
Annex 2 The Evidence Base

The proposed Selective Licensing area is located within central Salford and covers parts of two 
wards, namely the Langworthy ward and the Weaste and Seedley ward.  The area in question is a 
high density private sector residential area where over 61% of the private stock is privately rented. 

As detailed above, the Act does not require the licensing of properties subject to tenancies granted by 
registered social landlords or councils which accounts for approximately 350 properties within the 
proposed area. There are approximately 760 properties which have been identified as privately rented 
and which would require a licence if the proposals were introduced.   

The proposal for Langworthy, Weaste & Seedley both on its own, and when added to the existing 
designations in Salford covers less than 20% of Salford’s geographical area and less than 20% of the 
privately rented properties in the City (as shown in the table below).  The Council also intends to 
consult for a period of 10 weeks.  Accordingly, if the proposed scheme is authorised following the 
consultation period, it will not have to be submitted to the Secretary of State for approval.

Total number of rented properties in the City* 19033
Proposed Langworthy Weaste and Seedley Scheme 760
Eccles and Barton scheme 589
Broughton scheme 787
Charlestown and Lower Kersal Scheme 606

                             *Source - Salford City Councils Private House Condition Survey 2016

Low Demand 

What is Low Housing Demand? 

The Act and Guidance identify the following factors which (among other matters) the Council should 
consider when deciding if an area is, or is likely to become an area of low housing demand: 

 The value of residential premises in the area, in comparison to the value of similar 
premises in other areas which the Council 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 (in both rented and owner occupied 
properties); 

 The number of residential premises which are available to buy or rent, and the length 
for which they remain unoccupied; 

 The general appearance of the locality and the number of boarded up shops and 
properties.

Selection of comparable area 

When deciding if an area is suffering from low demand, the Council must take certain factors into 
account. One such factor is the value of residential premises in the area, in comparison to the value 
of similar premises in other areas which the authority considers to be comparable (whether in terms of 
type of housing, local amenities and availability of transport or otherwise). 

On previous designations areas of Broughton and Eccles were comparable areas. Both these areas 
now have selective licence schemes in place. The comparable area has been chosen around the 
Station Road area of the Swinton North ward. 

This area has been chosen for a number of reasons which are set out below: 



 Types of housing – both areas contain significant numbers of terraced properties. 
 Types of housing – both areas contain a number of terraced properties that have been 

converted into Houses in Multiple Occupation (HMO’s).
 Local amenities - linear shopping with some accommodation above, i.e. flats above shops, 

along Langworthy Road, which can be compared to Station Road in the comparable area.
 Local amenities - both areas are within travelling distance of Salford University, Media City & 

Salford Royal Hospital and as such are popular with students /young professionals
 Availability of transport - both areas are close to major roads and have good transport links, 

such as direct bus routes. 

It is simply not possible to have a comparable area which is identical in terms of geographical size 
and containing the same number of property type. However, the Council considers the Station Road 
area to be a comparable area when considering the factors listed within the legislation and 
Government guidance.

Tenure of proposed area

The most recent government figures states that nationally the private rented sector currently makes 
up 20.5% of the total housing stock in England.1 The current estimate of the proportion of privately 
rented properties in Salford stands at 21 %, which is higher than the national average. There has 
been a significant increase in the Private Rented Stock in Salford with an increase of 108% since 
2001 2   demonstrating the scale at which the private rented sector operates across Salford. 

National Census data 2001-2011 highlights that nationally Salford has the highest rate of growth of 
Private Rented Sector at 67%, which is more than Greater Manchester at 62.6% and England & 
Wales at 50.8% over that 10 year period.3

The proposed area currently has a private rented sector of 48% which is more than double the 
national average. The owner occupation level is 30% and has remained at this level since 2012 - this 
indicates an oversupply of privately rented accommodation in the area. Furthermore it suggests a low 
demand for owner occupiers moving to the area and an unstable housing market when compared to 
the national average of owner occupation at 62.4%.

Source - Salford Council Tax data

Houses in Multiple Occupation HMO’s (shared houses)

There has been a dramatic increase in HMO’s in the proposed area with 29 at the end of 2012 to 119 
at the end of March 2018, which is a 410% increase in 5 years and is continuing to grow. 

1 English Housing Survey 2016 to 2017: headline report
2 2001ONS - subnational dwelling stock by tenure estimates, England 2012-2015 - released Dec 2017
3 Census 2001,2011



Despite relatively low property values in the area, it would appear despite the previous scheme that 
first time buyers are not being attracted to live in this area.  There is investment, but this is from 
landlords who are moving towards conversions of traditional 2/3bed terraced property into smaller 
type HMOs.  

In HMOs you have a mix of different people living under one roof, the tenants may not know each 
other beforehand, and managing such properties can be complex.  

Management challenges for landlords can include:

 The need for extra safety measures to be regularly undertaken such as ensuring the fire 
alarm system is routinely inspected; 

 The need to keep communal areas clean and clear of obstruction;
 The need to monitor occupancy at property to ensure property does not become 

overcrowded;
 The need to ensure that enough bins and provided and that tenants know when and how to 

dispose of waste correctly; 
 higher levels of ASB;
 The need to manage disputes between tenants. With HMO’s, the tenants may not know 

each other before moving in and as such there’s more chance for tensions to run high and 
personalities to clash

 finding new tenants –undertaking comprehensive reference exercises to ensure new 
tenants will get along together;

 increased wear & tear on property & equipment – requiring more maintenance and regular 
inspections. 

There is strong demand for single rooms, due to a general shortage of this type of accommodation 
across the City and explains the increase in small HMO’s in this area.  In that regard, there are 
currently over 4522 people on the Council’s waiting list who are eligible for single room 
accommodation).  

Whilst Landlord Licensing does not limit the spread of small non-mandatory HMOs, and we are not 
seeking to do this as there is strong demand for single rooms, licensing does give additional options 
for dealing with management issues in licensed properties of this type.

The graph below shows the number of properties converted to HMOs during the last Selective 
Licensing scheme. 

Graph 4.1 Number of HMOs in the proposed area
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*source – Salford Council Tax data, selective & mandatory license issued data

Whilst this investment is positive and is welcomed in principle, the impact of this emerging trend 
needs to be understood and responded to accordingly.  Although significant improvements have been 
made in improving property value, rent levels and reducing turnover, data for the proposed area 
highlights that owner occupation has remained stagnant. The level of demand for people wishing to 
buy property and move to the area has not improved.  Anecdotally, residents report the reasons for 
this as being down to the increasing number of HMOs in the area, and the belief that this attracts 
transient tenants who are there for a short period of time which they believe contributes to issues 
such as anti-social behaviour and environmental crime. 

Anecdotal evidence from residents who have contacted the Council (which we will seek to test during 
the consultation process) regularly refers to the increasing number of HMOs in the area as the main 
reason for considering a move out of the area.  Further concerns from residents relate to 
overcrowding, anti-social behaviour, environmental issues and parking.   Unless effectively 
addressed, these concerns regarding the impact of HMOs will act to undermine confidence in the 
housing market, adding further imbalance to the area resulting in further reductions in owner 
occupation. 

Value of residential premises 

The national housing market in general has seen a steady increase of house prices over the last 5 
years and both the proposed and comparable areas are following this trend of average house prices 
slowly increasing over the same period.

The demand in the property market is made up of two competing groups; those looking for a home 
and,  an an excessive number looking for an investment. In Salford and the proposed area it’s the 
latter which, is evidenced by the significant growth in the Private Rented Sector as highlighted in Part 
1. Investor purchases in the city and the proposed area are reducing the number of properties 
available to home seekers and driving prices upwards.

In 2013, the average sale price for all property types was £78,597 in the proposed area where in the 
comparable area it was considerably higher at £96,651 and the Salford city average was £131,419. 
Since then there has been a consistent increase during the 5 years of the licensing scheme, with the 
gap closing between the proposed area and the comarable area. However. at the end of the last 
licensing scheme sale prices in the proposed area remained below the comparable area and still 
some £39,236 below the Salford average.

In the city, Salford’s average terraced property price in 2017 was 16.1% higher than the proposed 
area indicating a considerable gap.  This is reflective of the investor purchases and the rapid growth 
of the private rented sector.

The predominate property type within the proposed and comparable area are terraced properties, the 
average sale prices for this property type are detailed below.



Graph 4.2 Average sale price – terraced properties
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The graph above shows that at the beginning of the last scheme the gap in average sale prices for 
terraced properties was significant. The terraced house prices began to increase in 2014 but the gap 
between the proposed and comparable area increases in 2015. There are then 2 sharp increases in 
the proposed area in 2016 and 2017. This correlates with the evidence of the dramatic increase in the 
private rented sector and HMO’s.

The type of housing stock in the proposed area consists of a large number of 3-bed family terraced 
properties; this makes them very well-suited for conversion into small HMOs. This factor has made 
them attractive to investors, which is evidenced by the percentage of the private rented sector in the 
proposed area. Furthermore this in turn has driven property prices upwards and reduced the number 
of properties available for home owners. There is a danger that the housing market in the proposed 
area will be saturated with rented properties. This rapid growth of the sector has created problems in 
the area related to rising levels of anti-social behaviour, such as fly-tipping, rubbish in front gardens, 
and excessive noise. Reports concerning these types of issue have increased since the last scheme 
ended. 

While the majority of landlords take their responsibilities seriously and provide much needed housing 
in the area, a significant minority of negligent or criminal landlords exploit vulnerable tenants by letting 
out cramped, unsuitable and in some cases dangerous properties. This undermines the whole 
profession and has a real human cost for individuals, families and the wider community.

Turnover of occupiers of residential premises 

The data used for assessing turnover of residential premises has been sourced from Council Tax 
records. The data has been analysed to show turnover rates for owner occupied properties, privately 
rented properties (PRS) and registered provider (RP) properties within the proposed area of selective 
licensing. 

The data below shows turnover (i.e. the number of times a new Council Tax record has been created 
due to a person or household moving home), split by tenure over the last five years. For example, in 
2017, 95 owner occupied households moved into properties in the proposed area (out of a total 
number of 484 owner occupied properties). However, in the same year and same area 390 private 
tenant households moved into properties in the proposed area (out of a total number of 760 private 
rented properties).

*Source: HM Land Registry price paid data



It is to be expected that there would be a higher turnover rate amongst tenants than owner occupiers, 
reflecting the flexibility which is one of the strengths of the rented sector. 

Table 4.3 Turnover of occupiers 

 
Owner 
Occupied PRS RSL

Total (excluding 
business)

Percentage Change 
in PRS stock only

Total No. of identified 
properties in licensing 
area 484 760 350 1594  
YEAR      
2013 114 819 204 1137 108%
2014 112 460 164 736 61%
2015 125 851 180 1156 112%
2016 151 671 177 999 88%
2017 95 390 89 574 51%
Total 597 3191 814  420%

PRS stock only 
equates to more 
than 4.2 changes of 
occupant per 
property over 5 
years

*source – Salford Council Tax records

Positive improvements have been made in reducing turnover in the private rented sector over the last 
five years. In 2013, 108% of private rented tenants moved home whereas in 2017, it was down to 
51%. Although there will be significant variation between individual properties, this means that the 
average length of a private tenancy in the area is increasing from approximately 12 months in 2013 to 
approaching 2 years by the end of the previous scheme.

This proposed area offers lower rents than across the city, low house prices and the investment in 
community facilities, however overall turnover within the private rented sector is still high, with 
occupiers changing properties approximately 4 times over a 5 year period, compared to the city 
average of 1.  

As detailed in Annex 1, the number of private rented properties in the proposed area and across the 
city has grown over the life of the previous licensing scheme, yet despite private tenants having a 
greater choice in the area, the average tenancy length has increased which suggests tenants are not 
simply staying in a property because they have nowhere else to go.

It is clear to see that over the last five years positive progress has been made in reducing turnover in 
the rented sector in the proposed area, however, there is still work to be done. The turnover rate for 
privately rented properties in the proposed area remains far higher than for other tenures in the area 
and over twice the whole city average. 

By continuing to improve management standards and the social and economic conditions of the area, 
turnover in the private rented sector should continue to reduce and stabilise. Reducing turnover rates 
is a positive outcome not only for landlords but also for residents.  Landlords benefit from reduced 
void times and re-letting costs, whereas residents see positive outcomes as it reduces the likelihood 
of anti-social behaviour that is often associated with unoccupied properties and reduces the likelihood 
of vandalism/criminal damage that can lead to properties becoming long-term empty properties.



The number of residential premises which are available to buy or rent, and the property type

The private rented sector in this area has seen a dramatic change over the last 5 years.  Factors 
influencing these changes have been the introduction of Welfare reforms such as the benefit cap, the 
introduction of Universal Credit and the ever growing housing list.  With affordability being a 
significant issue, this has resulted in an increase in demand for single room tenancies and shared 
living. Landlords & investors have responded to this, demonstrated by a rapid growth in the private 
sector and small HMO properties. 

The following information is taken from data sources in July 2018, and shows the number of 
properties being advertised for rent, the average monthly advertised rent and the current LHA rate, in 
the proposed Licensing area. It is worth noting that rental properties are marketed locally, for 
example, on boards in windows and are let before they reach wider media sources such as Zoopla 
and Rightmove. With that in mind the data collated is only a snapshot of what was available at a 
specific date.

The rental levels being charged in the proposed area are much higher than the Local Housing 
Allowance rates. The table indicates that the majority of properties available to rent are individual 
rooms within a HMO. It is worth noting that although there were only 37 rooms within HMO’s to rent at 
that time; the total number of rooms within those shared HMO properties (if they had all been 
available for rent) was 157 in total. Of the properties available for rent 14 of them were advertised as 
shared properties, 39 adverts were for 1 room and 5 were advertised as student accommodation. 
Please note there were some properties available to rent where it was difficult to confirm whether they 
were shared or not.

Table 4.4 Properties available for rent

Type of HMO
Number 
Available

Average monthly 
rent

LHA Rate (4 
weekly)

Single room rate **37  £          390.00  £        268.80 
2 bed share house 2  £          716.66  £        479.92 
3 bed share house 6  £          969.17  £        533.28 
4 bed share house 7  £       1,396.00  £        745.88 
5 bed share house 5  £       1,661.67  £        745.88 
6 bed share house 2  £       2,547.50  £        745.88 
7 bed share house 1  £       3,943.00  £        745.88 

*source – Zoopla properties available for rent
**the total number of single rooms in HMO’s if available would be 157

It is clear from the above data that the average monthly rent for a HMO is considerably higher than 
the current Local Housing Allowance rate.  

A typical 3-bed house in the proposed area rented to a family would attract a rent of around £600 per 
calendar month, when you compare this to a typical 3 bed house rented as a 4 bedsit style HMO 
attracting a total rent of around £1500, it goes someway to explaining the inflated rental values in the 
proposed area.

This indicates a significant change in this area; the number of HMOs (shared houses) has increased 
considerably and now represents a major housing market in the area. 

As previously cited, it would appear that first time buyers are not being attracted to live in this area.  
There is investment, but this is from landlords who are moving towards conversions of traditional 
2/3bed terraced property into smaller type HMOs.  



While the majority of landlords take their responsibilities seriously and provide much needed housing 
in the area, a significant minority of negligent or criminal landlords exploit vulnerable tenants by letting 
out cramped, unsuitable and in some cases dangerous properties. This undermines the whole 
profession and has a real human cost for individuals, families and the wider community.

Appearance of the locality – empty properties 

Empty properties can have a considerable impact on an area - 
 Attracting anti-social behaviour, fly tipping and vandalism;
 Causing blight and having a negative impact on the area;
 They are a lost resource to the community at a time of limited housing supply;
 They can cause a depreciation of housing values.

Once abandoned, properties can be subject to a downward spiral of vandalism, fire setting, drug use 
and other community related problems. The ultimate responsibility for keeping a property secure lies 
with the property owner.

The following data has been collected from Council Tax records at ward level and shows that the 
number of empty properties across both wards. In the proposed area, there are a significantly higher 
number of properties empty for up to 1 year, than the comparable area. 

The data below indicates that the demand for properties in the proposed area is still lower than its 
comparable area as significantly more properties remain empty for up to 1 year period. In fact the 
numbers of empty properties in the proposed area have fluctuated over the last 5 years and are now 
higher than in 2013
Graph 4.5 Private sector properties empty for up to 1 year 
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Appearance of locality - environmental crime complaints

During the previous scheme, nearly half the reports of environmental crime, made to the City Council, 
related to privately rented properties and/or tenants who were failing to comply with correct 
procedures.  This volume of complaints regarding privately rented properties is largely reflected by 
the change in the housing market, high turnover rates & a sharp increase in HMO’s in the area. 

The correlation between privately rented properties and higher occurrence of environmental crime 
would appear to indicate that households living in such properties either have a lower awareness of 



refuse collection arrangements and expectations of behaviour or feel such a low connection to the 
wider community that they choose not to comply. This presents significant challenges in terms of 
securing community cohesion and generating confidence in the local housing market.

Hotspot areas with significantly high numbers of privately rented properties have been identified from 
our data sources as well as from reports made through local community groups. Evidence of this can 
be found in Annex 2. Since the previous scheme ended the problems reported appear to have 
increased. For example, 25% of the properties on Edmund Street are privately rented yet 95.1% of 
the complaints related to these private rented properties. 

A selective licensing scheme has and will enable the team to work with landlords and the community 
to deal quickly with these complaints and to bring about a change in both landlord and tenant 
behaviour.

Since the scheme ended, residents continue to refer complaints of environmental crime to the team, 
and regularly complain that the appearance of locality in the area has become worse since the 
scheme ended. 

 Selective licensing helps to deal with these issues through effective enforcement of licence 
conditions.  Landlords are required to ensure tenants have adequate bins at the start of the tenancy, 
they have the relevant key to the alley gates, they are provided with information regarding bin day in a 
language they understand.  Landlords are also required to challenge their tenants who are not 
obeying the rules with regards to refuse disposal, by issuing tenancy warnings or providing further 
information or advice on this issue. 

Other Factors

The evidence collated in Section 4 considers all the factors that indicate the proposed area is 
suffering from low demand, however it is important to note that others factors were also considered. 
These are outlined in the sections below.

Anti-Social Behaviour

Reported anti-social behaviour reported to the Council’s ASB Team has reduced over the life of the 
current licensing scheme; however, as the graph below demonstrates, it remains higher in the private 
rented sector than in other tenures.

Graph 5.1 Complaints of anti-social behaviour 
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Levels of Crime 

Crime deprivation (the risk to persons & victimisation based on recorded violent crimes, burglaries, 
thefts & criminal damage) is reported at ward level and crime deprivation is very concentrated around 
Langworthy, however the rest of the city has relatively low levels of crime deprivation.4

Analysis from Salford’s Crime and Disorder Team confirms the above with general crime increasing 
over the 5 years in the both the wards of Langworthy and Weaste & Seedley. 

Levels of Deprivation

Salford’s index of multiple deprivation report5 collates data on a ward level and in 2015 Langworthy is 
number 1 and is still the most deprived ward, whilst Weaste & Seedley has declined and moved to 
rank 8th from 9th. 

There are relatively moderate pockets of housing deprivation (barriers to housing and services) in 
Ordsall, Langworthy, Irwell Riverside, and Pendlebury.  As mentioned above, crime deprivation is 
very concentrated around Langworthy, with smaller less severe pockets of environment deprivation in 
Ordsall, Langworthy and West Barton

Poor Housing Conditions

When considering the general condition of an area, property condition is a key factor. Although 
Landlord Licensing does not directly address issues around the physical condition of properties, 
working as part of a co-ordinated approach allows the selective licensing team to call on additional 
resources, expertise and statutory powers where such issues are identified in properties as part of 
their work. 

Additionally, 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 (HHSRS)). 

Through the work of the landlord licensing team in the previous scheme, properties were identified 
which were in poor condition. The properties were referred to the Housing Standards team who 
undertook inspections of the properties under the Housing Health and Safety Rating System. 

The table below shows the number of inspections of privately rented properties, conducted by the 
team within the wards of Langworthy and Weaste & Seedley and shows the action taken in response 
to Category 1 or 2 hazards. 

The hazards identified were decreasing but started to increase in 2016 and then significantly 
accelerated during the last year of the last scheme. This can be linked to the large rise in the number 
of small scale HMO’s not being up to standard, as supported by evidence when these properties have 
been inspected. This suggests landlords have not sought advice on standards for example on fire 
safety and amenities, further to this they can be poorly managed. Resident’s comments largely reflect 
poorly managed properties with little regard to the communities already living there. The comments 
include over flowing bins, rubbish in the streets and anti-social behaviour.

4 Salford City Council – Indices of Deprivation 2015
5 Salford Index of Multiple deprivation report 2015



Table 5.2 Inspections by the Housing Standards Team 

Year
Total No. of 
Inspections 
carried out**

Category 1 
hazards 
identified only

Category 2 
hazards 
identified 
only

Category 1 
and 2 
hazards 
identified 
only

Where no 
hazards 
were 
identified

Environmental 
Protection Act 
1990? notices 
served

03/03/13 
to 
02/03/14

60 10 36 46 22 2

03/03/14 
to 
02/03/15

65 4 25 29 19 1

03/03/15 
to 
02/03/16

46 9 30 39 17 0

03/03/16 
to 
02/03/17

50 15 41 56 21 0

03/03/17 
to 
03/03/18

29 40 250 290 11 0

TOTAL 250 78 382 460 90 3
**inspection carried out per dwelling – a 5 bed HMO bedsit would be listed as 5 inspections
*source – Salford Flare records

As stated above, it is the council’s policy to always seek to work with landlords where possible and to 
make use of formal enforcement powers only as a last resort. This is shown in the policy and 
procedures which govern the work of the Housing Standards team and ensures that, except when 
dealing with emergencies, all landlords are informed of issues with their properties and invited to take 
part in consultation as to how they can best be resolved before any enforcement action is begun. 

However, where it is necessary to do so, the city council does make full use of the relevant powers 
available to it. 

Stability of the Housing Market 

Salford has a thriving housing market, but it is inaccessible to a high proportion of households6.
 
Salford’s average private asking rent level has increased from £587pcm in 2009 to £756 in 2018 
indicating an increase of 29% across the city with Langworthy being one of 3 ward areas showing 
highest increase in rent levels since 2009.7  Evidence shows the dramatic increase in the number of 
HMO’s with a 410% increase in 5 years and is continuing to grow.

The private rented sector is growing with an excessive number of investors looking for an investment 
in the proposed area and investor purchases are reducing the number of properties available to home 
seekers and driving prices up. This along with other factors as highlighted in this report make the area 
unstable with transient tenants and few new owner occupiers. 

6 Mosaic household income 2014-2017  
7 Vizzie Homes, and Zoopla



Whilst investment is welcomed, the Council strives for a stable housing market and an over saturation 
of one specific tenure that can? bring with it high turnover rates, anti-social behaviour, high levels of 
crime and an un-cohesive community will not provide this. 

The Selective Licensing schemes are long term interventions to support the improvement of the 
private rented sector and will not provide instant solutions but will complement and support our vision 
to drive up the quality of the private rented sector in the area. 

We want to improve quality across all tenures, by working with partners, landlords and other agencies 
to improve the existing stock in the private rented and owner-occupied sectors. It’s widely understood 
that poor quality or overcrowded housing can also impact on peoples’ health and their personal 
development, particularly for younger people and families.

Low Housing Demand - Conclusion

Low Housing Demand - Conclusion

The evidence base demonstrates that the proposed area has a high proportion of privately rented 
properties in sections 4.1 and 4.2. Furthermore, having considered the available evidence, the 
Council considers the proposed area to be suffering with low housing demand.  

The council has considered all of the factors in turn and when reviewing the evidence set out in this 
consultation document we find an area where: 

 Low housing demand is evident - whilst the proposed area has seen a rise in property prices 
they remain lower than the comparable area and the Salford average. The data suggests 
landlords are the main investor in property in the area moving towards converting properties to 
smaller type HMOs targeting single people most of who are in receipt of local housing 
allowance. There are also other factors that evidence that low housing demand is present in 
the proposed area - 

-  Overall turnover within the proposed area is still high, with occupiers moving 
approximately 4 times within the proposed area over a 5 year period, compared to the city 
average of 1.

- The number of HMOs (shared houses) has increased considerably and now represents a 
major housing market in the area. As previously cited, it would appear that first time 
buyers are not being attracted to live in this area.  There is investment, but this is from 
landlords who are moving towards conversions of traditional 2/3bed terraced property into 
smaller type HMOs. 

- There is a very low level of owner occupation at 30.3 % (the Salford average is over 67%) 
and the evidence suggests this is reducing every year.  However, the area has a higher 
than city average level of privately rented stock with evidence to suggest this is growing. 

- Short term empty property levels are double that of the comparable area and have a 
considerable impact on the area. 

- Hotspot areas of environmental crime with significantly high numbers of privately rented 
properties have been identified from our data sources as well reports made through local 
community groups. Evidence of this can be found in Annex 2. Since the previous scheme 
ended the problems reported appear to have increased.

 Anti-social behaviour has reduced over the life of the previous licensing scheme; however, our 
evidence demonstrates that it remains higher in the private rented sector than in other 
tenures.

 Salford’s crime data (the risk to persons & victimisation based on recorded violent crimes, 
burglaries, thefts & criminal damage data highlights that there is high crime deprivation within 
the proposed area. Analysis from Salford’s Crime and Disorder Team confirm this with general 
crime increasing over the 5 years in the both the wards of Langworthy and Weaste & Seedley.

 High levels of deprivation are present within the proposed area and Salford’s index of multiple 
deprivation report states that Langworthy is one of the three most deprived wards. In fact it 



states that Langworthy remains the most deprived ward in Salford with no change 2004-2015, 
whilst Weaste & Seedley has declined and moved to ranked 8th from 9th.

 Poor housing conditions exist within the proposed area and it is evidenced within Salford’s 
index of multiple deprivation report with moderate pockets of housing deprivation (barriers to 
housing and services) in Langworthy. The hazards identified have started to increase in 2016 
and then significantly accelerated during the last year of the last scheme. This can be linked to 
the large rise in the number of small scale HMO’s not being up to standard, as supported by 
evidence when these properties have been inspected.  

The above findings taken together give a picture of an area where demand has improved over recent 
years, but which still faces significant challenges. 

Despite relatively low property prices there appears to be little appetite from owner occupiers to buy 
homes in the area resulting in properties continuing to move into private renting, either through the 
action of investor landlords or “accidental” landlords i.e. former owner-occupiers renting their 
properties out when, for whatever, reason they are unable to sell them at a price they find acceptable.

The relatively poor condition of privately rented properties, as detailed in this consultation document, 
indicates that they are subject to limited investment in maintenance or improvements. 

The correlation between privately rented properties and higher occurrence of anti-social behaviour 
and environmental crime would appear to indicate that households living in such properties either 
have a lower awareness of refuse collection arrangements and expectations of behaviour or feel such 
a low connection to the wider community that they choose not to comply. This presents significant 
challenges in terms of securing community cohesion and generating confidence in the local housing 
market.

In light of the above the council is satisfied that although conditions in the area improved during the 
life of the previous selective licensing schemes, the area remains affected by the blight of low housing 
demand when considered against the provisions of the legislation and relevant guidance.  

For the reasons set out in the consultation, the Council is satisfied that making a designation will 
contribute to the improvement of the social or economic conditions in the area, when combined with 
other measures taken in the area by the local authority or other persons together with the local 
authority, as detailed in this report and including but not limited to: 

 Making the area a priority for further regeneration activity and working to secure private 
investment in the area; 

 Protecting recent investment to ensure a well-managed private rented sector;
 Continuing with the “hot spot” approach to address long term empty properties, including 

securing further funding from the Homes and Communities Agency (HCA) to offer financial 
assistance to property owners; 

 Continuing promotion of Landlord Accreditation in the area.   

The Council believes that the combined impact of all the interventions detailed within this report will 
be to contribute to increased confidence in the local housing market leading to investment by existing 
and prospective residents and property owners; support community cohesion in the area and improve 
the attractiveness of the area as a neighbourhood of choice for residents in all tenures. 

For the reasons set out in the consultation document, the Council considers that a designation would 
protect previous and current public and private investment in the area. 

A designation will allow the Council to support local landlords so that they can achieve a benchmark 
standard of property management. 

A designation would allow the Council to work in supporting and educating those landlords who are 
not providing good quality accommodation or managing their tenancies effectively and removing 
‘rogue landlords’ altogether. 



Selective licensing will allow the Council to better work with tenants to educate them in relation to 
their responsibilities and the impact of their behaviour on the community and neighbours. It will also 
encourage tenants to recognise when properties are of a sub-standard condition and what options 
are available to them. 

Reduced tenant turnover will lead to sustainable communities, creating communities where tenants 
want to remain. Through attendance at resident meetings, local communities raise the fact that many 
tenants move into privately rented properties only to move out again very quickly. This high turnover 
of tenants does not assist in promoting community cohesion and building a sustainable community. 
Residents report that they are witnessing the increase of properties being bought and let to several 
individuals, which further supports our evidence highlighted in this report in the dramatic increase in 
HMO’s. This along with non-compliant standards, poor management and in effect high tenant 
turnover is one of the major causes of low level anti-social behaviour such as environmental crime as 
tenants do not have time to integrate with, and become part of, the local community. 

For the reasons set out in this consultation document the Council considers that the requirements of 
section 80 (3) of the Act are satisfied in relation to the proposed area. 

Objectives and outcomes of proposed designation

In addition to being satisfied that an area is suffering from low housing demand, the conditions in 
section 80 (3) of the Act require the Council to be satisfied that making a designation will, when 
combined with other measures taken in the area by the Council, or by other persons together with
the Council, contribute to the improvement of the social or economic conditions in the area. 

The Guidance states that the Council must assess and describe what outcomes will be delivered 
through the making of a scheme and taking other measures. Section 81 (4) of the Act requires a 
Council to consider that making the designation will significantly assist it in achieving its objectives 
(whether or not in conjunction with other measures). 

The Guidance states that the outcome of a scheme made under section 80 (3) of the Act should be a 
reduction in or elimination of the blight of low demand which has led to improvements of the social or 
economic conditions in the area, which are identifiable. 

This part of the consultation document contains information about the objectives and outcomes of the 
proposed designation and explains how the proposed designation will help the Council to address the 
problems associated with low demand in the proposed area (including the findings of a review of the 
achievements of the previous scheme). 

The requirement to be licensed 

If introduced, the proposed designation will require landlords to obtain a licence for their property, 
subject to certain exemptions. The table below shows the number of licences issued during the 
previous designation.  It is worth noting that the legislation does not permit licences to be transferred 
and therefore should a property be sold from one landlord to another, a new licensing application 
would need to be applied for.

Date No. of Selective Licences issued
03/03/13 to 02/03/14 609
03/03/14 to 02/03/15 146
03/03/15 to 02/03/16 136
03/03/16 to 02/03/17 75
03/03/17 to 03/03/18 53

*source – Salford Flare records



Where a landlord is not eligible, landlord licences can be refused. An example of this would be if the 
landlord was not a ‘fit and proper’ person or they had poor management arrangements in place. 
During this scheme, no landlords were formally refused a licence.  However, the landlord licensing 
team work closely with proposed licence holders and where a refusal is likely landlords are informed 
and advised to delegate the responsibility of holding the licence to a more appropriate person. This 
secures the licensing of the property and ensures effective management arrangements are in place.

If a landlord fails to meet their duty to licence the property they may be subject to a prosecution in the 
Magistrates’ Court or alternatively issued with a Civil Penalty of up to £30,000.

Over the life of the scheme, 10 landlords have been successfully prosecuted for 11 separate offences 
of operating unlicensed properties within the designated area.  There is an unlimited fine for operating 
a property without a licence, in the above cases the fines have ranged from £704 and £5,971.

An unlicensed landlord, once prosecuted, could through a Rent Repayment Order be forced to repay 
up to 12 months of any Housing Benefit (now replaced by universal credit) they received whilst the 
property remained unlicensed.  

Following prosecution landlords remain responsible for licensing their properties should they still meet 
the licensing criteria. In the majority of cases where prosecution has been successful landlords have 
gone on to comply with the licensing requirements and ensure that both the management 
arrangements and the property are up to the required standard. 

The ability to deal effectively, appropriately and robustly with landlords who do not responsibly 
manage their properties would continue to play a key role in promoting confidence in the local area, 
encouraging inward investment and increasing the area’s desirability by directly addressing the 
concerns of residents and reputable landlords that the practices of bad landlords, if unchallenged, 
would act to damage the reputation of the area, reduce demand amongst potential tenants and lower 
property values. The positive impact of the previous scheme in this regard is shown by the ongoing 
growth of the private rented sector in the area.

In extreme cases, the council can apply a Management Order to a property and the landlords may 
risk losing control of their property for a period of up to five years, as the council can step in and take 
over the management. During the last designation the Landlord Licensing team were successful in 
applying for 4 Interim Management Orders served to 3 different landlords who failed to license 4 
properties even after they had been prosecuted. Salford City Council in effect became the landlord of 
these properties to ensure satisfactory management arrangements were in place for tenants, and 
community confidence that uncooperative landlords will not be tolerated.

Ensuring landlords and managers are “Fit and Proper” persons

The designation, if introduced will ensure that all privately rented properties in the area are managed 
by persons who have passed the ‘fit and proper’ test. In order to get a licence, landlords will have to 
show that they and their managing agents are “fit and proper” persons as well as providing 
information on how they manage their properties. When deciding whether a landlord/managing agent 
is “fit and proper” we will look at whether they have: 

a) Committed any serious criminal offences (fraud, violence, drugs or sexual offences); 
b) Discriminated illegally against anyone; 
c) Breached laws that relate to renting property.

Over the last five years the Landlord Licensing Team has worked closely with private landlords with a 
view to ensuring that they licence their property and improve management arrangements where 
necessary. 

Landlords are informed and advised to delegate the responsibility of holding the licence to a more 
appropriate person or provided with support to improve management arrangements where 



appropriate. This secures the licensing of the property and ensures effective management 
arrangements are in place, which benefits both the tenants and neighbouring properties. 

This approach has also supported joint working with police and other agencies on a range of issues 
including proceeds of crime, illegal immigration, safeguarding of children and vulnerable adults, 
benefit fraud and Council Tax fraud. 

The ability to contribute effectively to these issues has had a positive effect on confidence in the local 
area, changing the perception of the impacts of the private rented sector amongst residents and 
supporting the promotion of community cohesion.

Improving safety standards

If a designation is made, the Council will have the power to require the landlord/agent to carry out the 
following actions in respect of each property that requires a licence in the area: 

a) Submit a current gas safety certificate every year; 
b) Install and maintain smoke alarms. 
c) Portable appliance testing (PAT) certification – if appliances are supplied with the property. 

The above certificates confirm the testing of appliances and installations by registered engineers 
ensuring that they are in a satisfactory condition. These testing and inspection requirements reduce 
the risk of harm to tenants occupying the property and those living in neighbouring properties.

Compliance work around gas and fire safety has shown that a significant number of landlords have 
breached their landlord licence conditions by failing to submit safety certificates to the Council as and 
when they are required to do so. During the life of the previous scheme, 696 landlords received final 
written warnings for failing to submit a gas safety certificate on or before the deadline date. 

Enforcement action has in the main resulted in positive outcomes and landlords have gone on to 
comply with their legal obligations. Other examples of poor management practices have also been 
identified through this compliance work whereby gas certificates have shown unsafe gas appliances 
being turned off. In some instances this has left the tenant with an inadequate source of heating 
within the property. 

The delay or failure in testing, places tenants at an increased risk of injury or harm from potentially 
unsafe appliances and installations. 

The assurance provided to neighbours and potential tenants regarding these fundamental safety 
issues has acted to promote private renting in the area as a positive housing choice, improve the 
perception of the sector and increase confidence in the local housing market.

Licence conditions 

Once a licence is issued, licence holders are legally bound by the licence conditions which ensure 
effective property management. 

The previous selective licensing scheme imposed conditions on private landlords which have resulted 
in an improvement in the management of the properties, again benefiting the tenants and the 
neighbouring community. 

Further compliance work has also been done around unsatisfactory landlord behaviour, including 
illegal evictions and rent issues. A total of 124 cases have been dealt with in the previous 
Langworthy, Weaste and Seedley scheme involving non-compliance with selective licence conditions. 

The Landlord Licensing team works with the Council’s environmental crime team in relation to 
enforcement work in this area. The proposed area continues to suffer from problems such as littering 



and fly tipping. Licensed landlords were required under the licence conditions to educate their tenants 
on how to dispose of rubbish and provide tenants with bins and alley gate keys when they move in. 

The Landlord Licensing Team also has the power to revoke licences in circumstances where 
landlords have shown poor management standards or have breached the conditions of their licence. 

Ensuring compliance with the licence conditions is a key aspect in improving and maintaining the high 
standards expected within the private rented sector in the area.  Unfortunately, now that the scheme 
has ended and those conditions are no longer in place, the Council is receiving reports from local 
residents and Elected Members that management standards in the private rented sector appear to be 
declining, which is having a negative impact upon tenants and the local community. 

In considering the license conditions to be applied under the proposed designation the council has 
given consideration to: 

 the experience it has gained in operating previous selective licensing schemes, 
 issues and concerns raised by residents and landlords under the previous scheme, 
 changes in other relevant policies such as changes to the refuse collection system

aimed at promoting re-cycling and improving the appearance of the area.

Improving management arrangements

The proposed designation of selective licensing in the area will address the issues of poor property 
and tenancy management in privately rented accommodation, which can undermine even the most 
radical initiatives. Selective licensing will ensure that the increasing numbers of new landlords 
investing in the area are reputable. 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. 

As part the ‘fit and proper test’ referred to above, the Council will also check that the management 
arrangements in place for the property are satisfactory. Landlords who are successful in obtaining a 
licence will have to comply with the conditions of the licence. These conditions ensure that the 
property is managed effectively. Landlords, who do not comply with their licence conditions, may find 
themselves prosecuted and fined, if found guilty with the maximum fine being £5,000 or subject to a 
civil penalty. In extreme cases, the Council can apply a management order to a property and the 
landlords may risk losing control of their property for a period of up to five years, as the Council can 
step in and take over the management. 

Evidence shows that there has been a dramatic increase in the number of HMO’s in the area. Non- 
compliance with HMO standards will be enforced by the Council’s Standards Team utilising all 
available tools such as HHSRS notices and compliance by either issuing civil penalties under the 
Housing and Planning Act 2016 or prosecution.

A civil penalty can be issued as an alternative to prosecution for each separate breach of the Houses 
in Multiple Occupation management regulations. A civil penalty can only be imposed as an alternative 
to prosecution. The maximum penalty is £30,000. The amount of penalty is to be determined by the 
local housing authority in each case.

Civil penalties of up to £30,000 can be issued as an alternative to prosecution for certain specified 
offences; Extension of rent repayment orders to cover illegal eviction; breach of a banning order and 
certain other specified offences.

On 6 April 2018, new measures came into force, namely: 

 Banning orders for the most serious offenders; 
 A database of rogue landlords and property agents against whom a banning order has been 

made, which may also include persons convicted of a banning order offence or who have 
received two or more financial penalties.



Selective Licensing will introduce a consistent level of property management services among all 
private landlords in the proposed 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”. Reputable landlords could be assured that if a Selective Licensing scheme were in place, 
those landlords whose business practices do not meet the required minimum standards would be 
encouraged and supported to improve their management standards. Landlords who are not willing to 
work with the Council could face being refused a licence and ultimately having a Management Order 
imposed against the property. 

In conclusion, a significant amount of work has been carried out within the Langworthy, Weaste and 
Seedley area to ensure compliance with the licensing requirements of the previous scheme.

During the last scheme a total of 939 invitations were sent out to landlords requiring them to attend an 
interview for non-compliance with the licensing requirements. Writing to the landlords repeatedly 
failed to engage until threatened with PACE interview.  Towards the end of the scheme, the number 
of landlords failing to engage was increasing. With no scheme in place and with the number of 
privately rented properties increasing the council fails to maintain the investment made so far.

Graph 7.1 Number of interview invitations to landlords for non-compliance
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The increase in 2015 resulted from concentrated action against landlords who had persistently 
avoided the council’s attempts to engage since the introduction of the scheme and also the 
identification of non- complaint licensed landlords through the Council Rogue Landlord initiative.  This 
was funded by monies secured from the DCLG Rogue Landlord fund.

The Council is committed to working with landlords and will only use its enforcement powers as a tool 
of last resort. This is clearly evidenced in the data provided above, whereby some 939 landlords were 
invited in for formal interview, yet this only resulted in some 10 landlords being prosecuted, all of 
these cases resulted in conviction. In the majority of cases, the landlord licensing team were able to 
work with and support the landlords to comply with the licensing regulations without the need to 
progress to prosecution.

Improving Landlord Engagement 

Salford has operated a voluntary, citywide Landlord Accreditation scheme for over 15 years. The 
scheme is well respected and has formed the basis for similar schemes across the North West and 
beyond. Despite this and the fact that membership of the scheme is free of charge the majority of 
private landlords in the city have failed to take advantage of the benefits offered by Accreditation. In 
particular the take up rate for Accreditation in the proposed area is well below the average for Salford 
as a whole; only 129 landlords are accredited covering 179 properties. 

Private landlords who are identified through selective licensing, who may not otherwise engage with 
the council, i.e. through Landlord Accreditation, are provided with useful information such as changes 



in legislation via e-newsletters, forums and direct mailing. Important information can be distributed 
quickly and effectively to landlords, and can provide an early warning system for landlords. 

The Council regularly holds a Landlord Forum which allows landlords to engage with officers. 
Landlords who attend this forum have regularly challenged the Council to deal with “rogue” landlords 
who are able to ‘undercut’ responsible landlords by offering poorly maintained and badly managed 
accommodation at reduced rental prices. Landlords who attend the forum are concerned that the 
practices of these ‘rogue’ landlords have an adverse impact upon the reputation of their profession as 
a whole. 

Selective licensing has allowed us to build strong working relationships with private landlords who 
would not necessarily have engaged with the Council unless licensing was in place. There are a 
number of local community groups and committees that operate in this area. For a long time, these 
groups have tried but failed to encourage private landlord participation. However, the landlord 
licensing team’s relationship with landlords has encouraged some landlords to have confidence to 
attend and become actively involved in these meetings.

Greater Manchester Police 

A Council’s partners play an important role in ensuring that a designation of selective licensing 
reaches its goal. This approach has resulted in positive outcomes the community. For example, 
where Greater Manchester Police (‘GMP’) have experienced a number of reports regarding the 
behaviour of tenants which has been regarded as anti-social or criminal in nature, the Landlord 
Licensing team has facilitated meetings between GMP and the landlords concerned to raise 
awareness of the incidents and to explore how they have impacted negatively upon the community. 
Following from this action, the Landlord Licensing team has been able to provide support to the 
landlords concerned to help them deal with problem tenants. 

Greater Manchester Fire and Rescue Service 

The Council also works regularly with Greater Manchester Fire and Rescue Service (‘GMFRS’). For 
example, if a fire has occurred at a rented property the Landlord Licensing Team is alerted; if the 
property is subject to licensing then the team will review the fire safety arrangements at the property 
to ensure they are compliant with the licensing conditions. The team will also liaise with and offer 
support to landlords in dealing with the aftermath of such events, particularly where the landlord may 
live some distance away.

UK Visas and Immigration

The Council has often worked with the UK Border Agency (now UK Visas and Immigration) UK 
Border Force and Immigration Enforcement in tackling issues around illegal immigration and 
exploitation of migrant workers in the proposed area. Examples of such issues include landlords 
raising issues relating to the immigration status of their tenants and residents complaining about 
licensed properties potentially being overcrowded. This has resulted in multi-agency visits to the 
properties and the complaints were fully investigated and appropriate actions undertaken. 

This action promotes confidence in the community, improves the perception of the sector and the 
area and contributes significantly to addressing issues which could otherwise act to undermine 
community cohesion. 

The detailed knowledge of the private rented sector in the area and engagement with landlords and 
residents that resulted from the previous scheme significantly enhanced the council’s ability to 
facilitate this work. The proposed designation will contribute significantly to sustaining and continuing 
successful joint working on these sensitive issues that has been beneficial to the area. 



Multi – Agency Intelligence Hub

A multi-agency intelligence, problem solving and enforcement hub was established by the Council in 
January 2017.  This hub brings together, in a co-located team based at Pendleton Police Station the 
following partners:

 Police (through partnership teams)
 Trading Standards
 Licensing (including financial investigators)
 Environmental Health (food hygiene, dog wardens, events)
 Environmental Protection
 Anti-Social Behaviour
 Environmental Crime
 Private Sector Housing (housing standards, empty property and landlord licensing)
 Housing Advice ( Homelessness)

These partners have many tools and powers available to them to carry out intelligence gathering and 
problem solving tactics which can either prevent crime and disorder or prevent crime and disorder 
from escalating. The hub enables collaborative working with partners in respect of empty properties, 
homelessness and anti-social behaviour amongst other matters. 

The focus for the hub is on places and premises of concern that are causing crime and disorder in the 
city. It is recognised that as well as improvements to premises and places, individuals actions causing 
these premises and places to be of concern would also be targeted, resulting in improvements in the 
social and economic conditions of an area. 

The work of the hub consists of both proactive planned and reactive operations, with the Landlord 
Licensing team playing a key role in intelligence sharing around private landlords. Selective Licensing 
will help to ensure that landlords fulfil their statutory duties regarding tenancy management; the 
Landlord Licensing team can offer advice and support to landlords to ensure that they take 
appropriate and effective action where they receive a complaint 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.

Salford City Council - Neighbourhood Management 

The Council 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 agencies such as the Police, the Primary Care Trust, and Registered Social Landlords, City 
West Housing Trust and Salford City Council respond to local priorities in a co-ordinated manner. 
Within the area this approach has included 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. Engagement with private landlords via Selective Licensing will 
ensure landlords are informed of any issues in the area. 

Salford City Council - Social Services 

Where the Council’s Social Services team has housing related concerns about a service user who 
lives in rented accommodation in an area subject to licensing, they will liaise with the Landlord 
Licensing team, who will investigate the matter and take the appropriate action depending on the 
circumstances of the case. For example, a complaint may refer to a property not having a current gas 
safety certificate.

Selective licensing, the Housing Strategy and a co-ordinated approach



The Council must ensure that any exercise of the power to designate an area of selective licensing is 
consistent with the Council’s overall Housing Strategy. 

Also, the Council must seek to adopt a co-ordinated approach in connection with dealing with 
homelessness, empty properties and anti-social behaviour, both –

a) as regards combining licensing with other courses of action available to them, and
b) as regards combining licensing with measures taken by other persons. 

Selective Licensing as part of the overall Housing Strategy and co-ordinated approach

Section 81 (2) of the Housing Act 2004 requires a council to ensure that any exercise of the power to 
make a selective licensing designation is consistent with its overall housing strategy. 

Housing Strategy 
The council’s Housing Strategy “Shaping Housing in Salford 2020” brings together all aspects of the 
council’s comprehensive housing role and has three strategic themes which describe the priorities for 
the council and it partners for responding to the housing challenges in Salford:   

The strategic themes are: 
 Drive housing growth on the city and promote opportunity

 Increase the number of new homes, including affordable homes
 Make the best use of existing housing

 Improve home sand transform places
 Achieve and maintain the Decent Homes Standard for all social housing
 Improve the quality of existing homes in the private sector
 Deliver energy efficiency an climate change priorities

 A partnership approach to enable people to live as independently as possible
 Ensure housing services meet local need and respond to changes in 

population makeup
 Support health and wellbeing through good quality homes and services

The strategy sets out key areas for development and action and by imposing licensing conditions we 
can ensure that there is continued progress towards achieving Salford’s vision for housing. The 
designation of a selective licensing scheme would contribute directly to this vision by imposing 
licensing conditions that improve management standards in the private rented sector, ultimately 
improving the quality of rented homes in the area. 

 Sustainable Community Strategy for 2009-2024 

The council’s Sustainable Community Strategy “Creating people to opportunities 2009-2024” sets out 
a clear vision and a number of challenging ambitions for Salford. One objective of this policy is 
“improving services and the quality of life” in Salford, which selective licensing contributes to directly 
by imposing licensing conditions that improve management standards in the private rented sector, 
improving housing conditions and quality of life for private rented tenants. 

A Co-ordinated Approach 

Section 81 (3) of the Housing Act 2004 requires a local authority to seek a coordinated approach in 
connection with dealing with homelessness, empty properties and anti-social behaviour both as 
regards combining selective licensing with other courses of action available to the council and 
combining licensing with measures taken by other persons. Selective licensing is not a tool that can 
be used in isolation. Councils must show how a designation will be part of the overall strategic 
borough wide approach and how it fits with existing policies on homelessness, empty homes, 
regeneration and anti-social behaviour associated with privately renting tenants. 

 Homelessness 



A coordinated approach in connection with homelessness prevention is required, as prescribed under 
Section 81 of the Housing Act 2004. In that regard, selective licensing provides protection for tenants 
on assured shorthold tenancies in unlicensed properties, as a landlord is not allowed to serve a 
Section 21 notice (Notice to Quit) under the Housing Act 1988. 

During previous Selective Licensing designations, there has been no evidence to suggest that 
properties became vacant to avoid licensing. Similarly, there has been no evidence to suggest that 
landlords removed properties from the rental market during any of the licensing designations. In fact, 
year on year, the number of properties that required licensing increased in each designation. 

Through the council’s homelessness prevention work, housing options and advice is available as well 
as a Rental Bond Scheme. These activities can assist a household to remain in their current home, 
where appropriate or provide options to enable a planned and timely move and help sustain 
independent living. 

The Rental Bond Scheme is promoted to licensed landlords and aims to provide assistance to people 
who can't afford to pay cash deposits. By granting non-cash deposits in the form of a written bond 
guarantee, we can provide people looking for a home with access to private accommodation in 
Salford with landlords whose properties meet the standards of the Landlord Accreditation Scheme 
and the tenant can have reassurance that as a licensed property, it will be well managed. 

Landlords registered on this scheme agree to operate according to our good practice Code of 
Standards. Selective Licensing continues to contribute to the overall aims and objectives of the 
Salford’s Homelessness Strategy 2018-2023 with a key action to improve the private sector offer. 
This action includes

 Enhance Landlord Licensing Schemes
 Ensure licensed landlords comply with the licence conditions imposed on them
 Maintain and increase membership of the council’s Voluntary Landlord Accreditation scheme
 Effective implementation of Selective Licensing schemes, where appropriate
 Robust enforcement of current Selective Licensing schemes

 Empty properties and other private rented sector measures including Accreditation

The council recognises the value of a healthy and well managed private rented sector in meeting the 
housing needs of existing and future residents of Salford. 

The council therefore seeks to adopt a balanced and even handed approach to dealing with private 
landlords that offers practical support and advice to responsible landlords while making appropriate 
use of available statutory powers where that is necessary to protect the interests of tenants and other 
residents. 

Selective landlord licensing is one tool used to achieve this goal. The Landlord Licensing Team forms 
part of the council’s Regulatory Services which also includes teams dealing with: 

 Mandatory HMO Licensing 
 Landlord Accreditation 
 Empty Property Enforcement 
 Housing Standards – Housing Health and Safety Rating System (HHSRS) 
 Environmental Protection and Community Safety
 Trading Standards and Licensing

Delivering these functions from within one team is an example of best practice and demonstrates a 
holistic approach to providing services to the private rented sector, which is reflected in the excellent 
progress that has been made in raising standards in the city and supporting private landlords in 
operating their businesses. 

This team structure facilitates information sharing and co-ordination of work when dealing with 
properties where complex issues can be involved. This co-ordination reduces the chances of 
landlords becoming confused as to what is being asked of them and any duplication of effort.
 



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. 

Equally, where problem properties are identified the full range of available interventions can be 
brought to bear quickly to provide a comprehensive response, increasing the probability of delivering 
a prompt and sustainable solution. 

Although Landlord Licensing does not directly address issues around the physical condition of 
properties, working as part of this approach allows the selective licensing team to call on additional 
resources, expertise and statutory powers where such issues are identified in properties as part of 
their work. 

Additionally, selective Licensing will raise awareness amongst private landlords about property 
condition (although enforcement will rely on other statutory powers such as the Housing Health and 
Safety Rating System). 

Salford has a long established Accreditation Scheme which has been running since 2001 and is well 
respected and has formed the basis for similar schemes across the North West and beyond.  The 
scheme continues to support selective Licensing in Salford and currently has in excess of 510 
landlord members who have signed up over 1270 properties citywide. However, despite membership 
of the scheme being free of charge, the majority of private landlords in the city have failed to take 
advantage of the benefits offered by Accreditation. In particular the take up rate for Accreditation in 
the proposed area is well below the average for Salford as a whole; only 160 landlords are accredited 
covering 230 properties.

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. 

The council believes that selective licensing complements and works well with the work we undertake 
with landlords in relation to the Landlord Accreditation Scheme. With this in mind, as part of this 
consultation consideration will be given to offering a reduction to the licence fee for accredited 
landlords, which reflect the reduced time and work in licensing an accredited property. 

 Anti-Social Behaviour 

Tackling anti-social behaviour (ASB) is now synonymous with effective neighbourhood and tenancy 
management and the creation of sustainable communities. It is essential that private landlords take 
their responsibilities seriously and work with local agencies to ensure that communities do not suffer 
from persistent anti-social behaviour from private tenants. 

Effective information sharing and good standards of tenancy management are of key importance in 
supporting communities and preventing any spiral of decline.  An example of effective information 
sharing is where the council has utilised the use of the Public Space Protection Orders in other parts 
of the city; the information gathered via Selective Licensing has been valuable in engaging private 
landlords who operate in the area concerned to bring about social and economic improvements in the 
area.

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 Developing 
Initiatives Supporting Communities (DISC formerly Assfam) to develop case intervention strategies 
where problems are identified. 



The following data shows complaints of anti-social behaviour received by council’s nuisance link 
team.  reports received in 2015/16 and 17 related solely to privately rented properties, and the 
majority of complaints in the 2 years before that also related to privately rented properties. Selective 
Licensing allows us to engage the landlord through licence conditions in being part of the solution in 
tackling anti-social behaviour.

Graph 1.7 Complaints of Anti-Social Behaviour 
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Source: Salford’s nuisance link team

To build upon the good work listed above, a multi-agency intelligence; problem solving and 
enforcement hub was established in 2017.  This hub brings together, in a co-located team based at 
Pendleton Police Station the following partners:

 Police (through partnership teams)
 Trading Standards
 Licensing (including financial investigators)
 Environmental Health (food hygiene, dog wardens, events)
 Environmental Protection
 Anti-Social Behaviour
 Environmental Crime
 Urban Renewal (housing standards, empty property and landlord licensing)
 Housing Advice (homelessness)

These partners have many tools and powers available to them to carry out intelligence gathering and 
problem solving tactics which can either prevent crime and disorder or prevent crime and disorder 
from escalating. The hub enables collaborative working with partners in respect of empty properties, 
homelessness and anti-social behaviour amongst other matters. 

The focus for the hub is on places and premises of concern that are causing crime, anti social 
behaviour and disorder in the city. It is recognised that as well as improvements to premises and 
places, individual’s actions causing these premises and places to be of concern would also be 
targeted, resulting in improvements in the social and economic conditions of an area. 

The work of the hub is both proactive planned and reactive operations, with the Landlord Licensing 
team playing a key role in intelligence sharing around private landlords. Selective licensing will help to 
ensure that landlords fulfil their statutory duties regarding tenancy management; the Landlord 
Licensing team can offer advice and support to landlords to ensure that they take appropriate and 
effective action where they receive a complaint 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. Through selective 
licensing we will be able to engage the private landlords within this process and support them in 
taking appropriate action. Furthermore, through selective licensing, a communication route is 
available to offer the opportunity to share crime prevention measures.   

Selective licensing requires landlords to provide essential information about themselves 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 they can meet the entry requirements where possible. 

A landlord must comply with the conditions which are attached to a selective licence. Several of these 
conditions relate directly to the effective management by the landlord of incidences of 
anti-social behaviour. In terms of enforcing selective licensing conditions, our approach in this area 
will mirror that which has been used previously as we know it works. We are aware that there is still a 
lack of expertise amongst some private landlords and their managing agents in tenancy management 
and in particular in dealing effectively with anti-social behaviour. Therefore, the Landlord Licensing 
Team will provide landlords with support and ‘hands-on’ advice. This team will also provide individual 
support when the landlord is devising a strategy for responding to individual cases. 

This role 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 team. This must remain their 
responsibility. 

By having appropriate conditions on a licence, we can continue to work in tandem with landlords on 
the issue of anti-social behaviour. 

Regeneration

PFI refurbishment of council homes in the surrounding Pendleton area.

The investment into the council homes was completed in February 2017 marking the completion of 
the c£80m refurbishment programme with 1,269 homes (tenant and leasehold) receiving significant 
investment to bring them up to a modern standard.  New external cladding, insulation and double 
glazed windows transformed the areas skyline.  The works also included; new kitchen, bathrooms, 
rewiring, windows, improved thermal efficiency, new heating systems and an enhanced external 
environment.  Works are now being planned for an alternative cladding system for the tower blocks 
following the Grenfell Tower fire in 2017.

Linked development in the surrounding Pendleton area

Pendleton Phase 1 development commenced in June 2013 has seen the delivery of 293 new build 
completions including 110 new affordable homes for rent.  All new affordable homes have been built 
to Level 4 of the Code for Sustainable Homes and private sale homes have an option to purchase 
Photo Voltaic Cells to reach this level.  

The new residential development has also brought forward complementary investment through:
 the creation of a new pocket park and children’s play area in South Clarendon;
 construction of a new road providing access to council homes allowing new parking, gardens 

and improved access;
 investment into the public realm including the creation of new home zones using high quality 

materials and landscaping
 dedicated disabled parking
 the creation of a new park in Amersham including children’s play facilities and running track



 further public realm investment into the Broadwalk

Construction of an additional 52 new affordable family homes was completed in 2018 on the Kingsley, 
Kiwi and Nursery sites.  The affordable housing built has provided alternative accommodation for 
residents affected by clearance.

The Housing Act 2004 does not require the licensing of properties subject to tenancies granted by 
registered social landlords or councils which accounts for approximately 350 properties within the 
proposed area. There are approximately 760 properties which have been identified as privately rented 
and would require a licence if the proposals were introduced.   

Other courses of action and possible effects of designation

The Council must not make a selective licensing designation under section 80 of the Act unless – 

a) they have considered whether there are any other courses of action available to them (of 
whatever nature) that might provide an effective method of achieving the objective or 
objectives that the designation would be intended to achieve; and

b) they consider that making the designation will significantly assist them to achieve the objective 
or objectives (whether or not they take any other course of action as well). 

This means that the Council must consider whether there are any other courses of action available to 
it that would achieve the same objective as the proposed scheme without the need for the 
designation to be made. 

Councils should carefully consider any potential negative economic impact that licensing may have on 
their area – particularly the risk of increased costs to landlords who are fully compliant with their 
obligations. It is also important for local authorities to consider some of the possible effects of a 
making a designation and to include any risk assessment they may have carried out. 

Information about the Council’s consideration of other possible courses of action and the possible 
effects of the proposed designation can be found in Annex 5. Information about why the Council 
considers that making a designation will significantly assist it to achieve the objectives that the 
designation is intended to achieve can be found above

Other courses of action available to the Council 
Alternative courses of action 171. In accordance with section 81(4) of the Housing Act 2004, the 
council has considered whether there are any courses of action, other than selective licensing, that 
might achieve the same objectives in the proposed area. After careful consideration, the council has 
come to the conclusion that a further selective licensing designation is the most appropriate course of 
action in the circumstances, and that it will significantly assist it in achieving its objectives.

In accordance with the requirements of section 81 (4) of the Act, a Council must not make a selective 
licensing designation unless it has considered whether there are any other courses of action available 
to it that might provide an effective method of achieving the same objective or objectives as the 
proposed scheme without the need for a designation to be made. 

The Government guidance notes that ‘only where there is no practical and beneficial alternative to a 
designation should a scheme be made’. 

Accordingly, alternative approaches to the designation of selective licensing in the area have been 
fully considered by the Council, as set out below –

Alternative Solutions Weaknesses Strengths



Landlord and Tenant Liaison 
Officer

Requires initiative from 
landlord/tenant
No enforcement powers
Limited caseload for Officer
Source of funding unclear

One to one advice/support 
to deal with specific issue

Education programme for 
private landlords

Requires landlord voluntary 
engagement
Source of funding unclear
No enforcement powers available

Improves standards where 
landlord is engaged with 
Authority and promotes 
confidence amongst 
tenants.
Documented evidence of 
landlords engagement 

Private sector leasing scheme Requires landlord voluntary 
engagement and does not improve 
management standards of landlords 
who chose not to join the scheme.
No enforcement powers available

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

Introduction of small HMO 
licence scheme

This would be a ‘pepper pot’ 
scheme across streets making it 
hard to manage. It would be seen to 
be unfair if other landlords on the 
same street who don’t require a 
licence. This would not resolve low 
demand issues identified

Improve standards within 
the small HMO’s.

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 five years – then 
returned to original owner).
Does not tackle poor management 
techniques.
Reactive
Intervention of last resort.
Only be used on specific properties 
where detailed evidence supports 
the action.

Removes landlord 
responsibilities and gives to 
responsible nominated 
agent.
Improves standards for 
tenants and local 
community.

The Council continues to operate a successful Landlord Accreditation scheme; however despite a 
targeted campaign to encourage landlords in this area to join the scheme, over the last five years take 
up has been very low with only 22.1% of the 760 properties part of the landlord accredited scheme. It 
is a valuable tool and we will endeavour to promote and encourage landlords to engage with the 
Council, however, as there is no mandatory requirement for landlords to comply, we do not consider 
that Landlord Accreditation, as a standalone measure, would provide an effective method of 
achieving the objectives the designation is intended to achieve.

The Council has been unable to identify any practical and beneficial alternative courses of action 
available to it that would achieve the same objective or objectives as the proposed scheme without 
the need for the designation to be made. In that regard, there are a number of barriers or limitations to 
the use of the alternative courses of action in isolation. To summarise: 

 Aside from the use of targeted management orders, the other measures require the voluntary 
engagement of landlords or tenants in order to achieve the required objectives. 

 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. The Council must act in a proportionate manner and a heavy handed approach 
would undermine our efforts to work with landlords to improve standards. Selective Licensing 
provides an opportunity to continue to forge partnerships with otherwise anonymous private 
landlords and provide training and support, where the use of these orders does not. 

 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 trickledown 
effect and will benefit tenants and communities across wider areas. 

 The introduction of Article 4 - planning permission is now required for the change of use of 
dwelling houses to small HMOs in certain areas one of which is Langworthy, Weaste and 
Seedley. Whilst this is welcomed, it will not improve the standards of the current private sector 
stock.

Each of the above courses of action can help to address the problems when combined with a 
selective licensing designation but the Council considers that none of the above would provide an 
effective method of achieving the objective that the designation would be intended to achieve. 

Having fully considered the matter the Council is of the view that there are no practical or beneficial 
alternative to a selective licensing designation.

Selective licensing is unique in providing a clear and robust legal framework within which to engage 
private landlords and deliver an integrated approach to tackle issues in a comprehensive manner to 
address the challenges within the proposed area and ensure any improvements are sustained. 

The Council views selective licensing as one tool to be used alongside each of the solutions listed 
above as part of an integrated, balanced programme of measures that is able to respond to the 
detailed circumstances of each case.

The Council believes that, on this basis, selective licensing, when taken together with other strategic 
initiatives and investment, will significantly assist the Council to achieve its objectives in the area. 

Possible effects of proposed designation  



Local authorities should carefully consider any potential negative economic impact that licensing may 
have on their area – particularly the risk of increased costs to landlords who are fully compliant with 
their obligations. It is also important for local authorities to consider some of the possible effects of a 
making a designation and to include any risk assessment they may have carried out.

Possible effects of 
Designation

Likelihood Impact Total Controls

Landlords do not licence 
their properties

Unlikely Major Medium  Area subject to licensing 
previously

 Most landlords aware of 
process

 Full consultation to be 
undertaken

 Active campaign promoting 
landlord licensing

 Reduced fee for early 
applications

 Appropriate and effective use 
of enforcement where 
necessary

Displacement of 
unprofessional landlords 
to other areas

Unlikely Major Medium  No evidence of this in 
previous designation

 PRS actually increased in size 
in area during previous 
designation

 No evidence of landlords 
selling and moving out of area 
as a result of designation

 Work with/support/train 
landlords to 
promote/encourage 
satisfactory management 
arrangements

Increased cost to 
landlords

Almost 
certain

Minor Medium  Proposals for reduced fee for 
early applications

 Ability to pay a fee over 
proposed 2 year period

 Interest free instalment option 
proposed

 Proposed reduced fee for 
early application would equate 
with £21.58 a month over the 
proposed 2 year payment 
period

Licence fee passed to 
tenants rent

Moderate Minor Low  No evidence this has occurred 
in previous scheme

 Reduction in turnover
Reputable landlords 
ceased operating to 
avoid licensing regime

Unlikely Moderate Medium  No evidence this has occurred 
in previous scheme

Restricting the growth of 
the private rented sector

Unlikely Major Medium  No evidence this has occurred 
in previous scheme

 PRS actually increased in size 
in area during previous 
designation

Risk matrix used



Likelihood Impacts
Insignificant Minor Moderate Major Catastrophic

Almost certain Medium Medium High High High
Likely Low Medium Medium High High
Moderate Low Low Medium High High
Unlikely Low Low Medium Medium High
Rare Low Low Low Medium Medium

                      





                                                                                                                                                                                  


