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Chairman’s Foreword and Acknowledgements

Clir Andy Bowden
Chair of Regeneration, Housing, Culture and Leisure Scrutiny Committee

The private rented sector is the subject of national debate in terms of the quality of
housing provision, particularly at the lowest cost end of the market, and the skills and
commitment of landlords in both managing tenancies and their bricks and mortar
investments. This can impact on local neighbourhoods in terms of visual amenity and
increased levels of anti social behaviour. It is however, important to acknowledge
that many private landlords are responsible individuals who look after their properties
and their tenants. There are also clear benefits from the operation of the private
rented sector, including the provision of a flexible form of tenure and the potential to
offer a wider choice to assist in meeting the full range of housing needs.

| am pleased to have the opportunity to introduce this report carried out by the
Private Landlords Scrutiny Task Group. As Chairman of the Regeneration, Housing,
Culture and Leisure Scrutiny Committee, | have been pleased to lead the Task Group
to look at various concerns raised by residents, fellow Councillors and partners of the
Borough about housing management in private rented sector accommodation and
the impact this is having on providing sustainable communities within the Borough.

This report is the culmination of a four-month enquiry by the Task Group. We have
heard from Registered Social Landlords, representatives from the National Landlords
Association, learnt from best practice in other authorities and distributed a
guestionnaire to all Tenants and Residents Associations and from this feedback held
a Focus Group involving selected residents. This has proved to be invaluable in
informing the review and in particular, identifying issues around the management of
properties in the private rented sector.

I would like to thank all the Councillors, Registered Social Landlords, Tenants and
Residents and everyone who participated in this review and special thanks to Helen
Reddington from Helena Partnerships, John Simm, Chrissy Nevitt and Lee Norman
for their contribution, also Simon Skidmore from the Community Empowerment
Network who was co-opted onto the Task Group. Their input has been highly valued.

It has been a worthwhile review to work on and | believe we’ve come up with some
challenging recommendations. The recommendations outlined in this report are
intended to improve partnership working between the council, RSL’s and private
landlords and support a better understanding of how we can work with the private
rented sector to help to provide sustainable communities within the borough.




Scrutiny Review of Private Rented Sector
Accommodation

Summary

What we wanted to do

Local people, Councillors and the Council’s partners suggested that Scrutiny look at
housing management by landlords in the private rented sector

Feedback from our Ward Committees highlighted that there were concerns about
how some private landlords were managing their housing stock and the impact this
was having on communities. Councillors felt it was important to look at how this
sector was being managed, how it impacted on communities, how we could use
legislation, how we could better work with private landlords and others to help to
address problems and what, if anything could be improved.

Who did it

The Regeneration, Housing, Culture and Leisure Scrutiny Committee appointed a
task and finish group to look at the topic. The task and finish group consisted of the
following people:

Councillors

Andy Bowden (Chairman)

Stephen Glover

Marlene Quinn

Co-optee — Simon Skidmore (Community Empowerment Network)

Officers from the Council and Helena Partnerships who
assisted the task group:

John Simm — Strategy and Private Sector Initiatives Manager
Chrissy Nevitt — Private Sector Landlords and Tenant Liaison Officer
Lee Norman — Principal Environmental Health Officer

Helen Reddington — Helena Partnerships

Dave Evans — Benefits Manager

Catherine Nicholson — Assistant Benefits Manager

Other organisations/witnesses who contributed to the review:

Helena Partnerships

Arena Housing

Gateshead Councll

Lacors (Local Authorities Coordinators of Regulatory Services)
Liverpool Housing Trust

Merseyside Fire and Rescue Authority

Merseyside Police Authority

National Landlord Association

Regenda




Riverside Housing
Rochdale Council
St Helens Tenants’ and Residents’ Associations

How we did it

>

>

We invited staff from Helena Partnerships, the Council’s Private Sector
Housing Team to be part of our Task Group and feed into our review.

We spoke to the main Registered Social Landlords to share their views and
experiences about the private rented sector market.

We met with Merseyside Fire and Rescue Authority and the Merseyside
Police Authority about their experiences of this sector and what suggestions
they had to improve things.

We had a presentation from the Benefits Team who explained the impact for
tenants and landlords around the new Local Housing Allowance.

We attended a Merseyside Landlords Expo Event in New Brighton and
attended the seminar session on private landlords that was led by LACORS
(LACORS provides support to local councils in delivering regulatory private
sector housing services)

We spoke to Paul Gordziejewicz from Rochdale MBC who explained how
they had expanded their Accreditation and Bond Scheme.

We invited Tom Reynolds, the North West Regional Representative for the
National Landlords Association to explain how the association works and
share his experiences and views as to how we could improve partnership
working with private landlords.

We attended a Seminar at Gateshead which looked at tackling problem
housing and selective licensing in the in the private rented sector.

We sent out questionnaires to all Tenants and Residents Associations in the
borough asking for their views.

We held a focus group meeting whereby randomly selected Tenants and
Residents Association members discussed in depth the findings from the
guestionnaire.

We attended a meeting of the Community Empowerment Network whereby
members of the community discussed their experiences of the private rented
sector and how this impacted on where they lived.

We received information about good practice elsewhere, legislative
requirements, Department of Community and Local Government guidelines
and relevant background information.

What we found out

>

St Helens has a relatively small, but growing, private rented sector, this being
7.2 % of the total stock (Housing Needs Survey 2006) as compared to the
national position of 12% (EHCS 2006).

The level of vulnerability, defined by households in receipt of means tested
benefit or those with a disability (cross ref private sector decent homes
definition), in the private rented sector in St Helens is 53.2%, compared to
26% for St Helens owner-occupiers, or 29.5% for private renters nationally (St
Helens stock condition survey 2006).

There is a high rate of benefit dependency in this sector. Housing Benefit
records indicate that 3439 private rented sector households are in receipt of
Local Housing Allowance, an increase of almost 100% since 2005.This can
restrict the ability to move between tenures and is also likely to restrict the
ability of tenants to choose better quality accommodation. As a result, 66.6%




of vulnerable households in the private rented sector still live in a non-decent
home.

St Helens suffers from considerable health inequalities. In a recent report (St
Helens Health Profile) the NHS documented that out of 26 health related
measures, St Helens scored worse than England averages on 19 of these
indicators. Life expectancy is also below the national average.

The owners of the majority of private rented properties are ‘small portfolio’
landlords with only one or two properties.

Provision within the Housing Act 2004 require all *high risk’ houses in multiple
occupation (HMOs) to be licensed. This affects only a small number of
households in the Borough.

Provisions in the Housing Act 2004 enables local authorities to apply to the
Secretary of State to introduce ‘selective licensing’ in defined
neighbourhoods, requiring private landlords to be licensed before they can
rent their properties.

Selective licensing cannot be introduced in isolation but must be part of an
overall strategy to address low demand and or anti-social behaviour in an
area. Once approved, the landlord would need a licence to operate within
the area.

Members of the Task Group visited Gateshead Council to hear about how
their selective licensing scheme worked. Gateshead introduced selective
licensing because some properties had been poorly managed by private
landlords and there were a significant number of empty dwellings.

Local Authorities cannot designate an area for selective licensing without
support and final approval from the Secretary of State. Before seeking this a
local authority must demonstrate that other courses of action, that might
provide an effective method of dealing with the area’s problems, have been
attempted.

Landlords Accreditation Schemes aim to provide private landlords with a
number of services and a general support network. They serve to benefit
both landlords and tenants by improving and promoting good quality, properly
managed accommodation to let and making private rented accommodation a
more viable housing option.

A recent review of the Private Rented Sector Housing, known as the Rugg
Review sought to analyse and identify issues affecting the private rented
sector and potential for further intervention.

Private Landlords who own houses in the South Windle Renewal Area and
other Housing Strategic areas who wish to be accredited are offered 50%
interest free loans (maximum £10,000) in an attempt to improve their
properties.

Take up by landlords has initially been slow and work is ongoing to identify
barriers that prevent landlords from joining the scheme. Work is also being
undertaken to develop incentives.

A joint Liverpool City Region wide Accreditation Scheme is also to be
developed in accordance with the objectives of the Liverpool City Region
Multi Area Agreement. This will look to provide additional support to local
authorities and develop best practice across the sub-region.

A Landlords Forum has been established which is well attended and takes
place up to twice a year. The Forum provides landlords with a means of
accessing current advice and information on a range of issues.

It is still possible to set up a letting or management agency with no
gualifications whatsoever, with no need to conform to a set conduct or provide
any mandatory safeguards for the consumer.

The Rugg Review puts forward convincing arguments for full mandatory
regulation of private sector letting agents and management agents.




There is no available register of private landlords or their properties or no
requirement to provide one. This severely limits base information available
on private rented sector housing and severely limits proactive work to address
problems in the sector at a local level.

Local Housing Allowance is paid directly to the claimant and not landlords, as
the Government believes that this approach will offer choice and encourage
claimants to take more responsibility for budgeting and paying their rent
themselves.

A landlord has to wait 8 weeks before the Council can entertain a requestfrom
a landlord for rent to be paid directly to them. In the meantime it is the
responsibility of landlords to pursue legal action against the tenant to recover
any rent

There are safeguards in place to protect those tenants who are unable to take
responsibility to pay the rent to their landlord or fall into rent arrears. In these
cases LHA can be paid direct to the landlord.

What we recommended

>

That the Council raises greater awareness of and assists private landlords to
again access to grant or loan funding to improve the quality and energy
efficiency of private rented sector housing.

That the Council continues to ensure that private landlords are proactively
engaged in the development of future improvement programmes/schemes
aimed at raising the quality and condition of private rented sector housing.
That the health sector be encouraged to have a greater role in and financially
contribute to any housing measures undertaken in the private rented sector
which would contribute to the reduction of health inequalities in the borough
That the possibility of introducing selective licensing schemes in the borough
be investigated further.

That the Council continue to build on the existing accreditation scheme for St
Helens and continue to work with neighbouring authorities on the
development of a joint accreditation scheme for Merseyside.

That work continues through the Landlords Forum to raise awareness of
current issues affecting the private rented sector and the Council’s policies
and strategies that have a bearing on their business.

That the Council takes an active role in the development of a Liverpool City
Region Joint Accreditation Scheme which seeks to raise standards in the
private rented sector across the sub-region. In particular, it should encourage
and take advantage of the skills, training and business support opportunities
that such a scheme may present for Landlords in St Helens.

That the Council seeks to build better and closer partnership working with
landlord associations to examine and develop a more structured approach to
skills and learning development for landlords.

That opportunities for RSL management support in the private rented sector,
particularly in respect of tenancy management of apartment blocks be
examined further.

To consider an increase in resources to:

Enable an increased level of targeted proactive activity

Support sustaining tenancies of vulnerable individuals, with particular
emphasis placed at the creation of new tenancies

Develop the Council’'s Choice Based Lettings arrangements, ‘Under One
Roof’, to make better use of good quality and well managed private rented
sector properties.




» That the Council encourages and supports the regulation of private sector
letting agents and management agents.

» That an information data sharing protocol between Housing Benefit and
Council Tax departments be devised to assist with work in the private rented
sector.

» That the Landlords Forum be utilised further to offer
guidance/information/training sessions on the Local Housing Allowance.

» That the use of safeguarding measures and the sharing of information to
protect landlords from non-paying tenants be encouraged.

» That a protocol be established which allows housing to be involved/consulted
at the application stage for any developments in the private rented sector to
ensure that appropriate management arrangements are in place prior to an
application being granted.

What happens next

Scrutiny will put these findings and recommendations in the form of a report and
submit it to the Council’'s Executive. The Executive will consider the report and will
respond to the Scrutiny Committee saying if it either accepts or rejects these.
Scrutiny accepts that some of the recommendations are for organisations outside the
Council, and whilst it cannot enforce that these are carried out, it can strongly
recommend that they are fully considered and acted upon.




Private Rented Sector
Accommodation Task
Group

Report of scrutiny review of
Private Rented Sector
Accommodation

1.1

1.2

1.3

Introduction and
Terms of Reference

Earlier this year, following
several suggestions from St
Helens residents we carried
out a scrutiny review to look at
the quality and effectiveness of
housing management by
landlords within the private
rented sector. We found that
there were both good and poor
private landlords within the
borough and our findings
highlighted a variety of ways in
which we could bring about
improvements.

Scrutiny agreed to look at how
the Council could address
problems in the private rented
sector in some areas of the
borough, concentrating
particularly on selective
licensing and landlord
accreditation. We did this by
enlisting the help of Housing
Officers, Enforcement Officers,
the National Landlords
Association, Registered Social
Landlords and Tenants and
Residents. The task group’s
work began in September
20009.

The Terms of Reference for the
review were:

To gain an understanding of
current and future
policy/legislation regulating the

provision of private rented
accommodation and the
differences between private
sector landlords and
registered social landlords and
the legislation/regulations
affecting the operation of
each.

To examine the Council’s use
of the existing regulatory legal
frameworks around private
rented accommodation
including enforcement powers
and establish their
effectiveness and identify any

gaps.

To establish the current
position and associated issues
affecting communities from
private rented accommodation
by: seeking views of local
residents, ward councillors,
private landlords, tenants and
letting agents.

To consider the benefits of
delivering a joint LCR
Accreditation Scheme and
establish any possible
incentives to encourage take
up in St Helens and its
suitability.

To consider the Council’s
working partnerships within the
private rented sector and how
these can be developed.

To examine the impact of Local
Housing Allowance (housing
benefit) on private rented
sector housing.

To consider issues associated
with empty private sector
rented properties and the
negative impact they can have
on neighbourhoods.

To consider the possibility and
effectiveness of providing
training for private landlords on




2.

2.1

2.2

2.3

2.4

2.5

2.6

the effective management of
tenancy arrangements.

To examine and compare best
practice for the provision of
rented accommaodation.

To make appropriate
recommendations.

Method of Review

We looked at written evidence
as well as interviewing
witnesses and involving local
people.

The Strategy and Private
Sector Initiatives Manager, the
Principal Environmental Health
Officer and the Private Sector
Landlords and Tenant Liaison
Officer submitted detailed
briefing notes and took part in
the meetings to answer
Members’ questions.

Housing Association
representatives from Helena
Partnerships, Arena Housing,
Regenda, Riverside and
Liverpool Housing Trust also
appeared as ‘witnesses’

We met with the Housing
Benefits Team and discussed
the remit around the Local
Housing Allowance and how
this affected tenants and
private landlords

We attended the Merseyside
Landlords Expo Event where
we took part in free seminars
on tackling issues within the
private rented sector.

We met with representatives
from Merseyside Police
Authority and Merseyside Fire
and Rescue and discussed
their experiences of the private
rented sector and what

suggestions they had to
improve things.

2.7 We spoke to Rochdale’s Head
of Housing who explained how
they had expanded their
accreditation and bond
scheme.

2.8 We invited Tom Reynolds, the
North West Regional
Representative for the National
Landlords Association to
explain how the association
worked and share his
experiences and views on
accreditation schemes and as
to how we could improve
partnership working with
private landlords.

2.8 We attended a Seminar at
Gateshead which looked at
tackling problem housing and
selective licensing in the in the
private rented sector.

2.9 We devised a questionnaire
that was sent to all Tenants
and Residents Associations in
the Borough asking bout their
views on the impact private
sector accommodation has on
their communities.

2.10 We held a Focus Group to
discuss these findings with
randomly selected tenants and
residents.

2.11 We considered the
Governments’ response to the
recent Rugg Review which was
undertaken to look at the
capacity of the private rented
sector meeting future needs.

3. Background

National and Regional
Context

10




3.1

3.2

3.3

3.4

Since the early 1990's, the
increase in house prices and
inability of the social rented
sector to meet increasing
demand for affordable housing
has driven up demand and led
to an increase in the private
rented housing stock. There
also appears to be less
tolerance of problematic
tenancies in the social rented
sector, resulting in more in
more tenants finding their way
into the private rented sector. 3.5
There are currently about 2.6
million households renting
privately in England and the
sector is still expanding. With
an estimated 1.2 million
landlords, the size and the
importance of the sector should
not be overlooked.

It is only in recent years that

Local Authorities’ work with the 3.6
private rented sector has been
acknowledged as being of

significant strategic

importance. In many areas it

has traditionally been

considered less important than

services such as provision of

social housing, tackling

homelessness, or development

control for new housing.

Successful engagement with 3.7
the private rented sector can

often be difficult, time

consuming and with variable

results.

Councils are increasingly
tasked with moving away from
direct service provision to
addressing wider social issues
such as health inequalities and
the quality of the private rented
sector has a key role in this
agenda.

3.8
With regard to housing quality
and enforcement, the Housing
Act 2004 increased attention
on the private rented sector,
providing Local Authorities with

extended responsibilities and
powers. The introduction of the
Housing Health and Safety
Rating System also focuses
attention on the health
outcomes of poor quality
housing stock and allows for
more effective targeting of
interventions to assist the most
vulnerable of householders,
many of who privately rent their
home.

The Act also introduced
additional measures to protect
tenants:

Tenancy deposit protection
Mandatory licensing for the
highest risk houses in multiple
occupation (HMQO'’s)

The option to introduce
selective licensing schemes.

As the access to owner
occupation and social renting
has reduced in recent years,
the role of the private rented
sector has become more
widely recognised and valued.
In particular it has been seen
as a major contributor to assist
with the reduction of
homelessness.

The private rented sector has
many challenges. It must
make sure it offers a quality
product that allows tenants to
enjoy a decent home where
both the landlord and tenant
can exercise their legal rights
in a responsible manner. It is
against this background that a
wide-ranging review of the
private rented sector was
commissioned by Central
Government.

The results of the review by
Julie Rugg and David Rhodes
(known as the Rugg Report)
were reported in October 2008
and raise a number of issues to

11




3.9

4.

improve the sector. Local
Authorities will need to be
ready to incorporate any
resulting regulations/ guidance
into their strategies and
working procedures as
necessary.

Private rented housing needs
to be considered separately
from the rest of the private
housing sector because its
role, management, and
impacts on the housing market
and economy are significantly
different from owner occupied
housing.

Findings

The Private Rented Sector
Within St Helens MBC

4.1

In 2006, the Council
commissioned a House
Condition Survey to update its
records on the condition of all
private housing stock in the
Borough and also to inform
future investment and policy
decisions. The survey reported
the following:

23% of all private sector
dwellings in the Borough were
constructed pre 1919

The private sector stock profile
of the Borough is 34% terraced
properties, 47% semidetached
and 15% detached, 4% flat
type accommodation

8.3% of the private sector stock
contained ‘Category 1’
hazards, as compared to 3%
using the former fitness
standard

13% of these properties are in
serious disrepair

50.5% of all private sector
vulnerable households live in a
non decent home

34.3% of occupied private
sector dwellings fail the Decent

4.2

4.3

4.4

Homes Standard compared to
28.7% nationally

56.5% of occupied dwellings
that are privately rented fail the
Decent Homes Standard
compared to 42.6% nationally.

St Helens has a relatively small
private rented sector, this being
7.2 % of the total stock
(Housing Needs Survey 2006)
as compared to the national
position of 12% (EHCS 2006).
However, the homes available
for private rent are generally
concentrated in the Borough’s
older, terraced stock, which is
of poorer quality. The St
Helens House Condition
Survey reported that the
incidence of Category One
Hazards (i.e. hazards that were
an unacceptable health and
safety risk to their occupants)
was at twice the level of other
sectors.

The problems experienced
within the private rented sector
are exacerbated by the very
high levels of vulnerability (in
receipt of at least one of the
principal means tested
benefits) experienced by
tenants renting privately. The
level of vulnerability in the
private rented sector in St
Helens is 53.2%, compared to
26% for St Helens owner-
occupiers, or 29.5% for private
renters nationally.

The high prevalence of benefit
dependency within this sector
can restrict movement between
tenures and is likely to restrict
the ability of tenants to choose
better quality (and better
managed) accommodation. As
a result, 66.6% of vulnerable
households in the private
rented sector still live in a non-
decent home. This is in
contrast to the Government
targets for decency in the

12




private sector, which are that
70% of vulnerable private
sector households should live
in a decent home by 2010.

Health Inequalities in the
Private Rented Sector

4.5

4.6

4.7

St Helens suffers from
considerable health
inequalities. In a recent report
(St Helens Health Profile) the
NHS documented that out of
26 health related measures, St
Helens scored worse than
England averages on 19 of
these indicators. Life
expectancy is also below the
national average.

There is a strong inter-
relationship between health
and housing, especially in
relation to housing condition.
The provision of safe and
healthy housing can help
reduce hospital admissions by
tackling problems at source, for
example the prevention of falls
and the installation of adequate
heating. This has been
recognised through the
Housing Act 2004 and the
move away from the old
‘fitness’ standard which looked
solely at material defects. It
has been replaced with the
Housing, Health and Safety
Rating System (HHSRS),
which provides a method for
assessing the likelihood of
hazards within the home
causing a range of health
outcomes.

Liverpool City Council have
been successful in securing in
excess of £4m from their PCT
to undertake a ‘Healthy Homes
Initiative’. The project focuses
on areas of the greatest health
inequalities as identified in the
Joint Strategic Needs
Assessment (JSNA) and

4.8

4.9

targets the private rented
sector by undertaking pro-
active advice and enforcement
of housing standards using
HHSRS.

Key causes of housing-related
health problems that can be
tackled through the private
rented sector amongst others
are:

Accidents, falls and fire
Cold and Damp
Anxiety

Overcrowding

Excess cold, resulting from
poor energy efficiency of
houses and inefficient heating
systems, is the primary reason
why properties fail under the
Housing Health and Safety
Rating System. As a
consequence of the significant
proportion of older properties in
the private rented sector and
the technical difficulties and
higher costs associated with
improvements in such houses,
the private rented sector
presents a significant challenge
in terms of scale and cost of
improving energy efficiency.
Furthermore, there are a
greater proportion of private
rented sector households in
fuel poverty than other sectors.

Selective Licensing

4.10

Provisions in the Housing Act
2004, subject to the approval of
the Secretary of State, enable
local authorities to require
private landlords to be licensed
before they can rent their
properties. This is known as
selective licensing. It is
designed to enable authorities
to ensure that landlords or
managing agents are fit and
proper persons and that
standards of property

13




411

412

413

414

management are adequate.In
addition, local authorities can
apply to the Secretary of State
to impose management orders
and take control of properties
where licensing conditions are
breached, or there is a failure
to apply for a licence.

The purpose of such schemes
is to address a defined area of
privately rented properties that
is or is likely to become an
area of low demand or is an
area experiencing persistent
problems of anti-social
behaviour connected with the
private rented sector.

It was highlighted that selective
licensing could not be
introduced in isolation but must
be part of an overall strategy to
address problems in an area.
Once approved, the landlord
would need a licence to
operate.

Communities and Local
Government has granted
approval to sixteen selective
licensing schemes in eleven
local authority areas:

Salford City Council
e Middlesbrough Council
e Manchester City
Council
e Gateshead Council
e Sedgefield Borough
Council
e Burnley Borough
Council
Bolton Council
Blackburn Council
Leeds City Council
Easington Council
Hartlepool Council

As part of the review, members
of the Task Group visited
Gateshead Council to hear
about how their selective
licensing scheme worked.

4.15

4.16

4.17

4.18

Gateshead introduced
selective licensing because
an area known as the
Sunderland Road area had
over 600 properties, 50% of
which were privately rented.
Over the years the area had
suffered from badly managed
tenancies, increasing numbers
of empty properties and
problems of anti-social
behaviour

Gateshead were pleased with
the progress of the scheme
and the affect it was having on
the sector. Many landlords
joined the Gateshead Private
Landlord Association (GPLA)
as a result and had actively
brought their properties up to
the accreditation standards.

Landlords who engage with
Gateshead are offered support
and training to ensure that they
are able to meet the conditions
of their licence. In the longer
term, selective licensing is
intended to raise management
standards in the private rented
sector and could result in
positive effects on rent levels
and capital values.

Gateshead works hard to
engage with all landlords
affected by the licensing
schemes and works with them
to achieve compliance.
Sanctions are only used where
attempts to work with landlords
have failed and the landlord
refuses to engage with the
council and fails to comply with
the conditions of the scheme.

In general terms, selective
licensing is only likely to be
considered by the Secretary of
State where an area dispalys
the following characteristics:

14




4.19

4.20

4.21

Low demand for housing
and/or problems of anti-social
behaviour

Problems/demand for services
higher that other areas

Local intelligence giving rise to
concerns about the
sustainability of the area.

High % Privately Rented
Properties

Current services already in
place

Adverse Statistics from the
police

High vacancy rates

Poor stock conditions
Previous interventions have not
fully delivered satisfactory
outcomes

If an area has been identified
as meeting the criteria
required, a period of
consultation is required with
Private Landlords, Residents
and associated stakeholders.

Further consideration would
then need to be given to
ensure a minimum of 5 years
commitment from the Council
and partner agencies.
Selective licensing is likely to
be resource intensive and will
require revenue support to
establish and operate a
scheme for the 5 year period.

Local Authorities cannot
designate an area for selective
licensing without support and
final approval from the
Secretary of State. Before
seeking this, any other course
of action that might provide an
effective method of dealing
with the area’s problems, must
have been considered

Accreditation Schemes

4.22

Landlords Accreditation
Schemes aim to provide
private landlords with a number

4.23

4.24

4.25

4.26

of services and a general
support network. They serve
to benefit both landlords and
tenants by improving and
promoting good quality,
properly managed
accommaodation to let and
making private rented
accommodation a more viable
housing option.

A recent review of the Private
Rented Sector Housing, known
as the Rugg Review sought to
analyse and identify issues
affecting the private rented
sector and potential for further
intervention.

Problems identified in the
review are also of concern to
the authorities in the Liverpool
City Region. In particular in
developing the Housing
Platform Paper for the City
Region Multi Area Agreement
the following key issues were
identified:

Poor management

Poor quality property

Vacant Properties/Leasehold
issues

Opportunities to support
homelessness issues through
greater use of this tenure.

The Paper concluded that the
problems with management
and quality, and the general
poor perception of the private
rented sector as an insecure,
short term option, effectively
limit opportunities for
supporting investment and
limits choice for households.

After looking at best practice in
other local authorities and
working closely with other
Councils, St Helens has
developed it's own Landlords
Accreditation Scheme. To date
21 properties owned by 6

15




4.27

4.28

4.29

private landlords have been
accredited and a further 11
have applied.

4.31
Private Landlords who own
houses in the South Windle
Renewal Area and other
Housing Strategic areas are
being encourage to join the
accreditation scheme and are
offered 50% interest free loans
(maximum £10,000) in an
attempt to improve their
properties, in accordance with
the Council’'s Housing Renewal
Policy.

Whilst take up by landlords has
initially been slow, work is
ongoing to identify barriers
which prevent landlords from
joining the scheme and to
develop incentives. Information
on the accreditation scheme is
provided to all landlords with
substandard properties
identified though enforcement
activities, and the enforcement
policy allows for accredited
landlords to benefit from
extended timescales in order to
complete essential work.

4.32

Work is also being carried out
in partnership with the other
Merseyside Authorities to
identify best practice and
investigate potential for a sub
regional accreditation scheme
in line with the key housing
objectives set out in the MAA.

Working with Private
Landlords

4.30

Making sure properties provide
safe, warm and decent
accommodation is one the
Council’'s key roles. The
Council has a full time Landlord
and Tenant Liaison Officer who
takes a full time role in the
provision of information
between landlords, their

4.33

tenants, the Council and other
partner organisations.

With the introduction of the
Crime and Disorder Act, it has
been incumbent on all statutory
authorities to assist with
reductions in Crime and Anti-
Social Behaviour, to make our
Communities safer places in
which to live and work.

Whilst recognising the legal
obligations on Registered
Social Landlords, a significant
gap was identified within the
Private Rented Sector and the
ability and sometimes
reluctance of Private Landlords
to manage Anti-Social Private
Tenants. This gap has now
been addressed by the work of
the Private Sector Landlord
and Tenant Liaison Officer who
provides advice and support for
Private Landlords with the
management of their tenancies
and Anti-Social Tenants.

The work of this Officer
provides a unigue point of
reference and support for all
Private Landlords and it also
provides the Police, Partner
Agencies and Local
Communities with a point of
contact. Within the St Helens
Borough, this Officer attends
many meetings in order to
provide updates for
problematic locations. These
include the fortnightly Anti-
Social Behaviour Meetings, the
monthly Neighbourhood Action
Groups for each
Neighbourhood and other Joint
Agency Groups to name but a
few. The building of close multi
agency partnerships
arrangements has been pivotal
in the success of this role.

Once an Anti-Social Private
Tenant has been identified an
action plan is drawn up. This
action plan is then dealt with at
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4.34

4.35

4.36

the lowest possible level in
order to result in the most
effective and efficient result for
the Landlord, Tenant and the
Community. Initially this will be
by way of a joint visit from the
Police and this Officer to the
problematic tenants and the
Landlord. It can then escalate
through to the ultimate eviction
of the tenant and/or closure of
the property. During the
process it is vital to have good
communications links with all
agencies and Council
Departments such as Social
Services, Housing Options,
Housing Benefits,
Environmental Health etc. If
the tenant is evicted, further
close communication is vital to
avoid the tenants returning to
the general area.

4.37

4.38
The Police and this Officer
have been able to share
information and intelligence in
order to execute Drugs
Warrants and carry out follow-
up work by visiting these
tenants and notifying their
Landlords

A unique aspect of this role is
the support given to Landlords
during the eviction processes
for Drugs and/or Anti-Social
Behaviour, through the County
Court and support for Anti-
Social Behaviour Closure
Orders by giving evidence at
The Magistrates Court. These
proactive enforcement
operations have been under
pinned by a strong desire to
work in a multi agency
approach to problem solve the
issues and concerns for our
Communities.

4.39

This Officer has been
instrumental in delivering the

above and driving down the o

number of problematic Tenants
in the Private Rented Sector.

As a result of this the Police
have seen a reduction in the
calls for service. The Police
now have an important point of
contact with this Officer who
has the knowledge and
experience of housing
legislation to advise, support
and assist them with the
evidential case building.

A Landlords Forum has been
established which is well
attended and takes place up to
twice a year. The Forum
provides landlords with a
means of accessing current
advice and information on a
range of issues. Landlords are
encouraged to commit to
meeting legal standards and
follow good practice.

Since the initial appointment of
the Landlord and Tenant
Liaison Officer the role has
developed significantly and the
Task Group were informed that
whilst all statutory duties were
being fulfilled, there was little
capacity to undertake any
further pro-active work due to
increasing demands for
service.

The Task Group heard that the
Council’s relationships with
private landlords were
generally good. A meeting was
held with Tom Reynolds the
National Landlords Association
representative who stressed
the importance of landlords
and local councils working
together. The Association
would like to see the Council
assisting/providing the
following:

Training and support for
landlords to help manage
tenancies

Use alternatives rather than
licensing.
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4.40

4.41

4.42

A greater use of accreditation
to help landlords understand
their duties and recognise
responsible landlords

Help for landlords to deal with
problem tenants

Tenants be informed of their
duties and assist with taking
appropriate action against
problem tenants.

Throughout the review the
Task Group learnt of a number
of authorities which as part of
their accreditation schemes
offered training to private
landlords. The Private Rented
Sector Team via the
Gateshead Private Landlords
Association (GPLA) runs 6
training courses per year for
landlords. These are normally
free of charge to members of
the GPLA or are offered at
substantially discounted rates.
Rochdale MBC also offers this
free training resource.
Courses that have been run in
the past include Obtaining
Legal Possession,
Abandonment, Changes in
Housing Law and the Local
Housing Allowance.

We heard that Leeds Council
invites accredited private
landlords to advertise their
available properties through
Leeds Homes Choice-Based
Lettings scheme. This enables
applicants to bid for private lets
with landlords, which provides
a greater choice and widens
the housing options for
applicants.

St Helens already has an
established CBL scheme,
UnderOneRoof. Helena
Partnerships, who run the
service, have indicated that
they would be interested in
exploring the potential of
engaging private landlords in

St Helens to join the scheme
and advertise their properties
through this system. However,
the processes, checks and
balances and costs are yet to
be established. The key
component to this would be the
willingness of landlords to join
the scheme and pay a fee for
finding a tenant through CBL.
Strategically, the Housing
Services Team would support
this proposal as it would widen
housing options for members
of UnderOneRoof

Regulation of Private Sector
Letting Agents and
Management Agents

4.43

4.44

Over the years many measures
have been undertaken
nationally to encourage
landlords to become more
professional. However, it is
important to accept that some
landlords do not have the
resources to act as full-time
landlords or have become
landlords through
circumstances not of their
choosing. For these amateur
or reluctant landlords, letting
and management agents have
a vital role in providing the
professional input and support
that landlords need.

In many cases, even where a
landlord has the basic skills
and knowledge needed to carry
out his or her business, in
some instances, there would
be advantages in using an
agent because of the increase
in resources and the coverage
they can offer and more
importantly, the additional
expertise they bring to the
process of letting and
managing a property.
However, whilst this is true of
the best letting and
management agents, it is
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unfortunately far from the
norm.

4.45 We learnt that it is still possible
to set up a letting or
management agency with no
gualifications whatsoever, with
no need to conform to a Code
of Conduct or provide any
mandatory safeguards for the
consumer.

4.46 The Rugg Review puts forward
convincing arguments for full
mandatory regulation of private
sector letting agents and
management agents. The
Task Group regards this as a
key measure in improving
consumer confidence in the
sector.

Enforcement of Housing
Standards

4.47 Standards in the private rented
sector can affect neighbouring
communities as much as the
households living in the
accommodation, and the
Council has a responsibility to
ensure that appropriate
standards of management and
physical condition are met.

4.48 Many standards and
procedures required of
landlords and their property are
set out in law but, due to
ignorance, inability, or wilful
neglect, landlords may not
adhere them to. This, however,
should not discredit the many
good landlords that operate in
the Borough. It is recognised
that only a minority of landlords
come to the Council’s attention
through enforcement action

4.49 It was recognised that by using
enforcement alone as a way of
dealing with problems was an
inefficient use of resources.
There were opportunities for

4.50

451

4.52

more pro-active working by
making more use of data
sharing between council tax
and the benefits section. The
sharing of this information
would greatly assist in
developing a more strategic
approach to tackling problems
in the sector.

As a starting point, the
provision of a complete list of
private rented sector properties
and associated details in
respect of landlords would
assist in the targetting of
proactive campaigns to
address issues. The
information would need to be
updated on a regular basis
(quarterly) and it is recognised
that there are resource
iimplications in doing so. Under
section 237 of the Housing Act
2004, the housing authority has
the right to request information,
however, to date this has only
been provided on a case by
case basis.

Design, lack of investment and
maintenance problems can
lead to accidents, falls, fire and
serious health problems. The
risk of these can be identified
through HHSRS inspections
and landlords can be advised
and helped to reduce these
risks. In addition,tenants are
offered free fire safety
inspections by Merseyside Fire
and Rescue service

There are currently about 1452
empty homes in St Helens.
These are homes that have
been empty for at least six
months and where intervention
by the Council may be
necessary to bring them back
into use. Empty homes are not
just a wasted housing
resource; they blight
neighbourhoods, attract crime
and encourage anti-social
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behaviour. With house building
dramatically reduced and
vacancy levels rising, the
needs to tackle this issue is
now more pressing than ever.

4,53 Guidance by the Empty Homes
Agency sets out a range of
strengthened powers local
authorities have to deal with
problem including the use of
Empty Dwelling Management
Orders, compulsory purchase
or enforced sale.

454 Empty Dwelling Management
Orders give the Council
discretionary powers to bring
empty private sector dwellings
back into use where the
owners are unable or unwilling
to do so. Once an order has
been granted, the Council can
manage the property on behalf
of the owner.

4,55 Nationally the development of
these orders is currently in its
infancy and it is anticipated that
the delivery of management
arrangements will be resource
intensive.

Local Housing Allowance

456 During the review we heard
from the Benefits Team who
explained the differences
between the old housing
benefit scheme and the new
Local Housing Allowance
(LHA)

457 ltis through the use of benefits
that private landlords are able
to house those people who
could not otherwise afford to

pay.

458 The LHA scheme is designed
to make it easier for tenants
and landlords to find out in
advance how much rent could
be covered by Housing Benefit.

4.59

4.60

4.61

4.62

4.63

It was explained that
previously, private tenants
often found that Housing
Benefit could not meet their
rent only after they had signed
a tenancy agreement. The
new scheme has attempted to
address this uncertainty.

The Scheme also promotes
greater fairness as it is
designed to pay the same
amount to tenants with similar
circumstances living in the
same area.

A key feature of the scheme is
that LHA is paid directly to the
claimant and not landlords as
the government believes that
this approach will encourage
claimants to take more
responsibility for budgeting and
paying their rent themselves.

However, when discussing this
with the National Landlords
Association, it was felt to be a
potential barrier in attracting
private landlords to work with
LHA tenants. Specific
concerns were raised
particularly in light of previous
difficulties encountered with
LHA tenants falling into rent
arrears.

We were informed that a
landlord has to wait 8 weeks
before any action could be
taken by the council to re-direct
payments back to the landlord.
In the meantime it was the
responsibility of landlords to
pursue legal action against the
tenant to recover any rent
arrears.

Whilst the Council is legally
obliged to make LHA payments
directly to the tenant, we heard
that there are safeguards in
place to protect those tenants
who are unable to take
responsibility to pay the rent to
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4.64

4.65

4.66

4.67

their landlord or fall into rent
arrears. In these cases LHA
can be paid direct to the
landlord.

5.

The Task Group heard that
tenants are able to receive
LHA and not pass this onto
their landlord to the point of
eviction, at which point a tenant
simply move to another private
sector tenancy and continues 5.1
in this fashion.

This issue was raised with the
Minister for State for Housing
and he was asked what options
were open to local authorities
or landlords to take action
against a tenant who does not
use their LHA for rent.

In their response, the

Department of Work and 5.2
Pensions recommended that

payments could be made direct

to landlords in the following
circumstances:

When a tenant is likely to have
difficulty managing their rent
payments, for example due to
an alcohol, gambling or drug
dependency or because of a
serious medical condition such
as Alzheimer’s disease; or

5.3
When the tenant is unlikely to
pay, for example, where the
local authority knows from past
experience that the tenant is
likely to abscond with the rent
payment.

5.4
In acknowledging that LHA has
an inability for tenants to
access a deposit or rent in
advance can create a barrier to
finding accommaodation within
the private rented sector.
However, the Rugg review
proposes changes to the
benefit regime to introduce
universal assistance with
deposits and rent in advance

would mean that more
landlords would be willing to
accept tenants on benefits.

Conclusions

Health Inequalities in the
Private Rented Sector

The correlation between
housing and health is well
known. Job losses and
personal problems can lead to
homelessness or rough
sleeping with physical and
mental health consequences.
Within the private rented
sector, poor accommaodation
can place tenants’ health and
safety at risk.

The Joint Strategic Needs
Assessment has helped to
build strong partnerships
between PCT’s and the
Council. However despite this,
the task group felt that health
should be contributing to the
cost of housing intervention
measures, which if carried out,
would be beneficial for all and
assist in the reduction of health
inequalities.

Both locally and nationally, the
private rented sector is
regarded as the tenure where
the greatest proportion of
vulnerable households live in
non-decent accommodation.

Whilst acknowledging the
Council’'s good work to bring
properties up to the decent
home standards, we believe
that addressing excess cold
and fuel poverty across all
tenures must remain a future
key priority, with a particular
focus on the older and hard to
treat (solid wall) housing stock
a high percentage of which are
in the private rented stock.
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5.5

5.6

During the review we learned
that the owners of the majority
of private rented properties
were ‘small portfolio’ landlords
with only one or two properties.
We recognised that these are
probably the most “financially
at risk” of property investors in
terms of meeting the cost of
their obligations.

We believe that the Council
has a key role to play in raising
greater awareness of, and
helping landlords gain access
to, available grant or loan
funding to improve the quality
and energy efficiency of their
housing. We would like the
Council to be more proactive in
engaging landlords in the
development of future
improvement
programmes/schemes aimed
at raising the quality and
condition of private rented
sector housing.

Selective Licensing

5.7

5.8

We note that the Rugg Review
proposals for a national
register of landlords are
deliberately light touch as they
are designed to be co-
ordinated with the existing
licensing regimes put in place
by the Housing Act 2004. Itis
important to remember that
licensing regimes introduced
by the 2004 Act were only
brought into effect in 2006 and
are still bedding in.

The criteria for selective
licensing regimes currently limit
them to areas suffering from, or
likely to suffer from, low
demand for housing and/or
where there are significant
issues with anti-social
behaviour. This criteria is
currently being reviewed.

5.9 Throughout the review we
learnt of selective licensing
schemes such as Manchester
and Salford. There are doubts
to whether these schemes are
self -financing and the license
fee meets the cost of delivering
this.

5.10 The Task Group felt that
selective licensing be further
examined as a potential tool for
areas that demonstrate the
appropriate characteristics.

Accreditation Schemes

5.11 Throughout the review we were
aware that one of the more
frequent criticisms of the
private rented sector related to
the quality of management by
landlords. The Rugg Review
also highlights this and
recognises the need for a
partnership approach. This
involves working closely with
private landlords and other
agencies and using a mix of
enabling, regulatory and
enforcement functions to
ensure a healthy and good
quality private rented sector.

5.12  Accreditation is recognised as
a good example of this and
throughout the review we
visited authorities and learnt of
excellent examples of where
the introduction of such
schemes had considerably
driven up standards in the
private rented sector. These
schemes allow potential
tenants to easily identify the
more professional landlords
who can offer them a better
overall service both in terms of
quality of accommodation and
customer care.

5.13 We are aware that a Liverpool
City Region Landlord
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5.14

Accreditation Feasibility Study
was undertaken in August
2009. From this initial study, a
report to the City Region
Housing and Spatial Planning
Board has been supported to
progress this issue..

Whilst we feel that St Helens
would benefit from the delivery
of a joint scheme we feel that it
is important that the existing
local scheme is taken into
account and built on. We
propose that any joint scheme
be marketed and badged under
a universal banner but contain
local criteria unique in helping
to better manage our
communities.

Working with Private
Landlords

5.15

5.16

5.17

Throughout the review we have
recognised the need for the
Council to provide accurate
and timely advice and
information to landlords and
tenants as well as providing
assistance to landlords to
improve their properties
particularly those experiencing
financial difficulties.

The Task Group has seen
examples of the good work
undertaken by the Landlord
and Tenant Liaison Officer and
heard a great deal of praise
about the way in which the role
is carried out from the focus
group of tenants and residents.
(see appendix 1).
Relationships in the borough
are well established and there
are good working links with
RSL’s , Merseyside Police.

Whilst the Landlords Forum is
well established, we feel that
more could be done to promote
it and bring partner
organisations on board.

5.18

Resources are obviously an
issue but if the Council wants
to undertake a more pro-active
role, then additional resources
will be required.

Regulation of Private Sector
Letting Agents and
Management Agents

5.19

5.20

We do not agree that letting or
management agencies should
be allowed to be established
without any qualifications or
mandatory safeguards for the
consumer. This does not
seem appropriate when estate
agents who often also act as
letting and management
agents must work within the
context of a regulatory
framework and the need for
greater customer focus and
transparency.

The Rugg Review puts forward
convincing arguments for full
mandatory regulation of private
sector letting agents and
management agents. The
Task Group welcomes this
proposal.

Enforcement of Housing
Standards

521

5.22

There is no available register of
private landlords or their
properties or no requirement to
provide one that severely limits
base information available on
private rented sector housing.
Whilst recognising the resource
implications, more needs to be
done to develop protocols to
allow the sharing of data
between the Benefits and
Private Sector Housing Teams

Empty Property Management

Orders fail to address the wider
management issues
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experienced with large
apartment blocks with diverse
tenancy and vacancy
problems. Current legislative
tools do not adequately
address this area.

Local Housing Allowance

5.23  Whilst the task group agreed
with the principles behind
tenants taking control and
having ownership of their own
finances etc, it was recognised
that in certain cases vulnerable
tenants could apply for
payments to be made directly
to their landlord.

5.24 We heard that most private
landlords did not approve of
direct payments to tenants and
felt that it was a potential
barrier for tenant/landlord
arrangements. However, we
did question if landlords had a
clear understanding of the new
regulations and suggested that
guidance/information/training
sessions be arranged to help
inform those who were unclear
of what steps they could take
should a tenant not pay their
rent.

5.25 Sharing of information is crucial
in manage the payment of
Local Housing Allowance.
When a person has a history of
non-payment of rent the
Council should consider direct
payments to landlords under
the safeguarding provisions.
Landlords should be
encouraged to contact the
council as soon as possible if
they think a tenant will have
difficulty managing the rent
payments or is unlikely to pay.

General

5.26 We heard during the review
that apartment and town centre

living has been a key element
to regeneration programmes in
the borough. The success of
such provision relies on good
freehold and leasehold
management when there is a
mix of tenure types or a
predominance of private rented
lettings in apartment blocks.

5.27 There is an emerging concern
that a significant portion of new
units have been sold or
allocated to investment
purchasers. This will need to
be monitored as experience
has shown that enforcing
standards in blocks with
multiple lease and free hold
interests is a complex and time
consuming process.

5.28 In order to assist with this
protocols need to be developed
with Planning to ensure
developers are aware of
management responsibilities
and associated potential
problems at the planning stage.
Developers need to be mindful
of the implications of private
rented management
arrangements and these
should to be built into the
planning process.

6. Recommendations

Health Inequalities in the
Private Rented Sector

1. That the Council raises greater
awareness of and assists
private landlords to again
access to grant or loan funding
to improve the quality and
energy efficiency of private
rented sector housing.

2. That the Council continues to
ensure that private landlords
are proactively engaged in the
development of future
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improvement
programmes/schemes aimed
at raising the quality and
condition of private rented
sector housing.

3. That the health sector be
encouraged to have a greater
role in and financially
contribute to any housing
measures undertaken in the
private rented sector which
would contribute to the
reduction of health inequalities
in the borough

Selective Licensing

4. That the possibility of
introducing selective licensing
schemes in the borough be
investigated further.

Accreditation Schemes

5. That the Council continue to
build on the existing
accreditation scheme for St
Helens and continue to work
with neighbouring authorities
on the development of a joint
accreditation scheme for
Merseyside.

Working with Private
Landlords

6. That work continues through
the Landlords Forum to raise
awareness of current issues
affecting the private rented
sector and the Council’s
policies and strategies that
have a bearing on their
business.

7. That the Council takes an
active role in the development
of a Liverpool City Region Joint
Accreditation Scheme which
seeks to raise standards in the
private rented sector across

10:

the sub-region. In particular, it
should encourage and take
advantage of the skills, training
and business support
opportunities that such a
scheme may present for
Landlords in St Helens.

That the Council seeks to build
better and closer partnership
working with landlord
associations to examine and
develop a more structured
approach to skills and learning
development for landlords.

That opportunities for RSL
management support in the
private rented sector,
particularly in respect of
tenancy management of
apartment blocks be examined
further.

To consider an increase in
resources to:

Enable an increased level of
targeted proactive activity
Support sustaining tenancies of
vulnerable individuals, with
particular emphasis placed at
the creation of new tenancies
Develop the Council’'s Choice
Based Lettings arrangements,
‘Under One Roof’, to make
better use of good quality and
well managed private rented
sector properties.

Regulation of Private Sector
Letting Agents and
Management Agents

11.

That the Council encourages
and supports the regulation of
private sector letting agents
and management agents.

Enforcement of Housing
Standards
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12.

That an information data
sharing protocol between
Housing Benefit and Council
Tax departments be devised to
assist with work in the private
rented sector.

Local Housing Allowance

13.

14.

That the Landlords Forum be
utilised further to offer
guidance/information/training
sessions on the Local Housing
Allowance.

That the use of safeguarding
measures and the sharing of
information to protect landlords
from non-paying tenants be
encouraged.

General

15.

That a protocol be established
which allows housing to be
involved/consulted at the
application stage for any
developments in the private
rented sector to ensure that
appropriate management
arrangements are in place prior
to an application being granted.

26




Rec Recommendation Responsible Officer Agreed Action and Date of
No. Implementation
1 | That the Council raises greater awareness of and assists

private landlords to again access to grant or loan funding to
improve the quality and energy efficiency of private rented
sector housing.

That the Council continues to ensure that private landlords are
proactively engaged in the development of future improvement
programmes/schemes aimed at raising the quality and
condition of private rented sector housing.

That the health sector be encouraged to have a greater role in
and financially contribute to any housing measures undertaken
in the private rented sector which would contribute to the
reduction of health inequalities in the borough

That the possibility of introducing selective licensing schemes
in the borough be investigated further.

That the Council continue to build on the existing accreditation
scheme for St Helens and continue to work with neighbouring
authorities on the development of a joint accreditation scheme
for Merseyside.

That work continues through the Landlords Forum to raise
awareness of current issues affecting the private rented sector
and the Council’'s policies and strategies that have a bearing
on their business.

That the Council takes an active role in the development of a
Liverpool City Region Joint Accreditation Scheme which seeks
to raise standards in the private rented sector across the sub-
region. In particular, it should encourage and take advantage
of the skills, training and business support opportunities that
such a scheme may present for Landlords in St Helens.

That the Council seeks to build better and closer partnership
working with landlord associations to examine and develop a
more structured approach to skills and learning development
for landlords.

N
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Rec Recommendation Responsible Officer Agreed Action and Date of
No. Implementation
9 | That opportunities for RSL management support in the private

rented sector, particularly in respect of tenancy management of
apartment blocks be examined further.

10

To consider an increase in resources to:

o Enable an increased level of targeted proactive activity

e Support sustaining tenancies of vulnerable individuals,
with particular emphasis placed at the creation of new
tenancies

e Develop the Council’'s Choice Based Lettings
arrangements, ‘Under One Roof’, to make better use of
good quality and well managed private rented sector
properties

11

That the Council encourages and supports the regulation of
private sector letting agents and management agents

12

That an information data sharing protocol between Housing
Benefit and Council Tax departments be devised to assist with
work in the private rented sector.

13

That the Landlords Forum be utilised further to offer
guidance/information/training sessions on the Local Housing
Allowance.

14

That the use of safeguarding measures and the sharing of
information to protect landlords from non-paying tenants be
encouraged.

15

That a protocol be established which allows housing to be
involved/consulted at the application stage for any
developments in the private rented sector to ensure that
appropriate management arrangements are in place prior to an
application being granted.
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