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TITLE :                  English House Condition Survey 2001 - Summary of Key Findings from the Private Landlords Survey

RECOMMENDATIONS :  

a) That Lead Member notes the content of this report.


EXECUTIVE SUMMARY :  

The 2001 Private Landlords Survey was conducted as part of the 2001 English House Condition Survey (EHCS) the eighth in the five yearly series undertaken by the Office Of The Deputy Prime Minister. It involved interviews with the owners or agents who manage dwellings identified as privately rented in the main EHCS survey. A total of 590 interviews were conducted as part of the survey, a response rate of 49%.

The survey covers a range of topics establishing the characteristics of landlords, their approaches to managing and maintaining their properties, their rationale and future intentions.

The details of their analysis in respect of the private landlords section are summarised in this report.


BACKGROUND DOCUMENTS :

(Available for public inspection)

English House Condition Survey 2001 (Main report)

English House Condition Survey 2001 (Regional report)

English House Condition Survey 2001 Landlords Survey


ASSESSMENT OF RISK : 

	N/A

 


THE SOURCE OF FUNDING IS :

	N/A




LEGAL ADVICE OBTAINED :
   
	N/A




FINANCIAL ADVICE OBTAINED : 

	N/A




CONTACT OFFICER :

Frances Frost – Private Landlord Liaison Manager. 

Tel: 0161 925 1235
E-mail:  frances.frost@salford.gov.uk

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


City wide


KEY COUNCIL POLICIES :

Housing Strategy Statement

Neighbourhood Renewal Strategy


DETAILS :

The report contains five main sections that address key aspects of private renting:

Ownership – the characteristics of owners of privately rented dwellings.

· The number of company/large scale landlords appears to have been declining. 

· The sector is increasingly dominated by small-scale private individual landlords. 65% of privately rented are owned by private individuals. 

· 65% of those landlords have other paid employment. 

· 30% of privately rented dwellings are let by companies. Many of these company landlords (26% have less than 10 properties). 

· 24% of landlords in 1994 let a single property but in 2001 this figure increased to 30%. Only 15% of dwellings are owned by business landlords. 

· The average number of properties owned by landlords stands at 4 down from 9 in 1994. Since 1998 there has been a big increase in the proportion of dwellings owned by sideline investors.

Access – the type of lettings that the sector is made up of and what type of factors determines whom privately rented dwellings are let to and how they are let.

· A large section of the privately rented sector (21%) is not accessible to the general public. These properties are let to relatives or employees of the landlord some let rent-free and are not available on the open market. 

· 46% of the dwellings let on the open market were let unfurnished. 

· 82% required a deposit with 70% taking up references.

· Preferred tenants are those in work, in particular young professionals. 

· Letting to tenants in receipt of housing benefit account for only 18% with 30% of landlords who have never let to tenants on housing benefit.

Tenancy management – how do landlords manage the relationship with their tenants and what problems are encountered.

· The survey indicated a more formalised approach to management, usually considered as good practice, is becoming more widespread. Agents are more likely to employ these approaches. Landlords who manage their properties themselves are not well connected to sources of information, support and advice. 

· Agents are responsible for the letting/management of 58% of dwellings accessible to the public. These dwellings tend to be in a better state of repair than those managed by their owners. Agents also use a more formal procedure for letting a property than landlords. 

· 1 in 10 landlords reported rent arrears in the 12 months prior to the survey.84% said they would be willing to consider seeking possession should they have a tenant whose behaviour was causing a serious problem. 

· A third had experience of seeking possession on the grounds of the behaviour. Landlords who managed their property themselves tended not to have built up a wide network of support. Only 15% had been involved in a local authority landlord’s forum.

Repairs and maintenance – how do landlords plan/finance work to their properties and what problems do they encounter.

· The sector contains age for age dwellings that are in a worse state of repair than other tenures. 

· 97% of landlords or agents feel they are able to keep up the repairs. Surveyors found, however, 53% failed the decent homes standard and 11% unfit.

· 53% of landlords budget less than £500 per year for repairs. Surveyors identified 22% required repair costs in excess of £10,000. 14% required urgent repairs of £5,000 or more. 90% had had repair work done in the last five years. 

· Half the landlords expressed difficulties in getting work done. 

· There was strong support for the provision of advice on safety regulations by local authorities.

Rationale and future intentions – what motivates landlords to remain in the sector and will they remain for medium to long term.

· A number of landlords see their property as an investment and acquired it for that purpose. A minority have lived in the property themselves or are planning to live in the property in the future. Many are not applying a commercial approach and 7% of properties have annual costs that exceed the rental income. 

· Half of landlords gave economic reasons as an explanation for why they had become landlords. 49% of dwellings were acquired as an investment and 68% are now seen by their landlords as an investment. 

· The landlords of 34% of privately rented properties felt that the rent was not high enough to cover costs. Gross rental returns for a quarter of dwellings were less than 5% with costs exceeding income for some 7% of dwellings.

·  Average rental return was 5.5%. 

· 73% of dwellings would be relet if they were vacant tomorrow and 21% of landlords expect to acquire more property to rent in the next two years.

Action Points

Salford City Council’s Landlord Accreditation Scheme (LAS) is addressing some of the issues raised by landlords identified in the survey and developing further areas of support:

· It is apparent from the results many landlords nationally have experienced problems with the Housing Benefit Service. As Salford has a 3 star Housing Benefit Service further information will need to be gathered to ascertain the relevance of the comments in relation to Salford – Within the LAS a service level agreement has been established with Housing Benefit and accredited landlords now have a direct liaison officer to answer queries. Action - To continue working closely with officers at Housing Benefit to further develop training and support.

· Training also was identified as an important requirement for landlords – Training sessions in the Housing Benefit procedure and in “Creating and Managing a Tenancy” have been provided for members of the scheme during 2003/2004. Action - Further training sessions are being arranged for 2004/2005.

· Advice for landlords appears to have been difficult to obtain from local authorities – Landlords are provided with an information pack when they become accredited and are given advice from various directorates within Salford City Council. Action – Updated pack to be distributed in March 2004

· Landlords indicated that further information was required to comply with regulations on upholstered furniture, electrical installations and good practice on smoke alarms. Action – LAS already provide guidelines to landlords from Salford City Councils Environmental Services Trading Standards on the supply of secondhand upholstered furniture, electrical items and gas cookers. Further developments on the inclusion of guidelines on good practice on smoke alarms and carbon monoxide detectors are to be carried out by the LAS.

· Action - Consideration is to be given to the Landlord Accreditation Team (LAT) approaching financial institutions selling “buy-to-let” mortgages to pass on scheme details

· Action - Similarly to engage solicitors.

Comments

· It is to be noted that the survey has been based on a small sample, 590 landlords. The private rented sector accounts for some 2.2 million dwellings in England with an estimated 700,000 private landlords. Salford has an estimated 6,235 privately rented dwellings, approximately 1300 are covered by LAS and over 100 landlords. 

· Licensing across the whole sector was seen as a particularly negative policy development. Action - LAS will work with landlords to give out a positive message through the Landlord Working Group and the Regional Accreditation Network.  It is considered that decent landlords should welcome a quality licensing system and their support and involvement will be sought through accreditation at the early development stage.

LOCATION MAP (IF APPLICABLE) :

N/A


