has to be satisfied that it meets either or both criteria.  The first criteria is that the area is, or is likely to become, an area of low housing demand and that making a designation will, when combined with other measures taken in the area by the local housing authority, or by other persons together with the local housing authority, contribute to the improvement of the social or economic conditions in the area.
2.2
When considering the low demand criteria, the following must be taken into account, amongst other things, the value of residential premises in the area, in comparison to the value of similar premises in other areas which the authority consider to be comparable (whether in terms of types of housing, local amenities, availability of transport or otherwise), the turnover of occupiers of residential premises and the number of residential premises which are available to buy or rent and the length of time for which they remain unoccupied.

2.3 The second criteria is that the area is experiencing a significant and persistent problem caused by anti social behaviour, and that some or all of the private sector landlords who have let premises in the area are failing to take action to combat the problem that it would be appropriate for them to take and that making a designation will, when combined with other measures taken in the area by the local housing authority, lead to a reduction in, or the elimination of, the problem.
2.4 Factors to be considered when considering these criteria include crime such as tenants not respecting the property in which they live and engaging in vandalism, criminal damage, burglary, robbery/theft and car crime.  Nuisance Neighbours such as intimidation and harassment, noise, rowdy and nuisance behaviour, animal related problems, vehicle related nuisance.  Tenants engaged in begging, anti social drinking, street prostitution and kerb crawling, street drugs market within curtilege of the property.  Environmental crime should also be considered such as tenant engaged in graffiti and fly posting, fly tipping, litter and waste.

2.5 Salford’s proposals to designate a Selective Licensing scheme within the Charlestown and Lower Kersal area is made on the basis that both criteria can be evidenced.
2.6 Annex 1 of this report is our submission to designate a selective licensing scheme.  This submission has been reviewed against the Communities and Local Government guidance document “Approval steps for additional and selective licensing designations in England” and contains the required evidence to meet the criteria.

3.0 
Consultation

3.1     A statutory consultation period of at least 10 weeks must be undertaken before a selective licensing designation can be made.  Salford’s consultation in respect of these proposals, have been ongoing since January 2009.
3.2   There have been various methods of consultation and this has included presentations at resident groups, landlord forums and consultation event which included drop in sessions for landlords and residents.  The main consultation involved a questionnaire being mailed out.  
3.3     In total three questionnaires were designed, one for residents/tenants, one for landlords and one for local business’s.  The residents/tenants questionnaire was mailed out to every household within the proposed designated area and to the surrounding area.  The landlord’s questionnaire was mailed to all identified landlords within the proposed designation and to all accredited landlords regardless of whether they would be affected by the proposals.  The final questionnaire was sent to all local business in and around the proposed area.  The purpose of these questionnaires was to provide information regarding the proposals to introduce selective licensing and to gauge opinion on the proposals.
4.0 
Proposals
4.1    
It is proposed that the areas to be designated are four specific clusters.  Three of the area’s fall within the Irwell Riverside ward and one area within the Kersal ward.  These areas have been selected following intensive consultation with the local residents, Elected Member and appropriate officers with detailed area based knowledge and supported by the housing market intelligence contained within our submission.  
4.2     Schedule 4 of The Housing Act 2004, specifies 5 statutory licence conditions to be issued with each selective licence. 

4.3  
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”. 

4.4 
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. 

4.5
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).  
4.6
The proposed Licence Conditions are consistent with those which are enforced under the Broughton Selective Licensing Scheme.  However where additional requirements are identified through consultation then consideration will be given to these, any such variations will be subject to Lead Member approval.  

4.7
The initial Licence Application Fee was set in the business plan, commissioned and produced by Pricewaterhouse Coopers prior to the commencement of Landlord Licensing.  

4.8
As per The Housing Act 2004, 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 Landlord Accreditation team.

4.9
Via the Business Plan, the licence application fee for a Selective Licence in Kersal /Charlestown will be the same as that in Broughton and 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


4.10
Landlords will be charged an additional fee for any application which is late in submission. Should an application be received after the initial 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.

5.0 
Actions Required
5.1   Subject to Lead Member approval, a designation will come into force three months after the date of approval.  Once a designation comes into force it will last a maximum of five years. 
5.2   Following approval there are statutory notification guidelines that must be adhered to. These include, the publication of a notice within the designated area within seven days of the designation being confirmed in two local newspapers on six separate occasions.  Notification must also be sent to all those who consulted on the proposed designation within two weeks of the designation being confirmed.   
6.0 
Conclusion
6.1 
I am satisfied that the Landlord Licensing Scheme partnered with Landlord Accreditation is achieving real qualitative improvements in management and physical standards of properties in the private rented sector, specifically in the Selective Licensing areas.  
6.2
The progress, which has already been made by the Licensing Team, has been recognised nationally for innovation and has been highlighted by the Audit Commission as an example of best practice in this field.

6.3    
To conclude, it is recommended that the licensing designation detailed within this report is approved and that the proposed areas are designated a Selective Licensing area for a period of five years.
KEY COUNCIL POLICIES: Community Plan, Housing Strategy, Crime and Disorder reduction Partnership
EQUALITY IMPACT ASSESSMENT AND IMPLICATIONS:-  
The proposed action is in line with the City Councils Landlord Licensing and Enforcement policies both of which have been equal opportunities approved.  All landlords’ needs are fully considered during the Landlord Licensing process and an Equality Impact Assessment has been carried out.  Landlords are provided with the opportunity to an appointment with an Officer from the Landlord Licensing Team to obtain assistance and advice in completing their licence application forms.  All landlords are provided with details of how to obtain Licensing documentation in a language which they may understand. Where appropriate, an Officer from the Licensing Team can attend a home/office visit.
ASSESSMENT OF RISK:

The risk is considered to be low. 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.
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 break even over the five-year period.
LEGAL IMPLICATIONS Supplied by Melinda Edwards                 Ext: 3112
Comments: The proposal has been fully reviewed by Legal Services and all relevant statutory documents have been verified.
FINANCIAL IMPLICATIONS Supplied by Peter Butterworth           Ext: 8791
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.
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.
OTHER DIRECTORATES CONSULTED: Chief Executive and Environment and Community Safety
CONTACT OFFICER: Sarah Hughes
TEL. NO.
3087
WARD(S) TO WHICH REPORT RELATE(S): Kersal and Irwell Riverside
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 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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Chapter 1 – Introduction


“A place where people want to live, by building a community and future that engages everyone”


Following on from the successful implementation of Selective Licensing in the Langworthy and Seedley regeneration area and our submission to designate an area of Broughton as a Selective Licensing area, this report is a submission for approval to designate a third scheme, Kersal/Irwell Riverside (New Deal for Communities), as a Selective Licensing area and forms phase three of our overall Selective Licensing proposals.  


The scheme comprises of four “hotspot” area’s covering a total of 917 properties, of which 504 have been identified as privately rented, are all located within the New Deal for Communities (NDC) regeneration programme.  Three of the area’s fall within the Irwell Riverside ward and the fourth area falls within the Kersal ward. The proposed scheme is located within Central Salford where the city council has identified the regeneration of the Central Salford area as a major priority.  

The New Deal for Communities Lower Kersal and Charlestown area encompasses two neighbourhoods within the Central Salford Housing Market Renewal Area Development Framework, those being Kersal and Irwell Riverside. NDC is one of 39 programmes across England, which was awarded a key, flagship £53 million government funding in March 2001, the whole area is currently being transformed through a 10 year regeneration programme

Like Broughton, Kersal and Irwell Riverside  are area’s identified as priority neighbourhoods in need of major change in the City’s Neighbourhood Renewal Strategy, and these areas are identified, as places where focused public an private investment over the short to medium term, will have the greatest potential for stimulating the longer-term regeneration process and bolstering existing activity.  The Framework calls for the creation of a series of sustainable, connected, mixed neighbourhoods, which exploit the area’s natural assets and are linked to opportunities that will be created by expanding the Regional centre.  

Salford has a good track record of using a range of interventions to tackle problems within the private sector, from providing support and advice to landlords on disrepair, management issues and target hardening, to use of legislative powers to bring property standards up to the minimum standard.


In Salford, we recognise the need to introduce measures which compel a landlord and any associated managing agent, to be “fit and proper” and to provide property management services which deal effectively with all aspects of letting, from referencing of prospective tenants, to taking timely and appropriate action for antisocial behaviour.  Mandatory House in Multiple Occupation (HMO) licensing is now operational and we believe we have identified every HMO which meets the criteria for licensing.  However, this is only part of the solution.  We also need to tackle other private rented properties in order to make real changes across the entire sector and this power is provided by the provisions, included within Part 3 of The Housing Act 2004.  This report is a submission for authorisation to designate a Selective Licensing scheme in the New Deal for Communities area.

Chapter 2 – The Area

The New Deal for Communities Lower Kersal and Charlestown Area is one of the key regeneration areas within Central Salford. It is extremely well located being next to Salford University and the Pendleton district shopping centre, both of which have ambitious plans for growth and renewal. It is also 10 minutes away from both Manchester city centre and Salford Quays. 


A number of high profile projects have been completed or are well underway in the area including:


· Block Improvement schemes, benefiting over 1000 properties. 


· Alley gating Scheme - Instalment of 79 gates on 26 alleyways, benefiting more than 1000 homes across Lower Kersal and Charlestown.

· The Environmental Streetscape project has undertaken a range of projects that has included the clearing of the Duchy Lagoons, the planting of bulbs next to the Littleton Road flood defence bunds, and the planting of trees along the Frederick Road corridor.

· Green Space & Gardens – improvements carried out to a range of sites transforming once derelict ground into useful contoured landscapes (i.e. play areas, additional parking, picnic areas)

· Salford Sports Village - A major new state of the art sports facility, centered on the Littleton Road Playing Fields in Lower Kersal, is seen nationally as a model of good practice. 

· Charlestown Riverside redevelopment – outline planning permission has been granted for the redevelopment which will eventually see 626 new homes constructed, 25% of which will be affordable housing.

· The Unity Quarter housing redevelopment started on site in early 2007, and developer partners Miller Homes and Inspired Developments have completed 73 homes to date.  Planning permission has been granted for a total of 230 properties, 28 of which will be affordable

· Inspired Developments are also well underway with the construction of 13 new houses on the former Poets site, off Gerald Road.  The properties are due to be completed in January 2011.  Seven of the homes will be available for social rent through Contour Homes.

Kersal Ward 


Has a higher proportion of students compared to the City as a whole


Significantly more residents are likely to rent from private landlords than in the city as a whole


The level of overcrowding is high compared with Salford during the last census

Irwell Riverside Ward


Has Salford’s highest concentration of full-time students, at over 30% of the ward population.


Total crime rate is higher than average for the city, IMD 2004 crime domain survey shows much of the area to be among the worst 7% in the country


Residents are more likely to rent their home than resident’s city wide


There is more overcrowding than the City average


The rate of changes in household occupancy is significantly higher than the city rate and has risen year by year


The proportion of vacant properties has been rising, unlike the city as a whole


The area showed double the amount of privately rented properties compared to the city as a whole during the last Census.


The New Deal for Communities Area, similar to parts of many inner city areas in the North of England, has in recent years suffered rapid decline. This has been characterised by a fall in demand for housing, large scale abandonment of some areas and increasing levels of crime and anti-social behaviour. Wide ranging housing market renewal investment has helped to turn around failing housing markets however high levels of privately rented dwellings with Central Salford coupled with variable standards of management create the potential for a fragile housing market. The Selective Licensing designation, alongside our other strategic objectives will address these concerns and help protect the sustainability of our local communities.


As with much of Central Salford, New Deal for Communities Lower Kersal and Charlestown Area has suffered a significant fall in its population over recent decades, resulting in a range of problems such as a loss of validity, a reduction in facilities and services, and an increase in vacant and underused land, which in turn make the area increasingly unattractive to both existing and potential residents.

It is estimated, from the most recent census, that both Kersal and Irwell Riverside Wards suffered a population decline by up to 14.5 % during 1991-2001, compared to 6% decline in Salford as a whole. This loss of population and the resulting loss of services, and low economic activity all led to the collapse of the local housing market.  Many residents moved out and rented their properties.  Others felt “forced” to leave the area due to a range of issues including fear of crime and vandalism.  Inappropriate accommodation, deteriorating quality of life and an increasing number of “bad” neighbours also led to people abandoning their homes.  As a result, there was a general decrease in the number of owner occupied homes and a disproportionately high number of rented and empty properties across the neighbourhoods.


Disintegration of the social and economic framework along with the loss of community cohesion resulted in a community and an area that was no longer sustainable.

The overall decline can be characterised by factors including:


· A fragile housing market;


· High levels of empty/abandoned and boarded up property;


· A concentration of low value, poor quality homes that offered little    choice in either accommodation type or tenure 


· Low levels of owner occupation


· Disproportionate amounts of unregulated rented accommodation;


· Large numbers of properties in need of investment to provide a decent home;


· Poor environmental quality;


· Decline/absence of business activity and in the range of local services and facilities; and


· Social and anti-social behaviour issues related to the above.


Salford has adopted a neighbourhood management approach to delivering services to customers, placing the local community at the heart of the decision making.  The key to its success is ensuring the Police, Primary Care Trust, Salix Homes, Irwell Valley Housing and Salford City Council respond to local priorities.  Within the New Deal for communities’ area this approach has been widened out to include an intensive neighbourhood management approach, working with residents and agencies to address issues around housing, crime and community safety and housing within a defined area.  

Bernadette Elder, Community Development Manager for NDC area, has been a key partner in the consultation process and recognises the value selective licensing will bring to the area.  In a statement, she told us: 

“I welcome the introduction of Selective licensing into the Charlestown and Lower Kersal area and look forward to working in partnership with the City Council’s Housing Market Support Team to raise the standards in the private rented sector. Currently in Charlestown and Lower Kersal the New Deal for Communities programme has adopted and Intensive Neighbourhood Management approach to addressing residents concerns around housing, crime and community safety and the environment. The addition of selective licensing can only bring a positive contribution to successful outcomes”

Kevin Coakley, a member of the NDC Partnership Board and multiple local residents groups said:


“I greatly welcome the introduction of selective licensing into the Charlestown and Lower Kersal area and look forward to working in partnership with the City Council's Housing Support team to raise the standard in the private rented sector. I am a Community Representative on the Partnership Board of the New Deal for Communities Programme I also chair the sub group of Community Committee trying to address the issues of Housing in Multiple Occupation and its related problems around crime and community safety, housing and the environment and we have a considerable need for the addition of selective licensing.”


The introduction of Selective Licensing will support the outstanding work already undertaken in this area by the Housing Market Renewal and New Deal for Communities Teams.  The NDC Annual Report 2007/2008 (Annex 1) reports that development has begun on the Unity Quarter development, major block improvements have been completed, including improvements to 270 properties within the proposed Selective Licensing area.  Works included brick cleaning and repointing.

Selective Licensing will address existing issues of poor property and tenancy management in privately rented accommodation, which can undermine even the most radical regeneration initiatives.  Selective Licensing will ensure that new landlords investing in the area are reputable and will sustain the strong communities that the regeneration programmes have worked hard to establish.  Investment in the area is welcomed, however, potential investors must acknowledge that property management is more than just an income and, as part of the Selective Licensing regime, support and advice will be provided to new landlords.  


Selective Licensing will ensure a consistent level of property management services among all private landlords in the area, thus assisting prospective private tenants in making a positive, confident choice about their next home in Salford within a sector often branded as the “tenure of last resort”.  


The consultation carried out with tenants, residents and businesses within the area, and indeed across Salford, demonstrates the support for Selective Licensing, with problem landlords highlighted as a cause for concern.


Figure 2.1 Map of Proposed Selective Licensing Area
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Figure  2.2 Proposed street list


A


Ayshire Road


B


Beeley Street


Blandford Road 


C


Coniston Street


Cromwell Road (134 – 194)


G


Gerald Road (1 –123, 127 –175, 268 -308)


H


Haddon Street


Hadley Street 


Hafton Road


L


Levens Street


Littleton Road (1 – 53, 197 – 289)


Lydford Street


M


Mackenzie Road


Milnthorpe Street


N


Norfolk Street


R


Rowsley Street


Romney Street 


S


Seaford Road (61 – 103, 105 – 159)


Suffolk Street (1 – 31, 2 – 18)


U


Ukraine Road


V


Valencia Road


Ventnor Street 


W


Welford Street

Supporting the Crime and Disorder Reduction Partnership


Tackling anti-social behaviour (ASB) is now synonymous with effective neighbourhood and tenancy management and the creation of sustainable communities.


The Salford Crime and Disorder Reduction Partnership is made up of public and private agencies.  Our Community Safety Unit, which includes the ASB Intervention and Action team are tasked with tackling anti-social behaviour by responding to complaints perpetrated within the private rented sector.  This involves working with agencies such as the police, Witness Outreach and the Salford Assisted Families Project (Assfam) to develop case intervention strategies where problems are identified.  Salford has an excellent record of tackling anti-social behaviour.  


Historically, legislation available to tackle anti-social behaviour in the private rented sector has been limited, although the Crime and Disorder Act 1998 and the Anti-social Behaviour Act 2003, have provided valuable legal tools including the Anti-social Behaviour Order and the amended section 222 Private Sector Injunction.


We continue to utilise these powers in appropriate cases where individuals (for example, private tenants or their children or visitors) are identified as perpetrators of ASB and the use of the legal remedy justified.  However, one of the key issues in dealing with private landlords is their lack of appropriate tenancy management, including the use of adequate tenancy agreements and a clearly defined process of dealing with complaints of nuisance and anti-social behaviour.  This is important for a number of reasons.  With the exception of behaviour which includes threatened or actual violence, the use of early intervention can be very successful in eradicating problems of nuisance, such as loud music, unruly children, foul language, and problem pets and so on.  Acceptable behaviour contracts, tenancy warning interviews, mediation and the use of youth diversionary activities can all be effective in dealing with nuisance and anti-social behaviour if used early enough.


However, in many cases, the opportunity to solve the problem when it first appears is missed, either because the landlord fails to engage with Salford City Council, or in some cases refuses to, on the premise that dealing with anti-social behaviour “is not their problem”. 


Selective Licensing ensures that tenancy management is the responsibility of the landlord and they must act upon complaints received about their tenants.  It is important to recognise that the private rented sector provides housing to many of those excluded from other sectors of the market and these can be the most vulnerable sections of society, with issues such as alcohol or drug misuse and a history of anti-social behaviour affecting their ability to sustain a tenancy.

In Salford, we have established local partnership delivery groups, which are the vehicle for developing multi agency case intervention strategies where problems are identified, and can include actions for the police, the Youth offending team, and the ASB Intervention and Action Team.  However, without the engagement of private landlords, actions to tackle low-level nuisance are often ineffective and can frustrate the efforts of both the agencies working to deal with the problem and also the local community, whose lives suffer as a result of the nuisance.  We have developed a cross tenure anti-social behaviour procedure when tackling anti-social behaviour.


As in Langworthy, Selective Licensing will represent a real climate change to private landlords in NDC as they will be required by law to provide essential information about them and their business, including their “fit and proper” status, management arrangements and any relevant connected persons.  It is important to note, that we will continue to find ways to work with landlords to ensure that can meet the entry requirements, rather than refuse.  Once issued, experience shows us that we can use the licence as a lever which requires landlords to deal with complaints of nuisance and/or engage with the necessary authorities.


In terms of enforcing Selective Licensing conditions, our approach in NDC will mirror that which has been used Langworthy, as we know it works.  It is very much a “carrot and stick” approach.  We are aware of the lack of expertise amongst many private landlords in tenancy management and in particular in dealing effectively with anti-social behaviour.  Therefore, we will be providing landlords with support and hands on advice.  Licensed landlords will be provided with structured and one to one training sessions via our dedicated anti-social behaviour officer.  This officer will also provide individual support when the landlord is devising a strategy for responding to individual cases.  This officer does not replace the service that already exists to provide a statutory anti-social behaviour service to members of the public, but will provide a valuable training resource to landlords.  However, landlords will not be able to pass the ownership of complaints on to this officer.  This must remain their responsibility.


The City Council is committed to ensuring that anti-social behaviour is tackled effectively, so that communities can live together.  The introduction of Selective Licensing in NDC will contribute form an integral part of our approach.

Supporting other private rented sector initiatives


A new private sector housing strategy is in the final stages of production and incorporates the full use of a wide range of tools to tackle poor property condition, inadequate tenancy management and improve conditions in the private rented sector.  The Housing Market Support team, a multi disciplinary team which is part of the Sustainable Regeneration directorate, is making full use of these tools to deliver improvements. These include:


· Mandatory HMO Licensing


· Selective Licensing


· Landlord Accreditation


· Empty Property Enforcement


· HMO Standards Enforcement


· Housing Standards – Housing Health and Safety Rating System (HHSRS)


This team is an example of best practice and demonstrates a holistic approach to providing services to the private rented sector, which has already made excellent progress in raising standards and supporting private landlords in operating their businesses.  Landlords are able to obtain technical advice regarding work required to their properties, in addition to training and support in managing tenancies and marketing of empty properties.  All of these services continue to contribute to reversing the decline of the low demand areas in Salford.


Selective Licensing will contribute to meeting the Decent Homes Standard set out by the government.  It is tasked with making 70% of non-decent housing, in both the social and private sector, which is occupied by a vulnerable section of the community decent, by 2010.  Amongst other things, Selective Licensing will raise awareness amongst private landlords about property condition (although enforcement will rely on other statutory powers such as Housing Health and Safety Rating System).


The Salford Landlord Accreditation Scheme (LAS) continues to support Selective Licensing in Salford and currently has in excess of 700 landlord members who have signed up over 2500 properties citywide. The scheme has a good working relationship with managing agents providing advice, support and recognition for those promoting the accreditation scheme property standards and management arrangements.  The scheme relies on landlords voluntarily engaging with the team, in order to sign up to the code of standards and make any improvements in their property standards or management arrangements.


Salford is fully utilising the suite of tools introduced by the Housing Act 2004, one being the Housing Health and Safety Rating System (HHSRS).  As a dual approach with Selective Licensing, these powers are addressing not only management standards but also property conditions within the private rented sector.  


As part of a coordinated approach, Selective Licensing is compelling landlords to maintain good standards and is raising the profile of problem properties that have gone unnoticed previously.  Through the increased awareness amongst the community and across agencies, Selective Licensing has become a valuable mechanism for identifying and dealing with bad practice amongst private landlords.  A comprehensive database has been developed of the private rented sector within Salford and it is envisaged that by rolling out Selective Licensing in the proposed area, it will strengthen this system.


Supporting local, regional and national strategies and objectives


The Selective Licensing Scheme in Langworthy and Seedley Regeneration Area has made a significant contribution not only to the local housing market and standards across the private rented sector in the area but also across a range of service areas.  We anticipate a similar significant contribution will be made by the introduction of Selective Licensing in the NDC area.

Performance in achieving objectives and targets across a range of strategies and plans has been enhanced.


The introduction of the scheme has strengthened management arrangements and raised private tenant’s awareness of both their responsibilities but also their rights as tenants.  This continues to contribute to the overall aims and objectives of the Homelessness Strategy, amongst others, by encouraging stability in the private rented sector and preventing homelessness presentations.


Good communication links have been established with a number of teams within the council and with outside agencies, such as Greater Manchester Police, whereby appropriate officers have been given training around licensing.


Regeneration projects 

Unity Quarter – Development began on the former Kersal High School site in April 2007 to provide 230 units, including 28 affordable homes which will be managed by the Contour Housing Group.  Ten residents affected by demolition will be amongst the first to move in.


Housing Acquisitions – Acquisitions continue to aid the assembly of the development sites at Charlestown Riverside and Lower Kersal Riverside, with approximately 150 houses now acquired by NDC and Salford City Council.  Eventually around 22 households from areas affected by demolition will be moving to Unity Quarter.


High profile projects


In terms of major schemes, all four areas have benefited from major schemes comprising block improvements and alley gating schemes. These are all now complete. There have been additional interventions in terms of funding alley way greening schemes and dedicated community development work.


Littleton Road Gateway Terraces – Area 1


This scheme saw improvements to 270 terrace properties on Gerald Road, Romney Street, Milnthorpe Street, Suffolk Street Levens Street and Littleton Road. The work comprised of the following to the front elevations 


· Brick cleaning 


· Repointing 


· Renewal of rainwater goods 


· Renewal of facia boards 


· Renewal of front garden walls and surfaces 


· Cleaning repair and repainting of windows and doors as appropriate


In addition the rear yard walls were renewed and for gable end properties the gable end yard wall was heightened to match the height of the alley gates, in order to further improve security for residents. 


Blandford Road Area Terraces – Area 2


This phase saw block improvements to 210 properties on Gerald Road, Seaford Road, Ventnor Street, Lydford Street, Coniston Street, Welford Street and Blandford Road.  The specification of works comprises of the following to the front elevation:


· Brick cleaning 


· Repointing 


· Renewal of rainwater goods 


· Renewal of facia boards 


· Cleaning and repair of windows and doors as appropriate 


· Rebuilding of front garden walls and surfaces 


In addition, the rear yard walls were renewed and for gable end properties the gable yard wall was heightened to match the height of the alley gates, in order to further improve security for residents.


Seaford Road, Gerald Road and Cromwell Road (Arrowhead)


Work to the properties included removal of paint, cleaning and re-pointing of brickwork. The renewal of garden surfaces to front and rear, renewal of boundary and party walls to the fronts of all properties and the renewal of the rear yard walls to the terraced properties.


These blocks of properties were quite unique in the fact that the alleyways were accessed adjacent to a front garden with a low wall on one side and a rear garden with a high wall on the other. This made the design of the alley gates quite challenging, as they would need to be secure and yet sympathetic to the low walls, without being overbearing. The design that was agreed included brick pillars with in fill railings and fluted railings meeting the gate posts. The materials, brickwork, ironwork etc. all matched and the end product is quite dramatic.  

The introduction of Selective Licensing will assist to protect this investment,

Chapter 3 – Baseline Information


This chapter includes information about the characteristics of the proposed Selective Licensing scheme area and includes details about the tenure spilt, the current housing market status, and the levels of crime and anti-social behaviour.


The proposed area evidences the Selective Licensing criteria for low demand.  In particular, there is a high incidence of privately rented properties, low property prices, a transient tenant population and high levels of unoccupied properties that are prevalent across the area.


Property price

Property price data is received from land registry at the individual property level and is aggregated up to the following levels


· HMR Neighbourhoods

· Salford Wards

· Citywide

· Output areas (Census and Super)

The data is manipulated so that property price information (including number of sales) can be analysed within a number of different timeframes, for example:


· Quarterly

· Six monthly

· Annually (financial and calendar)

Housing Needs Assessment Survey Oct 2007

The following statistics have been reported in the Housing Needs Assessment Survey October 2007, commissioned by Salford City Council.


The Broughton and Irwell Pathfinder area, in which the proposed Selective licensing lies, is dominated by terraced properties, which comprise 45.7% of the total housing stock. This is higher than Salford’s pathfinder average of 35.7%.  Consequently, the area has a relatively low percentage of semi-detached properties (16.2%).

Property ownership within the area is reported at 36.2%, of which 19.3% is owned with a mortgage.  The area has a high proportion of Council owned stock within the area as a whole (33.6%) and private rented properties (19.7%) compared to the Salford pathfinder average of (24.7% and 11.8% respectively).

Sales Turnover and property price information

Below is a comparison of the number of sales and average sale price in Irwell Riverside and Kersal wards compared to other wards in the City.  In 2008, the average property sale price in the ward of Irwell Riverside (which includes most of the selective licensing area) is £108,936.  This compares to an average property sale price of £130,903 across Salford. 


In terms of property turnover, the total number of sales in the Irwell Riverside ward in 2008 was 101 which equates to the average across Salford in 2008.  However, this does not reflect the transient and highly mobile nature of the private rented sector, where one property may see multiple tenancies creates over a relatively short period of time. 

Table 3.1 Number of sales and average sale price 2007 and 2008 – all properties


		

		

		

		

		



		

		All properties



		

		2007

		2008



		WARD_NAME

		No of Sales

		Average price

		No of Sales

		Average price



		Barton

		536

		£106,725

		94

		£105,060



		Boothstown & Ellenbrook

		420

		£194,436

		64

		£201,855



		Broughton

		589

		£132,588

		141

		£117,724



		Cadishead

		555

		£135,446

		90

		£108,034



		Claremont

		461

		£135,604

		90

		£132,300



		Eccles

		715

		£174,742

		109

		£174,094



		Irlam

		322

		£124,025

		81

		£138,766



		Irwell Riverside

		574

		£110,728

		101

		£108,936



		Kersal

		409

		£165,256

		86

		£194,494



		Langworthy

		391

		£104,703

		175

		£110,234



		Little Hulton

		398

		£95,505

		75

		£92,033



		Ordsall

		2173

		£150,761

		190

		£141,022



		Pendlebury

		620

		£133,156

		137

		£118,136



		Swinton North

		531

		£112,531

		77

		£106,962



		Swinton South

		478

		£120,685

		75

		£118,351



		Walkden North

		519

		£108,914

		73

		£102,109



		Walkden South

		402

		£154,568

		73

		£151,295



		Weaste & Seedley

		451

		£117,888

		134

		£114,745



		Winton

		456

		£109,119

		67

		£109,287



		Worsley

		436

		£252,545

		71

		£221,031



		 

		 

		 

		 

		 



		SALFORD

		4601

		£138,621

		2017

		£130,903





NB:  When reviewing the information, consideration must be made to the introduction of high value, large houses which have been built in the Kersal area. The sale of these houses has therefore distorted the mean property price for the ward 

Table 3.2 Number of sales and average sale price 2007 and 2008 – New build properties


		

		

		

		

		



		

		New build properties



		

		2007

		2008



		WARD_NAME

		No of Sales

		Average price

		No of Sales

		Average price



		Barton

		4

		£111,000

		4

		£81,154



		Boothstown & Ellenbrook

		 

		 

		1

		£150,000



		Broughton

		114

		£152,986

		79

		£127,123



		Cadishead

		20

		£136,675

		3

		£58,000



		Claremont

		 

		 

		 

		 



		Eccles

		71

		£210,169

		26

		£151,884



		Irlam

		14

		£217,360

		17

		£167,547



		Irwell Riverside

		88

		£173,463

		19

		£136,693



		Kersal

		37

		£171,789

		5

		£114,800



		Langworthy

		53

		£110,729

		50

		£129,209



		Little Hulton

		 

		 

		 

		 



		Ordsall

		283

		£148,789

		120

		£147,938



		Pendlebury

		67

		£145,246

		35

		£121,046



		Swinton North

		11

		£130,591

		3

		£179,167



		Swinton South

		3

		£153,333

		1

		£96,000



		Walkden North

		24

		£121,747

		2

		£155,500



		Walkden South

		13

		£162,431

		6

		£122,474



		Weaste & Seedley

		35

		£146,029

		63

		£115,826



		Winton

		 

		 

		 

		 



		Worsley

		1

		£290,000

		 

		 



		 

		 

		 

		 

		 



		SALFORD

		849

		£154,577

		438

		£133,426





House Price by type


The Kersal ward, which area 4 falls within,  has seen an overall increase in average house prices between 2007 and 2008 due to the addition of high value houses in the surrounding area.  It must be noted that these high value properties do not fall within the proposed designation.  The proposed area is made up predominantly of terraced properties.  


The tables 3.3 and 3.4 below show the average sale price and number of sales within the area.  It is worth noting that 2008 and 2009 has seen a significant reduction in the number of sales and the average sale price within the area.  


When comparing the proposed area to the city average, the average price for a terraced property within area 4 is well below the Salford average. 


Table 3.3 Number of sales and average sale price – Area 4 


		 

		Area 4



		Year

		Type

		Price

		Sales



		2000

		Terraced

		£16,344

		8



		2001

		Semi Detached

		£40,500

		1



		

		Terraced

		£19,018

		12



		2002

		Semi Detached

		£52,750

		2



		

		Terraced

		£20,440

		10



		2003

		Terraced

		£25,802

		19



		2004

		Semi Detached

		£60,000

		2



		

		Terraced

		£41,315

		22



		2005

		Detached

		£250,000

		1



		

		Semi Detached

		£82,475

		2



		

		Terraced

		£52,333

		9



		2006

		Terraced

		£74,450

		14



		2007

		Semi Detached

		£97,500

		1



		

		Terraced

		£87,578

		16



		2008

		Terraced

		£75,857

		7



		2009

		Terraced

		£54,800

		5





Source: Land Registry Data


Date: April 2010


Table 3.4 Number of sales and average sale price - Salford


		 

		Salford



		Year

		Type

		Average Price

		No. of Sales



		2000

		Terraced

		£37,046

		1369



		2001

		Terraced

		£39,480

		1640



		2002

		Terraced

		£44,289

		2028



		2003

		Terraced

		£57,133

		2091



		2004

		Terraced

		£74,427

		2275



		2005

		Terraced

		£85,723

		1839



		2006

		Terraced

		£99,080

		1806



		2007

		Terraced

		£112,198

		1960



		2008

		Terraced

		£109,126

		1034



		2009

		Terraced

		£102,145

		651



		2010

		Terraced

		£89,911

		142





Source: Land Registry Data


Date: April 2010


Tenure of proposed area

The four proposed areas combined, consists of a total of 917 properties, 406 of which are privately owned, 504 have been identified as privately rented, 5 are in Registered Social Landlord ownership and 2 are Local Authority owned.

The following tables illustrates the tenure split across the four proposed selective licensing area’s and highlights the high levels of the privately rented sector in comparison to low owner occupation levels.

Table 3.5 Area 1.  Ward- Irwell Riverside


		Tenure

		Number of properties

		Percentage %



		Privately Rented

		164

		53.07



		Privately Owned Properties ( Owner Occupied

		139

		44.98



		Housing Association

		5

		1.62



		Council

		1

		0.33





Table 3.6 Area 2. Ward- Irwell Riverside


		Tenure

		Number of properties

		Percentage


%



		Privately Rented

		149

		70.28



		Privately Owned Properties ( Owner Occupied)

		63

		29.72





Table 3.7 Area 3. Ward- Irwell Riverside


		Tenure

		Number of properties

		Percentage


%



		Privately Rented

		61

		37.42



		Privately Owned Properties ( Owner Occupied

		102

		62.58





Table 3.8 Area 4. Ward- Kersal


		Tenure

		Number of properties

		Percentage


%



		Privately Rented

		130

		55.79



		Privately Owned Properties ( Owner Occupied)

		102

		43.78



		Council

		1

		0.43





There is a high void rate 9.17% (2007) & 8.62% (2008) in Irwell Riverside, compared to the city average of 5.52%(2007) and 5.54% (2008). 

Table 3.9 Vacancy rates by ward 


		WARD

		 

		2007

		 

		 

		2008

		 



		

		vacant prop

		total prop

		% vacant

		vacant prop

		total prop

		% vacant



		BARTON

		3212

		71319

		4.50%

		3563

		71888

		4.96%



		BOOTHSTOWN & ELLENBROOK

		1547

		47675

		3.24%

		1438

		47712

		3.01%



		BROUGHTON

		6750

		71876

		9.39%

		7560

		73085

		10.34%



		CADISHEAD

		2510

		52889

		4.75%

		2495

		54072

		4.61%



		CLAREMONT

		2044

		52907

		3.86%

		1708

		52883

		3.23%



		ECCLES

		3844

		62216

		6.18%

		3835

		63930

		6.00%



		IRLAM

		1422

		49146

		2.89%

		1311

		49150

		2.67%



		IRWELL RIVERSIDE

		5972

		65155

		9.17%

		5677

		65889

		8.62%



		KERSAL

		3875

		58475

		6.63%

		4151

		58660

		7.08%



		LANGWORTHY

		7451

		84087

		8.86%

		6691

		84337

		7.93%



		LITTLE HULTON

		2328

		68706

		3.39%

		2639

		68722

		3.84%



		ORDSALL

		6792

		70010

		9.70%

		7660

		80732

		9.49%



		PENDLEBURY

		2123

		63679

		3.33%

		2471

		65336

		3.78%



		SWINTON NORTH

		2943

		63891

		4.61%

		2970

		63903

		4.65%



		SWINTON SOUTH

		1962

		56931

		3.45%

		2185

		57305

		3.81%



		WALKDEN NORTH

		2715

		64286

		4.22%

		2874

		64855

		4.43%



		WALKDEN SOUTH

		1901

		54037

		3.52%

		1892

		54411

		3.48%



		WEASTE & SEEDLEY

		3862

		62543

		6.17%

		3773

		62617

		6.03%



		WINTON

		2675

		64673

		4.14%

		2501

		65309

		3.83%



		WORSLEY

		2294

		52217

		4.39%

		2294

		52596

		4.36%



		

		 

		 

		 

		 

		 

		 



		SALFORD

		68222

		1236718

		5.52%

		69688

		1257392

		5.54%





Properties identified as requiring a Licence

A number of information sources have been used in order to gather intelligence about the proposed Selective Licensing area and the actual number of properties affected.  A summary of the information is listed below.


· Estimated number of properties requiring a licence  - 504


· Estimated number of landlords subject to licensing – 309

· Estimated number of accredited landlords and properties subject to licensing – 157 landlords with 294 properties

Antisocial Behaviour and Crime 

The evidence for a Selective Licensing designation based around anti social behaviour is strong, however Salford is committed to tackling anti social behaviour and our Community Safety Strategy details the priorities, objectives and targets in tackling anti social behaviour in Salford.  Selective Licensing is an essential element of this strategy and our desire to reduce incidences of anti social behaviour within Central Salford.


Like many areas within Central Salford, obtaining accurate data regarding the incidence and reporting of anti-social behaviour is difficult due to the in built prejudice that communities have regarding private landlord and their tenants and the misnomer that only social tenants can be challenged for anti social behaviour.


Antisocial Behaviour Statistics


The Anti Social Behaviour Action and Intervention team which handles and investigates complaints of ASB in the private sector is making an impact.  For the period 1st January 2007 to 31st July 2010, the following incidences of ASB have been reported.


Table 3.10 Breakdown of ASB complaints in proposed Selective Licensing Area’s

		

		Number of complaints against Owner Occupiers

		Number of complaints against Private rented tenants



		Jan – Dec 07

		0

		8



		Jan - Dec 08

		3

		11



		Jan – Dec 09

		3

		22



		Jan – July 10

		1

		13



		TOTAL

		7

		46





Anecdotal evidence suggests that there is a problem within the area of under reporting of anti social behaviour for fear of reprisals.  In support of this statement, Annex 2 is a letter from a local resident, who wishes to remain anonymous, stating her views on the area and the current problems that are being experienced.


Within this proposed designation, a number of landlords have been identified as owning multiple properties.  Anecdotal evidence suggests that a minority of these landlords are moving problem families between properties when a problem of anti-social behaviour arises, instead of tackling the tenant’s behaviour directly.  A major concern to local residents is for “problem families” to move between properties, owned by different landlords, as references are not being taken.  Landlords are unaware of the problems the family has caused in a neighbouring property and allow the family to move in.  This allows the anti social behaviour to continue and not to be dealt with.  The introduction of Selective Licensing will require each landlord to obtain a reference, and this will be robustly enforced by the team.


Crime Statistics

The following statistics have been obtained from Greater Manchester Police and indicate the crime levels across the New Deal for Communities area.  The table 3.11 below displays all crimes that have occurred within the NDC boundary for the period of April 2007 – March 2008 by quarter.


Table 3.11 Crimes occurred within the NDC area April 2007 to March 2008


		 

		Qu 1

		Qu 2

		Qu 3

		Qu 4

		 



		 

		Apr 07 - Jun 07

		Jul 07 - Sep 07

		Oct 07 - Dec 07

		Jan 08 - Mar 08

		Total for Year



		Abstracting electricity

		1

		1

		3

		1

		6



		Affray

		2

		7

		3

		7

		19



		Aggravated taking vehicle

		3

		0

		0

		1

		4



		Arson

		4

		1

		2

		0

		7



		Attempt pervert course justice

		1

		2

		0

		2

		5



		Burglary dwelling

		18

		24

		32

		24

		98



		Burglary other

		15

		11

		8

		7

		41



		Criminal damage

		101

		84

		96

		92

		373



		Cruelty/Neglect of child

		1

		0

		0

		0

		1



		Deception/Fraud

		3

		4

		4

		8

		19



		Firearms Acts Offences

		0

		1

		0

		1

		2



		Going equipped for stealing

		0

		0

		1

		1

		2



		Grooming/Exposure etc

		1

		1

		0

		0

		2



		Handling

		1

		0

		2

		2

		5



		Hate Crime

		1

		2

		0

		0

		3



		Indecent Assault Female

		1

		0

		1

		0

		2



		Less Serious wounding

		66

		69

		62

		68

		265



		Making threats to kill

		0

		1

		0

		0

		1



		Misc. Thefts

		35

		25

		28

		22

		110



		Obscene Publications etc

		0

		0

		1

		0

		1



		Other

		1

		0

		1

		1

		3



		Proceeds of crime

		0

		0

		0

		1

		1



		Rape

		1

		3

		1

		0

		5



		Robbery

		10

		8

		17

		7

		42



		Serious Wounding

		2

		2

		2

		1

		7



		Shoplifting

		2

		5

		4

		6

		17



		Steal mail bags

		0

		1

		0

		1

		2



		Stealing by employee

		0

		0

		2

		0

		2



		Supply/Passes Drugs

		32

		27

		31

		34

		124



		Theft from M/Meters

		1

		1

		0

		0

		2



		Theft from motor vehicle

		58

		71

		77

		101

		307



		Theft from person

		3

		2

		1

		1

		7



		Theft in dwelling

		0

		2

		8

		0

		10



		Theft of motor vehicle

		35

		19

		28

		20

		102



		Theft of pedal cycle

		8

		11

		8

		5

		32



		Threats to commit criminal

		0

		0

		2

		1

		3



		USI with girl under 16

		0

		0

		0

		1

		1



		Total

		407

		385

		425

		416

		1633





Further analysis by Greater Manchester Police is shown in table 3.12 below.  This displays the repeat locations of 12 or more offences during the period of April 2007 – March 2008. The top 5 streets have been highlighted and are all situated within the proposed Selective Licensing area where the tenure of the occupiers is mainly in the private rented sector.  


The Selective Licensing scheme will afford us the opportunity to proactively engage with private landlords on a legal basis to successfully resolve incidences of ASB.  

Table 3.12 Repeat locations of 12 or more offences in the NDC Area


		LOCATION

		TOTAL

		LOCATION

		TOTAL



		CROMWELL ROAD

		148

		LEVENS STREET

		20



		LITTLETON ROAD

		137

		MARK AVENUE

		20



		SEAFORD ROAD

		97

		KINGSLEY AVENUE

		19



		GERALD ROAD

		62

		NORTHALLERTON ROAD

		19



		ROMNEY STREET

		60

		FORD LANE

		17



		BROAD STREET

		48

		STANTON AVENUE

		17



		OAKLANDS ROAD

		45

		STRAWBERRY ROAD

		17



		LANGLEY ROAD SOUTH

		39

		HASSOP AVENUE

		16



		LONDON STREET

		35

		MILTON PLACE

		16



		BROUGHTON ROAD

		32

		ORCHARD STREET

		16



		COBDEN STREET

		28

		PARSONS FIELD

		16



		LANGLEY ROAD

		27

		MOOR LANE

		15



		FREDERICK ROAD

		25

		AUCKLAND DRIVE

		14



		KERSAL WAY

		24

		CASTLE IRWELL STUDENT VILLAGE 

		14



		LISSADEL STREET

		23

		DOUGLAS GREEN

		14



		GARDNER STREET

		22

		WINSTER AVENUE

		14



		BLANDFORD ROAD

		20

		CHEADLE AVENUE

		13



		BRADLEY AVENUE

		20

		CHELTENHAM STREET

		12



		CONCORD PLACE

		20

		WHIT LANE

		12





Below is a breakdown of the type of offences that have occurred in the top 5 streets.

CROMWELL ROAD


The top 5 offences are as follows: -


· Less serious Wounding

37 offences


· Supply/Passes Drugs

23 offences


· Theft from Motor Vehicle

21 offences


· Criminal Damage


19 offences


· Deception / Fraud


11 offences


LITTLETON ROAD


The top 5 offences are as follows: -


· Criminal Damage


32 offences


· Less serious Wounding

27 offences


· Theft from Motor Vehicle

17 offences


· Supply/Passes Drugs

12 offences


· Miscellaneous Thefts

10 offences


SEAFORD ROAD


The top 5 offences are as follows: -


· Theft from Motor Vehicle

24 offences


· Criminal Damage


21 offences


· Supply/Passes Drugs

11 offences


· Theft of Pedal Cycle

8   offences


· Burglary Dwelling


6   offences


GERALD ROAD


The top 3 offences are as follows: -


· Criminal Damage


18 offences


· Less serious Wounding

10 offences


· Theft from Motor Vehicle

7   offences


ROMNEY STREET


The top 5 offences are as follows: -


· Criminal Damage


14 offences


· Theft from Motor Vehicle

9   offences


· Burglary Dwelling


9   offences


· Theft of Motor Vehicle

8   offences


· Less serious Wounding

6   offences


The evidence included within this report shows the strong correlation between areas of high levels of private rented dwellings and increased incidences of antisocial behaviour.  The crime figures include streets which are main roads which extend beyond the proposed selective licensing areas.   It is not possible to split the data to show exactly how many incidents fall within our proposed area.  

Management Problems 


Evidence of bad management by private landlords has been documented throughout this report.  Issues include landlords failing to take action against their tenants anti social behaviour and landlords not taking references for new tenants.  This is allowing problem families and the nuisance caused by these people to move around the area unchallenged. 


A recent neighbourhood management evaluation report complied by the New Deal for Communities, covering area 2 provides evidence of poor management in the private rented sector.  The report identified maintenance of private rented properties as being a major concern within the area.  Environmental issues were also of great concern, specifically with tenants not being provided with an alleygate key upon the commencement of their tenancy. This results in tenants not placing the bins outside of the alleygate on collection day, but instead allowing the bins to become full and refuse accumulating within the alleyways.


An indication of bad management can be related to property condition.  Salford City Councils Private Sector Stock Condition Survey (2007), reports that private rented dwellings are the most likely to be unfit dwellings.  The Housing Health and Safety rating system (HHSRS) came into force in April 2006 is now the main tool used for assessing property condition.  The Enforcement team are responsible for carrying out inspections under HHSRS.


Local Community Studies

In March 2008, the members of the G.R.E.A.T residents association conducted a local community study.  This group is made up of residents in the Gerald Road area, hence the name: Gerald Road East Action Team (GREAT). A questionnaire was designed by the group and consisted of number of questions regarding the resident’s perception of anti-social behaviour.


A reported 76 residents completed the questionnaire with 83% stating they have problems with anti-social behaviour in their area.  When asked if the problem had deteriorated 46% agreed that it had got worse over the last 6 months.

The majority of replies agreed that the three main roads in the area, Seaford Road, Cromwell Road and Gerald Road had the highest concentration of Anti Social Behaviour.


Annex 3 shows the results of the questionnaire.

The group have also produced a petition signed by residents in the area, showing their support for the introduction of Selective Licensing.  This can be found at Annex 4.

Chapter 4 – Links and Relationships


Manchester and Salford have worked together since the late 1980s to address the long term consequences of the economic decline within the Manchester and Salford region.  The partnership between the councils and other public, private and voluntary sector partners has been the cornerstone of an approach geared towards delivering a very clear and simple vision of unlocking its potential.  In developing our Selective Licensing proposals, we have built upon the existing partnership between Salford and Manchester and have established a joint strategic approach to licensing adopting consistent policies and procedures.  


The first Selective Licensing schemes were implemented in both Authorities and a joint review has recently been completed.  The same research method, a Perception Survey has being utilised to evaluate both schemes and this has involved the following; 


· Tenant satisfaction questionnaires to all licensed properties


· Resident perception questionnaire to all residents with the designated area – this will enable us to measure changes in perceived problems


· Landlord questionnaires to all licensed landlords & all landlords who responded to the initial consultation


· Comparison of market conditions pre and post licensing


The initial consultation with the proposed subjects was carried out prior to the introduction of Selective Licensing and by incorporating the same questionnaire into the perception survey, this joint review has enabled us to measure the impact of selective licensing in the area.  


The results from the Perception Survey are currently being collated and a joint report being compiled.  The results of the survey will enable us to gain valuable understanding as to residents, tenants and landlords perceptions of the impact that Selective Licensing has had in the Langworthy & Seedley Regeneration area, specifically, 


· Any Improvement in Anti Social Behaviour in the private rented sector


· Landlord management arrangements


· Privately rented property conditions


· Long Term Empty Properties


It is also expected to highlight good practice and provide the foundation for preparation and implementation of any future schemes.   The report will be made available upon finalisation.

On a local level, we continue to utilise the existing partnerships which were established when we introduced phase 1.  The network of communication and joint working has strengthened since the introduction of landlord licensing and has ensured a robust approach and a guarantee that services such as Homelessness and Housing Advice and the Assisted Families Project (Assfam) continues to reach those who need them.


Finally, without the support of the local community, licensing cannot truly be effective as we rely on those living near to licensed or licensable properties to inform us if there is a problem, or conversely, if licensing is contributing to the area’s regeneration.


Chapter 5 – Resourcing the scheme


The Landlord Licensing team, which was established in January 2006, consists of 7 officers, specifically a Principal Officer and 6 Housing Market Support Officers.  There is also a dedicated, full time Anti Social Behaviour Officer, who provides specialist training and case management support to licensed private landlords.  This team is funded by the Council’s Housing General Fund and a proportion of HMRF grant, however the revenue collected through the licence fees will offset the cost of implementing our licensing plans during the licensing period.


This team is responsible for the administration of Mandatory HMO licensing in Salford, and has to date received 197 Mandatory HMO applications, granted 162 licences with the remainder currently being processed.  There are a further 8 properties subject to ongoing investigations, which are suspected to be licensable and which are not so licensed, as the landlords have failed to apply.  We are currently working with the landlords of these properties to secure there application over the forthcoming weeks.  


The team is also responsible for the administration of the Selective licensing schemes in the Seedley and Langworthy Regeneration Area that has been in force since May 2007 and the Broughton designation which was introduced in November 2009.


In Langworthy and Seedley, to date, we have issued 462 licences, processing a further 18 and 27 properties identified as licensable but are not so.  In Broughton, to date, we have issued 479 licences and are processing a further 73 applications.  There are 72 properties that have been identified as licensable and we are currently actively chasing the landlords.  We believe that our proactive approach to dealing with these evasive landlords through the threat of prosecution will reduce this number of non compliant landlords.


We have sought advice from Council on the prosecution of this minority of non compliant landlords.  A number of successful prosecutions have brought against landlords who have continually failed to engage and co-operate with us.  Two landlords within the Langworthy and Seedley Regeneration Area have also been subject to a Rent Repayment Order, where the Residential Property Tribunal has ruled that the Local Housing Allowance received by the landlord during the period the property was unlicensed, must be repaid.

The Landlord Licensing team at Salford City Council is based within the wider Housing Market Support team, which provides a wide range of functions dedicated to supporting private sector housing markets, across the city, with an emphasis on effectively managing the private rented sector.  The functions include empty property interventions, housing health and safety standards enforcement and Landlord Accreditation.  Salford is unique in that all these interrelated functions are located within one team and because of this, there are very close working links between the functions thus creating a wealth of opportunities for information sharing and innovative, joined up working.


Funding


To ensure the Landlord Licensing business plan remains robust and reflective of true costs, it has been revisited and revised to ensure that any future schemes remain self financing and provide a fee structure which is accurate and transparent.  A licence fee policy has been developed for this scheme, which comprises of a tiered fee structure.  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.  


		

		Landlords first application

		Landlords subsequent application

		Accredited landlords first application

		Accredited landlords subsequent application



		Licence Application Fee

		£476

		£456

		£429

		£411





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.


Chapter 6 – Option Appraisal


Salford City Council is committed to making use of Selective Licensing and was involved in the initial consultation a number of years ago with the former Office of the Deputy Prime Minister and the Local Government Agency, when the Housing Bill was first drafted.  This report provides an overview of the problems that our city is experiencing.  The area identified as requiring this intervention is part of our holistic approach to regeneration and area renewal and, therefore, a number of accompanying services and interventions are in place to continue to support our Selective Licensing proposals.  Interventions around education, health, employment, the environment and buildings (including housing) are well underway and good progress has been achieved.


The Salford Landlord Accreditation Scheme (LAS) which was first piloted in the Seedley and Langworthy regeneration area in 2001, has over 560 members in total, with 43 of them being in the proposed selective licensing area for phase 2.  The LAS team has worked hard to engage with private landlords in this area and this has included:

· Drop-in sessions


· Mailshots


· Landlord forums


· Generous incentive and benefit offers


However, there remains a minority of landlords failing to engage with the LAS and whose management practices do not meet acceptable standards, resulting in problems of anti-social behaviour, high turnover of both tenants and private landlords, environmental issues such as graffiti, rubbish dumping, vandalism and so forth.


This contributes to a snowball effect resulting in a loss of community confidence and area abandonment.


Alternative approaches to the introduction of Selective Licensing in the area have been considered and are illustrated in Table 6.1.  Each of these represents a valuable tool for dealing with the problems highlighted, including persistent anti-social behaviour, poor management practices and so on.  However there is no single solution: None of these alone, including Selective Licensing, can solve the problems.  A co-ordinated strategy is required which links a range of agencies and services using various interventions appropriately.


Table 6.1 Strengths and Weaknesses of alternative interventions


		

		Weaknesses

		Strengths



		Neighbourhood Wardens

		Resource Intensive.


Do not focus on improving tenancy management.


Reactive rather than proactive

		Improves community confidence



		Supported tenancy scheme through Assisted Families Project (Assfam)

		Requires early identification of families or individuals requiring support.


Report landlord engagement and support initiative.

		Can be used as part of anti-social behaviour case intervention strategy.


Such early interventions are proven to be effective in many cases of low level nuisance.


Will allow the family to remain in their home rather than face eviction/constant moving within the sector.



		Management support to private landlords

		Requires landlord voluntary engagement.


Removes responsibility away from landlords.


Source of funding unclear

		Improves standards where landlord is engaged with authority.


Promotes confidence amongst private tenants



		Introduction of private sector leasing scheme

		Source of funding unclear.


Resource intensive.


Does not improve management standards of landlords remaining in the sector.


Reactive rather than proactive

		Contributes to homelessness prevention as could be used for allocation to those in need of housing.



		Targeted use of Special Interim Management Orders and Empty Dwelling Management Orders

		Resource intensive.


Does not present a long term solution to poor management of private rented properties (up to maximum of 5 years – then returned to original owner)


Does not tackle poor management techniques.


Reactive


Intervention of last resort.

		Removes landlord responsibilities and gives to responsible, nominated agent.


Improves standards for tenants and local community



		Use of a dedicated ant-social behaviour officer for private landlord to provide practical advice and training.

		Requires landlord engagement.

		Improves skills and knowledge amongst private landlords.


Will improve rate of early intervention by private landlords in response to complaints of anti-social behaviour by their tenants.





In general, there are a number of barriers or limitations to the use of the alternatives to Selective Licensing.  To summarise:


· They are expensive and there is the likelihood that some of the finance required would need to be collected from council tax.  This seems unjust when many of the problems are caused by the lack of effective tenancy management.  Selective Licensing will continue to be entirely self financing, paid for by the licence applicants and not the community.


· The use of Special Interim Management orders and Empty Dwelling Management Orders on all problematic properties would be neither appropriate nor feasible, given the number of properties. Further, this heavy handed approach would undermine our efforts to work with landlords to improve standards.  Selective Licensing provides an opportunity to forge partnerships with otherwise anonymous private landlords and provide training and support, where the use of these orders does not.


· None of these options adequately tackle the private tenants behaviour.  This could result in the same “problem” tenant being left to float within an area without any real targeted tenancy enforcement and where required, supported tenancy referral.  The proposed Selective Licence conditions include a requirement for the landlord to seek references when allocating the property and to deal with any complaints of anti-social behaviour from their tenants (and/or their visitors/children).  Furthermore, the dedicated anti-social behaviour officer who is provided to licensed landlords will be able to provide training and advice to landlords so that complaints are dealt with effectively.


· None of these tools provide a long-term solution to the training of inexperienced landlords whose business would benefit, either because they are not fit, or because of their poor management arrangements.


· Whilst Selective Licensing is only to be used in areas where authorisation is sought and given, many private landlords have properties across the entire city and indeed across local authority borders.  Therefore, improvements attained in management standards will have a trickle down effect and will benefit tenants and communities across wider areas.


Table 6.2 illustrates the risks associated with the designation of the selective licensing area, the potential impacts and contingency plans in place should the risk become a reality.


		Description of risk

		Description of impact

		Probability of risk

		Impact

		Preventative action

		Present owners

		Prevent outcomes

		Contingency actions

		Contingency owners

		Contingency outcomes



		Landlord avoids eligibility to be licensed

		Exits market/sells property.


Increase empty properties and high turnover of landlords

		Medium

		Medium

		Promote benefits of licensing.


Encourage use of LAS

		Housing Market Support Team

		Awareness and support for Selective Licensing

		Targeted action both voluntary and enforcement

		Housing Market Support Team

		Support stable increase in accredited private sector landlords



		Landlord avoids eligibility to be licensed

		Illegal evictions

		Medium

		High

		Publicise sanctions applicable.


Raise awareness with private tenants and homelessness and housing advice.


Monitor homelessness presentations

		Housing Market Support Team.


Homelessness

		Awareness and support for Licensing aims and objectives

		Use of licensing sanctions, i.e. poor management arrangements where landlord found to served notices illegally.


Advice and support for tenants subject to such notices including rehousing prospects advice and assistance in letting process

		Housing Market Support Team.


Homelessness and housing advice

		Landlords prosecuted where appropriate with properties in question subject to Interim/Final Management Order where appropriate.


Any evicted tenants assisted in finding alternative accommodation where required






		Large number of landlords fail to apply for a licence

		Problems in private rented sector continue.


Tenants and community at risk.


Landlords operating illegally.


Resource intensive to seek prosecution non licensed properties

		Medium

		High

		Extensive consultation.


Marketing and advertising.


Pre licensing data gathering.


Accreditation discount offer.


Ensure literature available in all formats and research to determine if any eligible landlords do not use English as first language

		Housing  Market Support Team

		Accurate data set of licensable properties.


Early submittance of licence applications from accredited landlords.

		Use of varied contact methods to encourage landlord to submit application including cold visits, evening telephone calls, etc.


Use of additional charges schedule to encourage response.


Use LAS membership as a lever if applicable.


Use of language line and written translation services to ensure fully understand licence process and application procedures


Prosecution of non complaint landlords

		Housing Market Support Team

		Receive and process licence application from all eligible properties.



		Properties will be tenanted upon licensing

		Tenants may be engaged in anti-social behaviour (ASB)

		Medium

		Low

		Early ASB intervention via proactive dedicated ASB officer. Liaise with Greater Manchester Police, ASB intervention and action team




		Housing Market Support Team, ASB intervention and action team

		Resolution of ASB

		Use of enforcement measures to deal with ASB, i.e. enforce licence conditions, use of ASBO and injunctions etc

		Housing Market Support Team 

		Successful case intervention



		Displacement of irresponsible or inexperienced landlords

		Adjacent areas suffer from ASB/transient community.  This might result in the beginning of spiral of decline

		Medium

		High

		Consultation with nearby communities


Use of early warning system data/market analysis/ASB reports to identify symptom at early stage

		Housing Market Support Team


Housing Strategy team

		Private rented sector remains stable.


No displacement.


Adjacent private rented sector properties engage with LAS

		Use of Special Interim management orders.


Use of closing order/dispersal order.


Targeted use of empty properties/HHSRS enforcement.


Engage Accreditation.


Include training and support for landlord.


Apply for further Selective Licensing designation


Engage multi agency approach i.e. neighbourhood managers/community agreements

		

		





Chapter 7 – Consultation


Selective Licensing will enable Salford City Council to ensure that landlords are operating legally and that their management arrangements and practices are of a good standard.  We acknowledge that the use of such an intervention must be justified, not only be quantitative data such as market information and crime and anti-social statistics, but also through qualitative information which demonstrates support from those it will most significantly affect.  This includes residents, private tenants, businesses and most importantly, private landlords.


Consultation has been a key feature of the development of our proposals and we have utilised a number of consultation methods to facilitate a meaningful dialogue between the groups which Selective Licensing will affect.  This commitment to consultation is vital to the work of Salford City Council and, in particular, the Manchester and Salford Partnership, as it provides stakeholders with the opportunity to have a say in decisions at a grass roots level, thus creating neighbourhoods of choice.


Private landlords will be most affected by the introduction of a Selective Licensing scheme and therefore have received the greatest opportunity for consultation.


Our comprehensive engagement and consultation process with partners, stakeholders and customers has been an ongoing process and has included:


· Private landlords


· Accredited private landlords


· Private tenants


· Local communities


· Tenant and resident associations


· Landlord associations


· Citizens Advice Bureau


· Registered Social Landlords


· Local community committees


· Locally elected members


· Local businesses


· Greater Manchester Police


· Other Salford City Council teams including Social Services, Homelessness and Housing Advice, Housing Market Renewal teams


A number of elements have made up the consultation programme, ranging from formal presentations at official meetings, road shows and drop in events, meetings with the Charlestown and Lower Kersal tenant groups, and questionnaires.  The overall feedback has been positive, especially from the local community, with very few concerns raised about possible negative impacts of Selective Licensing.


Table 7.1 illustrates the varied consultation programme:


		Date

		Method

		Target Audience/ Stakeholder

		Approximate number of consultees




		Outcomes/Responses

		Actions made as result of consultation



		Started March 2005 and held quarterly (ongoing)

		Attendance at quarterly Salford Private Landlord Forum – formal presentation, literature available and staff surgery

		Private landlords and managing letting agents.


Representatives from National Landlord Association.




		Up to 30 per session




		Mixed responses.  Support for overall aims and improving standards.


Concerns raised regarding fee levels. 

		Accreditation discount made available for landlords who join scheme before designation date 


Payment options available.



		Ongoing throughout 2008/2009/2010



		Presentations and question time sessions at  community committee meetings




		Tenants and Residents

		Up to 80 per meeting

		Positive verbal feedback.


Overall support for plans




		Review of proposed street list


Agreed attendance at specific area residents meetings to discuss proposals



		January 2009

		Meetings with area based teams at New Deal for Communities – presentation on proposals and procedure for the introduction of a selective licensing scheme.




		Community Involvement Officers / Better Neighbourhood Officers

		6




		Strong Support for proposals


Agreed partnership working for more effective consultation.


Information sharing on the Private Rented Sector

		Confirmation of officer’s attendance at local community committee meetings, resident association meetings and organised community events.


Information on the proposals passed for distribution in the local community.



		Commenced February 2009 – ongoing on a Quarterly basis



		Attendance at monthly HMO Lobby Group Meetings – Group now Landlord Licensing Steering group

		Resident Group Representatives and tenants


Local Councillors


Landlords and Managing Agents


Local Partners and Officers from Salford City Council




		Up to 25 per meeting

		Positive feedback in relation to the proposals.


Agreed consultation methods and partnership working with resident associations


Further area’s highlighted as possible inclusions in the proposed scheme




		Future feedback on consultation results.


Agreed plan of action for consultation including various methods and deadlines.


Links created with the local community for on going engagement and feedback in relation to selective licensing






		February/March 2009

		Presentations and question time sessions at 8 tenants and resident association meetings throughout proposed area.


. 

		Residents and Tenants




		Up to 25 per meeting

		Positive feedback in relation to the selective licensing proposals.


Support for the aims and objective’s of the scheme

		Individual properties highlighted and cross referenced with Licensing records.


Links made with key residents 



		March 2009




		Questionnaire

		All tenants and residents in proposed and surrounding areas




		3121

		

		Mail shot posted to all respondents to provide feedback and consultation. 



		March 2009




		Questionnaire

		Local businesses within proposed and surrounding areas




		68

		

		Mail shot posted to all respondents to provide feedback and consultation.



		March 2009

		Questionnaire

		Landlords and Managing Agents  (accredited & none accredited)




		322

		

		Mail shot posted to all respondents to provide feedback and consultation.



		March 2009

		Landlord Licensing Consultation Event in proposed area – joint event with PCSO’s, ASB Officer and Community Development Officer




		Members of the community, private tenants, social tenants, owner occupiers, landlords, business owners, representatives from managing agents.




		304 invites sent out to residents in proposed area

		Information and contact details given to attendees

		



		

		

		Residential Landlord Association


North West Landlord Association


National Landlords Association


Association Residential Lettings Agents


National Federation Residential Landlords




		Unconfirmed circulation numbers

		

		To be kept informed of future events and publications



		Ongoing

		Presentations and question time sessions at  community meetings – Kersal Forum & Charlestown Forums




		Residents and Tenants

		Up to 30 per meeting

		Positive feedback in relation to the selective licensing proposals.


Support for the aims and objectives of the scheme

Information and contact details given to attendees

		Individual properties identified and cross referenced with Licensing records

Links made with key residents



		Ongoing (quartley)

		Landlord Accreditation and Licensing newsletter

		Accredited and Licensed Landlords


Managing Agents


Landlords

		Up to 1000

		Information/articles concerning landlord licensing and contact details given 

		Keep landlords/managing agents informed of proposals, future events and publications



		Ongoing

		Meeting with partners, eg Salix Homes, NDC, GMP, University of Salford, ASB team

		Officers

		Various

		Information/articles concerning landlord licensing and contact details given


Support for the aims and objectives of the scheme




		Individual properties identified and cross referenced with Licensing records


Links made with key partners





Outcome of Charlestown and Lower Kersal consultation


Listed below are specific comments and collated responses to the consultation.  Every respondent to our questionnaires received a letter thanking them for their comments.


Landlord/Managing Agents 


1) - The following findings were collated from questionnaires to all landlords (accredited/non accredited) and managing/letting agents, returned in March 2009:


· 9% of the questionnaires sent to landlords were returned.


· 66% of the returned questionnaires were completed by accredited landlords.


· Landlords managed or owned the most properties in the Kersal/Charlestown Council Ward with Broughton second and Langworthy coming in third.


· We found that 19% of accredited landlords benefited by making use of the services provided by the Landlord Accreditation Scheme (i.e. tenant referencing, free property advertising)


· Salford citywide Landlord Forum has been attended by 38% of the landlords who returned the questionnaire.


· The 2 most common problems in areas where landlords own or manage properties are low demand for housing and low rent level.

· Landlords find the most problems when finding tenants for their properties and their tenants being victims of anti-social behaviour.


· 54% of respondents agreed that Salford City Council should intervene in areas suffering from low housing demand and/or anti-social behaviour.


· Only 15% of landlords agreed that Selective Licensing can have a positive impact on Private rented housing in the area for which they own or rent a property.  38% disagreed, 27% were unsure and 19% did not comment.

· “Poorly maintained properties and/or ineffectively managed tenancies contribute to the decline of an area”.  This was supported by 73% of respondents.

· 77% of landlords agreed that they should have a responsibility to provide satisfactory management arrangements, including obtaining references for prospective tenants.  

· “Selective licensing will make sure that all privately rented properties are well maintained and managed”.  19% agreed, 46% disagreed and 15% were unsure.  19% did not comment.


· 50% of landlords disagreed that Selective Licensing will help to reduce problems of anti-social behaviour.  19% did not comment, 12% agreed and 19% did not know.


· “Do landlords currently have problems getting accurate and honest references for prospective tenants”, 27% agreed, with 15% being unsure and 35% disagreeing.  


· A large majority (65%) of landlords agreed that landlords should take reasonable action to tackle any nuisance or anti-social behaviour connected with their property.  19% did not comment.


· 50% of landlords agree that Selective Licensing will help make areas more attractive to potential renters, and so increase rental values and property prices.  38% disagreed and 12% were unsure.  The remainder did not comment.


· “Salford City Council should designate areas for selective licensing on the basis of a low demand housing market and / or anti-social behaviour”, 31% of landlords agreed, 46% disagreed and 4% were unsure, the remainder did not comment. 

· Overall when the question of “do you agree with the council’s proposed areas for selective licensing 27% agreed, 46% disagreed with 8% being unsure.  The remainder of landlords asked did not comment.


The questionnaires included a free field for landlords to include any other comments or questions arising from the questionnaire or with regard to licensing generally. Many landlords took advantage of this opportunity and raised some very salient points about licensing and the implications of it.


Below is a selection of comments made by the respondents:


“I am vehemently opposed to the proposed licensing there is NO benefit only red tape and massive extra cost involved – the few poor landlords are costing the many good landlords.”

“We agree in principle; however as agents with a proven track record we are penalised by having to apply for each property.  This can amount too thousands of pounds of costs which is difficult at this time.”


 “I agree in principle with licensing but by charging landlords on a per property basis at a cost of £500 per house can be crippling (the difference between profit and loss in some years) “


Residents


2) - The following findings were collated from the questionnaire to residents in the proposed Phase 3 – Kersal/Charlestown Selective Licensing area, March 2009:


· 11% of questionnaires were returned.

· The main problems highlighted in the Kersal/Charlestown area were nuisance/anti social behaviour (63%) and empty properties (33%).


· Overall, 43% of respondents had experienced a problem with a privately rented property, in Kersal/Charlestown, within the past 5 years.


· The majority of respondents (85%) agreed that Salford City Council should have more control over the way private landlords manage their properties.


· When the question, ‘to what extent do you think private landlords make a positive contribution to the proposed areas?’ was asked only 7% said a lot, with 33% saying not at all.


· Then when the question of ‘to what extent do you think private landlords make a negative contribution to the proposed areas?’ the response entailed 36% of respondents choosing a lot and only 8% opting for not at all.


When asked if they agreed that private landlords should take the following actions, the results were as follows:


· Obtain References – 93% agreed


· Ensure they inform tenants that anti-social behaviour is unacceptable – 87% agreed


· Keep properties in good condition – 90% agreed


· Take action against nuisance and anti-social behaviour – 94% agreed


When then asked that in their experience, how many private landlords take these actions the results were as follows;


· All Landlords


-
0.3%



· Hardly any landlords
-
22%


· Most landlords

-
10%


· No landlords


-
15%


· A few landlords

-
16%


· Don’t know


-
37%


· 73% think that private landlords will improve their area.


· 77% agree with the Council’s proposal to introduce Selective Licensing in the Kersal area.


Comments made by residents


“Good idea.  Private tenants should have to follow the same rules as council tenants.  Landlords should also be made responsible instead of just thinking about their rent.”

“The licensing proposal is a positive way to make private landlords more accountable.”

“Its about time something was done about the way these private landlords manage their properties and tenants, they bring the area down.”


“Keep up the good work and help make our area a better place too live.  Thank you.”


“I think it is a good idea that landlords should be licensed.  There is a great need in this area for tenants to be made accountable for their behaviour and also that the landlords will be made accountable.

“I hope your proposals come in to action and quickly, I’m sure it will go a long way to putting back these residences that are in a, what was nice a very much respected area to live in.”


“It would improve the area greatly, some of the landlord owned houses are a disgrace.”


Businesses

3) – The following findings were collated from the questionnaire to businesses in the local area:


· Only 5% of questionnaires were returned


· 80% had experienced problems with crime and anti-social behaviour


· 40% supported our intentions and believe that Selective Licensing can have a positive impact on private rented housing.  40% were unsure.

Follow up to Consultation


Every respondent to the consultation questionnaires have received a follow up letter, including a summary of the findings of our consultation. Also, all those respondents who used the extra space provided within the questionnaires to raise specific points or concerns, such as dealing with anti-social behaviour, have been sent a letter with a response to their points raised, in addition to any appropriate contact details and/or signposting information. The findings of the consultation have been made available on the website. 


Chapter 8 - Conclusion


This report includes the reasoning and evidence collated by Salford City Council required to make a submission for authorisation to declare the Kersal/Irwell Riverside area (New Deal for Communities) a Selective Licensing area.  Salford City Council has an established Landlord Licensing team, located within Sustainable Regeneration Directorate, which have been successful in implementing both HMO Licensing across the city and Selective Licensing in the Seedley and Langworthy Regeneration area and Broughton area’s. The designation of the New Deal for Communities is the next phase of our plans to ensure that our local communities are protected and the private rented sector offers a positive contribution to local neighbourhoods. 


The evidential market decline and problems of anti-social behaviour in this area are well documented.  In previous reports, we have mentioned the many initiatives and regeneration programmes in place to tackle the failings of the housing market and indeed the social and economic infrastructure of this area.  From experience, Selective Licensing will make a valuable contribution within our holistic approach to unlocking the potential and raising standards in the private rented sector.  A fragmented approach to intervention can result in the problems detailed within this report, such as anti-social behaviour, vandalism and so on, adversely affecting otherwise good areas.  With other housing interventions already in place specifically with social housing and owner occupation, the introduction of Selective Licensing for private landlords and their tenants represents the final piece of the jigsaw.


Following the concerns raised by residents and supported by officers working directly in the area, the Selective Licence conditions have been amended to deal with issues which are of real concern in the community.  The revised conditions can be found in Annex 3 of the report.

Landlords of properties within the proposed Selective Licensing area will have to meet minimum standards or face significant penalties.  For many years, private landlords have operated with little regulation or effective support.  For those who take their responsibilities seriously this has been irrelevant, however, for others it has enabled standards to slip leaving nearby residents and communities to suffer.  Salford City Council has an excellent record of providing support and training to private landlords and our approach to Landlord Licensing clearly reflects this.  We want to continue to support private landlords who often provide accommodation for vulnerable and/or hard to reach members of our communities who can present difficult or challenging characteristics, such as a history of anti-social behaviour or mental illnesses.  Providing accommodation to these groups require certain skills and knowledge not available from the buy-to-let literature.  We acknowledge the good work carried out by many private landlords and will provide training and support to further complement their work.


The proposed area already boasts a thriving community spirit and Selective Licensing will build upon this to ensure that all streets within the designated area are well managed and cohesive.  The support for proposals amongst tenants and residents is overwhelming and demonstrates the hope and dedication of this community.


Selective Licensing is not an intervention of last resort but rather the cornerstone of an effective private sector housing strategy with vital links to other tools and interagency working.  Landlord Accreditation will continue to be the heart of our citywide support network for landlords and will continue after the Selective Licensing designations have expired, therefore forming one element of our exit strategy.


References and further reading:


· The Housing Act 2004


· Salford City Council’s Neighbourhood Renewal Strategy


· Salford City Council ‘s “ Shaping our place, our strategy for housing in Salford 2008-2011”


· Manchester Salford Partnership Housing Market Renewal Pathfinder – Phase 3 (2008 – 2011)


· Draft Salford Community Safety Strategy 2008-2011


· Salford City Council Housing Needs Assessment October 2007


· Salford City Council Landlord Accreditation Scheme code of standards


· Salford City Council Landlord Licensing team literature


· Salford City Council Broughton Submission for Selective Licensing


· Salford City Council Broughton submission – amended area April 09
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Background
The Charlestown and Lower Kersal Partnership was successful under the second
round of the New Deal for Communities programme as the preferred area for NDC
by the Salford Partnership. In April 2001, £53m was secured to improve the area
over a ten-year period from 2001 to 2011, covering the following themes:


• Building Communities
• Crime & Community Safety
• Children, Young People & Education
• Physical Environment
• Health Improvement
• Business, Employment & Skills
Charlestown and Lower Kersal is located in the east of Salford, just 2 miles from
Manchester City Centre. It consists of substantial parts of the Irwell Riverside and
Kersal wards. The area is made up of around 3,800 households, accommodating
approximately 10,000 people. The neighbourhood stands out as an area in Salford
that exhibits concentrated problems that had not previously been tackled through
special programmes or a comprehensive regeneration initiative. 


The area has a well-defined community with strong links in terms of family, services,
jobs, education and community. There is a diverse range of local businesses, varying
from large employers including 3663, Vita and Speedy Products, to sole traders such
as hairdressers, DIY shops and cafes. The area is also home to a large number of
students from the nearby University of Salford.


The overall NDC vision is "to make Charlestown & Lower Kersal a place where
people want to live, by building a community and future that engages everyone".


The NDC Partnership Board oversees the work of the NDC programme. The Board is
made up of representatives from the local community, Salford City Council as the
accountable body, Elected Members, local businesses and schools, the voluntary
sector and key public sector agencies such as Greater Manchester Police and Salford
Primary Care Trust.


The financial year 2007/08 is nearing the end of the NDC Partnership’s ten-year
regeneration programme, but the hard work continues and many of the physical and
environmental improvements are now highly visible as you travel around the area.
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Report from the Chair
Ann-Marie Pickup, Chair of the Partnership Board and
Local Resident - Charlestown & Lower Kersal New Deal
for Communities
One of the major physical successes of the year was the opening of the show homes
at Unity Quarter by HRH The Duke of Gloucester, followed by the first families
moving into their new homes in March 2008. These new homes, along with block
improvements to a great number of homes in the area, have had a very positive
impact on the visual appearance of the area.


Another highly visible project came together with the opening of the striking pink
coloured Salford Innovation Forum on Frederick Road, which now houses the NDC
funded Social Media Centre which is for the use of local residents.


The opening of Riverbank Park on Littleton Road was celebrated with a successful
fun day organised by the newly formed group of local residents, the Friends of
Riverbank Park.


A local health social enterprise, CHAP, which was supported by NDC in its early years
has seen successes and has this year gone Salford-wide with its services. 


The addition of two new Police Community Support Officers has provided an extra
community safety link to the community, and a friendly and accessible way for
residents to report any problems.


The young people’s VOICE group has gone from strength to strength and has even
represented the area in the UK Youth Parliament.


Report from the
Chief Executive


Tim Field, Chief Executive - Charlestown & Lower
Kersal New Deal for Communities
Much of the Partnership Board’s work in the past year has been focused on the
Succession Strategy, which looks at how the improvements brought about by the
partnership can be carried on after the end of NDC funding in March 2011. 


There are a number of elements to the succession strategy:


• Housekeeping – ensuring that the £53m is spent, records are kept and lessons
are learned


• Carrying on some of the projects as standard practice – ensuring that selected
projects and ways of working are carried on by organisations that will still be around


• Residents continuing to being able to have their say – allowing local residents,
community and voluntary organisations to influence how local services are
delivered, even when the big pot of NDC money has gone


• Possibly set up (if viable) new organisations or adapt existing arrangements –
delivering certain local services


After many workshops with the community and key partner agencies, the main
elements of the Succession Strategy were agreed by the Partnership Board as follows:


• What we will still need to do from April 2011 onwards
• What our short term priorities will be up to April 2011
• Options to achieve longer term priorities & how to take these forward


Much of the discussion in the workshops focused on the longer term priorities and
the main focus for these are:


• Carrying on the physical improvements to the area
• How to continue to influence the delivery of services within the NDC area
• Ensuring that the community continues to have a strong voice in the future


of the area


A Transition Plan for the coming years will now be developed to ensure that projects
continue to be delivered up to March 2011 and a clear plan for building succession
is put in place.
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Welcome from the Chair and Chief Executive
to the 2007/08 Annual Report for the 


Charlestown & Lower Kersal New Deal for 
Communities Partnership.


We hope that through this publication we can give
you just a small taste of the many successful


projects that the NDC team and partnership has
been working on over the past year.







Building Communities
Key achievements for 2007/08


The Projects:


Lower Kersal Centre – The centre has been identified as a suitable venue for a
Children’s Centre with a focus on 0-99 year old provision. This builds on the work
already being delivered in the centre.


Community Facilities Support Project – In this joint project with Business,
Employment & Skills, Pulse Regeneration has continued to support a number of
local facilities, helping them to develop on a more business like basis. Work has
already started with three small organisations in the area to develop business
models, helping their sustainability as well as being in the position to secure
contracts through the public and private sector. 


Community Chest – The grants panel has continued to develop, with an emphasis
on supporting new groups to access funding for the first time, whilst also offering
support and advice to more established groups to access funding through
alternative routes. Funding this year was reduced from £60,000 to £20,000, with
around 20 applications supported.


Advocacy Project – Reappraisal resulted in a new project with a focus on
supporting older people through the regeneration process and looking at the health
and wellbeing of older people in the area. The project worker has been involved in
supporting an older people’s history project with a member of the community team,
resulting in the History Group’s launch of a calendar and DVD of their memories.


Inclusion Project – A number of small activities have been supported, helping to
support the Inclusion strategy. The funding has helped with some intergenerational
work, including a very successful International Women’s Day which saw 150 local
women from many backgrounds coming together for a day of activity.


The Teams


Community Involvement Team – The team has had a greater focus on working
with those who have not previously engaged, whilst continuing to support those
already engaged at an NDC level to take on roles within the wider East Salford
Community Committee area.  


The team has invested a lot of time this year building links with the Physical and
Environment Team and a number of project teams have been developed to support
the physical programme which now has a greater emphasis on community
involvement. This work resulted in a number of residents who had previously not
been involved taking part in the masterplanning for the Charlestown Riverside site.


Training and Recruitment – A new Learning and Development Strategy has been
developed, which was approved by the Partnership Board in February.
This strategy provides a framework in which learning needs across the Partnership
can be supported from now until the end of the programme with an emphasis
on succession.


Communications Project – Work continues on ensuring the successes of the
programme are communicated to the local community, partners and potential new
residents, and a new website, which is easier to use, was launched in February. This
project has been reappraised with a focus on succession and developing greater
links with the new Social Media project, developed through the Business,
Employment and Skills theme.


.


Working together to build a stronger community
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Crime & Community Safety
Key achievements for 2007/08


The overall focus of the Crime and Community Safety programme has been on
developing sustainable, community led approaches to tackling issues of crime and
disorder, working with other NDC themes and external agencies.


The area continued to see reductions in reported crime with an 8% decrease in
incident numbers between January and July 2007 compared to the previous period
in 2006. Priorities remain addressing anti-social behaviour, car crime and burglary.


Crime Prevention – This project has again delivered a range of measures across
the NDC area aimed at reducing crime and the fear of crime in response to
community concerns.


CCTV – The system is proving to be valuable to the NDC Police officers in recording
and investigating incidents.  


Supporting Families Project - Run by RELATE, the national counselling service,
this project is developing a broad range of activities aimed at addressing domestic
violence and its effect on the family unit, including the impact on the behaviour and
educational achievements of young people.


Alleygating – The project, in conjunction with the Physical Environment
programme, has seen a further 3 alleyways gated in 2007/08 to add to the 33
completed in previous years. This means that now over 1,000 homes in the NDC
area benefit from alleygates, and since installation none of those homes have been
burgled. The project has achieved more than just reductions in crime, as it has
brought the community together to set up many new community groups, and
improved people’s health and wellbeing as they now feel safe and secure and have
a beautiful space in which to relax and socialise.


High Profile Policing – The team has been reconfigured to become a
Neighbourhood Policing Team. The team consists of a Police Officer and two
additional Police Community Support Officers (PCSOs). The additional PCSOs work
closely with the NDC Police Officer to act as a link with the community, supporting
the re-development process as it progresses and linking in with the Environmental
Education Officer.


To improve confidence in reporting crime and to encourage better community and
police relations, the PCSOs have been actively working on events and promoting
anti crime initiatives with the NDC’s Community Involvement Team. This has
included a ‘Door Stop Crime’ event, PCSOs attending a cycling event for young
people and the promotion of special police surgeries for residents to report crime.


Neighbourhood Response Fund – This funds a range of physical improvement
projects in response to specific problems identified by the local community,
particularly in housing areas subject to redevelopment. Examples of how the fund
is used include the installation of chicanes to prevent anti-social use of motorbikes;
safety bollards along Littleton Road; and security fencing around development sites.
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Children, Young
People & Education


Key achievements for 2007/08


Supporting Schools – This project has contributed to excellent GCSE results for
Albion High School pupils in 2007, with 55% achieving A-C grades compared to 29%
in 2006 and just 22% in 2005. Very few pupils are leaving without qualifications,
which is testament to the GCSE alternatives supported through the project and work
undertaken by the attendance outreach worker. The Albion has also made considerable
progress in other areas, rising to within the top 25% of similar schools nationally in
Key Stage 2 – 4, recognising the school’s effort to help young people progress.
Adjustments have been made to include St Paul’s Primary School in the project from
January 2008, as St Paul’s currently takes 50% of its pupils from the NDC area, and
this is likely to increase with the new housing development at Unity Quarter. 


CRASY – Sessions continue to be delivered in partnership with the local schools
and other partners such as the Football Association at Salford Sports Village. It has
provided positive diversionary activities for young people at weekends, including
the Friday Night Football league, boxercise and dance. The project promotes
wellbeing through healthy recreation and physical activity, and a new volunteer
programme has been developed to provide longer term employment opportunities
within the community.


Children’s Activities and Services – The Activities Grants Programme (formerly
Holiday Fun) has continued to grow, and 14 community and voluntary groups have
been supported to provide local children, young people and adult residents with
activities throughout the year. There is now a panel of children, young people and
adult residents who will receive training to make decisions about applications.


• Over 60 local people who run children’s activities have received training to help
them improve the quality of their service.


Working together to improve opportunities for
children and young people


• Two new parents/carers and toddlers groups have become constituted.


• The development worker has organised 2 events on National Play Day which were
attended by over 300 children and parents from the New Deal area.


Youth Participation and Development – The Voice young people’s group has gone
from strength to strength, organising the Key into the Future activities scheme, the
LKC Awards II and a children’s rights event. Members of the group have hosted a
meeting with Hazel Blears, delivered a workshop for a Government Office North
West study tour, held training for the PCSOs, taken part in masterplanning, become
involved in the UK Youth Parliament, and achieved accredited qualifications through
their involvement in this project.


Young Volunteers – In the past year over 60 young people aged between 13-15
years old have achieved their 100 hour award of excellence for community-based
volunteering opportunities, such as charity fundraising, intergenerational work and
art projects with younger children in school.


GEARS + – The project has had an extremely successful year, making the transition
from the local authority to a social enterprise, and recently gaining charitable status.
The programme of informal vocational education opportunities for young people
funded through schools, colleges, secure and looked-after units is now almost full
to capacity.


The Beacon Young People’s Resource Centre – Originally built from NDC funds,
the centre has now expanded its opening times to include Friday nights and
Saturday afternoons, giving young people access six days a week, and over 40 young
people now attend each youth club night. The building’s multi-agency approach
has grown from strength to strength, providing opportunities for young people to
access support on sexual health; smoking cessation and prevention; drugs and
alcohol use; education and training; mental wellbeing and counselling, and
pregnancy and parenting.
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Physical Environment


Key achievements for 2007/08


Unity Quarter – Development began on the former Kersal High School site in April
2007 to provide 230 units, including 28 affordable homes which will be managed
by the Contour Housing Group. Ten residents affected by demolition will be amongst
the first to move in, with a number moving in as early as March 2008.


Charlestown Riverside and Kersal Riverside Redevelopment Sites –
Masterplanning for the Charlestown Riverside site has started with extensive
consultation with local residents, a People’s Panel of local residents to consider the
draft Masterplan, and an innovative programme to ensure that residents had the
skills to engage meaningfully in the process. Site and flood risk investigation work
is continuing on the Lower Kersal site.


Housing Acquisitions – Acquisitions continue to aid the assembly of the
development sites at Charlestown Riverside and Lower Kersal Riverside, with
approximately 150 houses now acquired by NDC and Salford City Council.
Eventually around 22 households from areas affected by demolition will be moving
up to Unity Quarter.


Whit Lane Environmental Improvements – Improvements included smart new
metal gates with a design unique to the estate, improvements to boundary fencing,
improved parking and the creation of attractive and useable open spaces around the
cottage flats.


Block Improvements – August 2007 saw the start of the Littleton Road Gateway
Terraces scheme to improve 270 properties on Gerald Road, Romney Street,
Milnthorpe Street, Suffolk Street, Levens Street and Littleton Road. Work to the
front elevations includes brick cleaning, repointing, new rainwater goods and fascia
boards, new front garden walls and surfaces, and cleaning, repair and repainting of
windows and doors. November 2007 saw the launch of a further phase of block
improvements to benefit 210 additional properties on Gerald Road, Seaford Road,
Ventnor Street, Lydford Street, Coniston Street, Welford Street and Blandford Road.  


Broughton Road/Cromwell Road Corridor Works – Work along the Broughton
and Cromwell Road corridor is now complete and 150,000 spring bulbs will
transform the corridor in the spring. Additional work to plant trees along the side
of Castle Irwell has been completed, and this will be extended to cover Gerald Road
and Seaford Road under the Green Streets initiative.


In Bloom – The group continues to go from strength to strength. Yet again, this
project has attracted accolades from North West In Bloom, including third place in
the Urban Regeneration section.


Cleaner, Greener, Safer – NDC appointed an Environmental Education and
Enforcement Officer to work across the NDC area to help tackle environmental
issues. Although the project came to a close at the end of March 2008, work 
on keeping the area cleaner, greener and safer will continue through the 
Grimebusters Group.


Minor Works – The fund continued to tackle small projects requested by the
community, and has seen successes in providing a responsive measure to tackle a
variety of problems, including rat running, fly tipping, unauthorised access, and
pedestrian or community safety. The fund has now been absorbed into the
Neighbourhood Response Project.


Working together to improve the physical environment and housing
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Health


Key achievements for 2007/08


Healthy Living Centre – The NDC element of this project, to support the Community
Health Action Partnership’s (CHAP) occupancy within the Energise Centre, ended in
June 2007.  CHAP has been awarded a number of external contracts which will help
to ensure its long term sustainability within the centre. The project also supported
the employment of two centre hosts working from both the Energise and the Willow
Tree Healthy Living Centres, which are now managed by the Big Life Company. 


Tackling Drugs and Alcohol – This project has been very successful, achieving well
against targets. A dedicated worker is now employed to work with the children of
substance misusing parents via engagement with local primary schools.


Enhanced Maternity Services – An element which focuses on nutrition in
pregnancy has been added to complement the existing activities.


Re-energise – An additional dedicated outreach worker has been employed to
work with people who traditionally do not engage in activity and remain
socially excluded.


New Projects


Time Banking – It is hoped that this project (jointly funded by the Building
Communities theme) will work with those most isolated in the area to encourage
them to be involved in their communities. The steering group has worked with
partners from across Salford and the project will be a pilot for the city.


Social Prescribing – In conjunction with the Business, Employment & Skills theme,
this new project supports people with low level depression, anxiety, and work
limiting illnesses to identify alternatives to medical prescriptions. These could be
things such as exercise or arts on prescription, with each prescription based on each
client’s particular needs. 


Projects formerly funded by NDC, now supported by mainstream agencies


• Carers’ Support Project


• The Expert Patient’s Programme (EPP) and EPP+


• Elements of the Maternity Services Project - The Wellbeing Assessment has been
rolled out across Salford after being piloted within NDC. Also the Perinatal project,
which fast-tracks women suffering pre or postnatal depression for specialist care,
has also been mainstreamed. 


Working together to improve health and wellbeing
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Business, Employment & Skills


Key achievements for 2007/08
Supporting Local Business – A range of support for local businesses including:
grant support for refurbishment of derelict property; grants for premises in need of
external improvement; and funding for specialist advice. This year 20 awards have
been provided to local businesses to assist with business growth and enable changes
to operational practices. Salford Hundred Venture has been working with local
companies to help increase business sales and create new jobs, and ten business
start ups have also been facilitated.


Salford Innovation Forum – During the year the £10m Forum (a partnership between
Salford City Council, NDC, the Northwest Development Agency, and the University of
Salford) opened and reached approximately 20% tenancy by March 2008.


Jobshop/Cost of Living – Jobshop moved in 2007 to the former Wellbeing centre
on Littleton Road. Jobshop continues to engage well with the NDC community as
a whole and move people into employment, and in the past year it has engaged
better with residents who are claiming inactive benefits.


The Jobshop office is now fully rebranded as 'Skills and Work' and systems and
paperwork have been reviewed to make it easier for clients to access services. 
A number of the services that have successfully operated from the NDC service have
recently been rolled out to the city wide service. The most notable of these was the
cost of living element which provides support for the gap between a person leaving
benefits and receiving their first salary payment. This combination award of either
cash, clothing or expenses has been a popular element of the Jobshop service.


Skills for Life and ESOL Drop-In Centre – The centre at Lower Kersal has
established itself within the community, which is reflected in the number of
registrations for the past year’s Skills for Life courses. Two full classes are currently
running for literacy and numeracy and the centre has also run its first successful
ESOL class. All courses now lead to accredited qualifications but there is still a 'drop
in' option for people who would prefer to develop their skills at their own pace and
within a less formal environment.


Compact – Engagement with clients aged 16+ has improved and the project (which
is joint funded with the Children, Young People & Education theme) has supported
more than 20 young people, including a full programme of activities over the
summer period.


Successful Transitions – Following the success of the 2007 course Groundwork has
been contracted to deliver a programme of courses throughout 2008 from various
locations in the area. The first course started in January 2008 with 14 registrations.
Learners who completed the course have gone on to access other training and
voluntary opportunities in the local area, including volunteer training with Homestart
and registration on Skills for Life courses at the Lower Kersal Centre. A number of
learners secured their first job interviews for some time and the group has been
nominated for a joint award at the Salford Adult Learners Event, with one member
of the group being nominated for an individual award.


Social Media Centre – Delivered by Manchester Community Information Network
(MCIN), the NDC funded centre at the Innovation Forum will provide a place for
the local community to develop a range of media skills and content, using the latest
equipment and with support from a dedicated team. Two Media Community
Producers have been recruited to develop the centre and a steering group has been
established to involve active media partners, most notably Salford University and
Salford College.


Working together to improve business, employment
and skills opportunities
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Building Communities


• A new project will be developed to provide support for community facilities within
the Charlestown Riverside redevelopment area masterplan, with one of the
options under consideration being the potential to create a community hub
around the existing St Sebastian’s Community Centre. This project will look at the
feasibility of this option and provide the necessary development work required
between organisations such as Oliver’s Gym and Oliver’s Youth Club if this option
is possible. 


• The Building Communities programme will have a key role to play in supporting
the work already started in developing a Succession Strategy for NDC, and the role
of the Community Team will move to a more development focused role to support
this. The Learning and Development Project will also be re-configured to deliver
the recently approved Learning and Development Strategy across the Partnership.
Links will continue to be made with East Salford and wider city projects to ensure
local residents are equipped with the skills and knowledge needed to support the
continuing development of the area once the NDC programme finishes.


Crime & Community Safety
• A range of diversionary activities for young people will be developed through a


partnership approach between agencies, the local voluntary sector and the
community.


• SShhh Campaign support will build on previous publicity and awareness
campaigns undertaken with the student community.
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Financial Review for 2007/08


Over the 10 year life of the initiative (2001-2011) the NDC Partnership has a total
of £53 million to spend on the regeneration of the area.  
During the seventh year of the programme (2007/08) a total of just over £6.5 million
in NDC funding was spent on improvements across Charlestown and Lower Kersal. 
We also levered in a further £2.085 million in match funding, which is extra funding
in addition to the NDC monies.
The breakdown of NDC spend can be seen on the chart to the left and below.


Partnership Board allowances


Expenditure by Theme
Building Communities 8.73% £570,536


Crime & Community Safety 3.26% £212,669
Children, Young People
& Education 11% £718,275


Physical Environment 55.72% £3,639,539


Health 4.86% £317,375
Business, Employment
and Skills 7.56% £494,674


Management and
Administration 8.87% £579,319


Total NDC £6,532,387


Total Match Funding £2,085,331


OVERALL TOTAL £8,617,718


NDC Spend to date:
2001/02 £499,021


2002/03 £3,763,625


2003/04 £4,830,176


2004/05 £7,254,774


2005/06 £7,004,706


2006/07 £7,118,934


2007/08 £6,532,387


Total £37,003,632


This represents 70% of
the total 10 year NDC


funding allocation


Type of allowance Eligibility Allowance rate Amount claimed
2007/08


Chair’s allowance Chair £9,810.00 £9,809.96


Attendance
allowance


Community board
representatives


(9 in total)


Full day £110
Half day £55
Evening £30


£1,015


Administrative
allowance


All board members
(20 in total)


Maximum £200 per
quarter £346.70


Looking forward – 2008/09
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Physical Environment
In another major period of activity for the programme, projects will include:


• Completion of the Littleton Road Gateway and Blandford Road area block
improvements


• Continuing acquisition of houses in the Levens Street and Whit Lane areas


• Further development of the Intensive Neighbourhood Management Plan for the
redevelopment areas


• More In Bloom activity


• Continuing small scale works through the Neighbourhood Response Project


• Lichfield Street environmental improvements


• Lower Kersal environmental improvements (Phase 2)


• London Street environmental improvements (Phase 1)


• Withycombe Place environmental improvements


• Strawberry Road block improvements
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Children, Young People & Education
The focus on supporting children and young people’s learning and development will
continue to be a priority.  


• There is a need for early intervention to support children and young people,
particularly during their transition to High School. Projects will be developed to
support children through this, as well as to develop skills and raise their aspirations
to make the most of the Media:City developments in Salford and new Media
Diplomas.


• The Supporting Schools Project will go through a reappraisal process, exploring the
longer term options for sustaining some of the project’s key successes.


• The Language Project will start at the beginning of the financial year, working
with pre-school children and in the first few years of primary school to develop
their language and communications skills.


• GEARS+ will develop its educational programme, planning to reach full capacity
and generate sufficient income to fund all of its activities including increasing
work with community groups supporting young people.  


• The Youth Participation and Development Project will continue to provide
opportunities for young people to be involved in decision-making; undertake 
accreditation; organise and take part in varied activities; and support the
developments across East Salford and as part of the new Integrated Youth Support
Service.







Health
Two new projects for improving health in the NDC area will be:


• Stop Smoking Project – this will draw on the experience of two successful
projects, and a leading lecturer in smoking control will work with NDC and a
range of stakeholders to develop the detailed project.


• Community Development Through Food and Activity – this project will focus
initially on working with groups in the 33 alleygated areas to grow fruit and
vegetables, then hold cook and eat sessions with the produce. It aims to reduce
social isolation, increase physical activity and reduce obesity through access to
affordable healthy food.


Business, Employment & Skills 
• Jobshop/Cost of Living – now renamed Skills and Work, the service will continue


with a focus on engaging with priority 1 clients more effectively. A succession
plan will be implemented after March 2009, which will see Salford City Council
assume more responsibility for the service over a period of time.


• Skills for Life Centre – the centre will be looking to maintain and improve
community engagement with the skills for life agenda, particularly around ESOL
provision. It will also be looking to develop a sustainable learning offer that ties
in with the ‘worklessness’ agenda.


• Successful Transitions – the course is currently open to all NDC residents but
future courses may be used to support particular client groups, for example
Incapacity Benefit or Income Support claimants and over 50’s.


• Worklessness – this remains a major priority for the Partnership and new activity
will be developed in line with the findings of the East Salford worklessness
Spotlight. It is likely to focus on prevention, a ‘family approach’ and supporting
people furthest away from the labour market through building on projects 
such as Successful Transitions and Social Prescribing. This will also link with
developments under the new Working Neighbourhoods Fund.


• Social Media Centre – the first few months of this project will involve project set
up, including fitting out the centre and recruiting staff. During the first year of
operation Manchester Community Information Network (MCIN) will undertake a
long period of outreach work to engage the local community in the project and
will begin to look at ways of making income for the Social Media Project.


Si vous, ou quelqu'un qui vous connaissez, a besoin d’aide en
comprennent ces renseignements, vous pouvez appelez 0800 5877883.


French


Jesli ty lub ktos z twoich znajomych potrzebuje pomocy w
zrozumieniu tej informacji, prosze zadzwon 0800 5877883.


Polish


Se tú ou alguém que conheces precisa de ajuda à entender
esta informação, faça o favor de nos contactar neste número 0800 5877883.


Portuguese


Arabic


Farsi


Kurdish


Haddii adiga ama qof aad garanaysid uu u baahan yahay in laga
caawino fahamka akhbaartan, fadlan nagala soo xiriir  0800 5877883


Somali


This information can be provided in large print, audio, electronic
and Braille formats.


If you or someone you know needs help in understanding
this information, please contact us on 0161 607 8502.
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Charlestown & Lower Kersal
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Cromwell House, Cromwell Road, Salford  M6 6DE
Telephone: 0161 607 8505  Fax: 0161 736 6676


Email: ndc.enquiries@salford.gov.uk
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