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Part 1 Introduction 

Part 3 of the Housing Act 2004 (‘the Act’) gives Councils the power to introduce Selective 
Licensing schemes for privately rented properties in either the whole or part of their areas and in 
May 2007, Salford City Council became the first Council in England to introduce a Selective 
Licensing scheme.  This scheme covered an area of Langworthy and Seedley, and schemes 
later followed in part of the Broughton area, Charlestown and Lower Kersal and parts of Barton 
and Eccles. 
 
Salford’s population and economy are growing, employment is rising and the social and cultural 
life in the city is thriving. Whilst growth is good it also presents challenges for Salford particularly 
in relation to housing including:  
 

• A growing number of households to accommodate in the city 

• Affordability in the private sector 

• A slowdown in turnover in social housing and a rising waiting list 

• Overcrowding and under occupation 

• The condition of some properties remains poor 
 
The census 2011 data below shows Salford’s privately rented sector as being higher than the 
regional and national average levels. 
 

 England North West Salford 

Privately rented % of total housing stock 16.84% 15.38% 18.75% 

Source: Census 2011 
 
 
More recent government data 2018 – 2019 highlights the national picture and the growth of the 
private rented sector in England1. The privately rented sector in England has increased from the 
census figure of 16.84% to 19%. 
 
Salford reflects the national picture and has a growing private rented sector with total stock level 
at 120,148 which is an increase of 15% since 2008. Salford’s breakdown of housing stock can 
be seen in the table below.  
 
 

Housing tenure April 2020 Salford Salford % 

Private* 88,206 73% 

Social 30,715 26% 

LA 1,227 1% 

Total 120,148 100% 

*includes estimated 31% private rented  
Source: Salford ward key housing statistics 2019/2020 
 
The more recent housing stock tenure data above estimates the private sector growth with 31% 
of the stock being private rented and continues to show Salford’s private rented sector as being 
higher than the national average of 19%. 

 
1 Ministry of Housing, Communities & Local Government - English Housing Survey, Headline report 2018-19 
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Fewer new households in Salford are homeowners or become social tenants and are far more 
likely to rent in the private sector. Owner occupation, which had been rising steadily since the 
1960s in Salford, flattened in the 1990s and has been declining since 2000, reflecting the 
national picture. 
 
Salford’s housing market tenure is changing, with one in four homes rented privately. Property 
condition continues to be an issue for certain tenures and areas within Salford with just under 
two per cent of houses having a health and safety hazard under the Housing Health and Safety 
Rating System 2.  
 
Privately rented properties are important because they can provide people with flexible, 
affordable, and good quality homes. However, the rapid growth of this sector has also created 
problems in the city related to rising levels of anti-social behaviour, such as fly-tipping, rubbish 
in front gardens, and excessive noise. Similarly, as reported by the National Housing Federation 
poor housing conditions, including overcrowding, are disproportionally linked to privately rented 
accommodation. 
 
Salford has a long history of working successfully with the private rented sector, harnessing its 
expertise, and attracting its investment and energy to deliver regeneration and growth. Private 
sector investment in the city will continue to provide a vital role in delivering housing 
development. 
 
With an ever-growing private rented sector, it’s important to ensure that this sector provides 
flexible, affordable, and well managed homes.  Through Selective Licensing, landlords have 
been provided with a benchmark for suitable management standards and where they do not 
meet this mark, they are challenged to improve. Salford has a key priority to improve homes and 
transform places to create a stable housing market and improving the quality of existing homes 
in the private sector is part of Salford’s Housing Strategy aim. 

 
It is apparent from reviews of the previous selective licensing schemes in Salford that there 
have been positive improvements in terms of property value, rent levels and turnover, i.e., 
private tenants staying in a property for longer.  Criminal and negligent landlords are being 
tackled as their bad practices undermine the good work of professional landlords.     
 
With the dramatic increase in the private rented sector Salford City Council wants to ensure that 
the private rented properties offer a choice of safe, quality, and well-managed accommodation. 
A more stable and high quality private rented sector will lead, for example, to better community 
relations and less of the anti-social behaviour that can have a negative impact on our 
neighbourhoods.  
 
Salford City Council considers that a further selective licensing scheme in the Eccles & Barton 
area is warranted and that there is evidence to satisfy the low housing demand criteria. Further 
details regarding the low demand criteria can be found in part 3 of this document.   
 
The area has previously benefited from a Selective Licensing scheme which ran from January 
2015 until January 2020.  The new proposal includes some new additional streets that it is 
considered will benefit from licensing as well as the previously designated streets. 
 
Whilst we have seen improvements in the Eccles and Barton area, such as improved property 
value, private tenants living in properties longer and improved rent levels we know there is still 

 
2 Salford’s Housing Strategy “Our Home, Our City” 2020 to 2025 
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work to be done in improving management standards in the area. We still face the challenges 
that come with the growing number of private rented properties and an oversupply of this tenure 
in one area. 
 
A Selective Licensing scheme allows us to tackle the worst landlords who operate in this area, 
whilst enabling a light touch approach for landlords who act professionally.  The benefits of 
introducing a scheme into this area include:  

 

• Improved management arrangements for privately rented accommodation which leads to 
improved property conditions 

• Targeted enforcement against criminal landlords who persistently fail to engage or 
improve their practices 

• Quicker responses to, and resolution of, complaints to landlords about their 
tenants/properties 

• Identifying landlords and tenants who are not paying the appropriate Council Tax for their 
properties 

• Identifying tenants who are falsely claiming Local Housing Allowance  

• Absentee or unprofessional landlords will be required to employ/provide a 
professional/suitable property management arrangement and respond to complaints in a 
timely and appropriate manner 

• Disruption of criminal landlords operating in the area 

• Promotion of confidence in the community 

• Improving the reputation of private landlords in this area 

• Improving the desirability of the area for private tenants 

• Improved property prices 

• Protecting the investment of professional landlords in the area  

• Supporting landlords to achieve a benchmark standard of property management 

• Protecting previous improvements made in the area 
 
This document sets out the detail behind the proposal and invites views or comments from 
people, businesses and organisations that are likely to be affected by the proposal.  
 
The consultation period will last for a period of 12 weeks. It starts on 16 November 2021 and will 
close on 1 February 2022.  
 
Any decisions regarding the proposal will only be taken by the Council after it has fully 
considered the responses to the consultation, the supporting evidence, and any other relevant 
information.  
 
Your views and comments are therefore very important, and we invite you to consider the 
information provided below. You can find details of how you can respond to the consultation on 
page 36-38 of this pack.  

Part 2 Selective Licensing 

Part 3 of the Housing Act 2004 contains the legal provisions which allow a Council to make a  
selective licensing designation in their area.    
 
Under section 80, a Council can designate the whole or any part or parts of its area as subject 
to selective licensing. Where a selective licensing designation is made it applies to privately 
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rented property in the area.  Subject to certain exemptions specified in the Selective Licensing 
of House (Specified Exemptions) (England) Order 2006, all properties in the private rented 
sector which are let or occupied under a licence, are required to be licensed by the Council. 
 
Following changes in the law on 1 April 2015, Councils now need to apply to the Secretary of 
State for the Department for Communities and Local Government for confirmation of any 
scheme which would cover more than 20% of their geographical area or that would affect more 
than 20% of privately rented homes in the local authority area. 
 
Under these new arrangements, if a Council makes a designation that covers 20% or less of its 
geographical area or privately rented properties, the scheme will not need to be submitted to the 
Secretary of State, provided the authority has consulted for at least 10 weeks on the proposed 
designation.  However, if the Council makes one or more designations that are in force partly 
concurrent to an existing scheme, and cumulatively all the designations cover more than 20% of 
the area or the private rented stock, those new designations will need to be submitted to the 
Secretary of State for approval.   
 
Also, if two new designations account for more than 20% of the area or private rented stock 
when added together, they would both need to be submitted to the Secretary of State for 
approval. 
 

 Non-statutory guidance issued by the Department for Communities and Local Government 
(Selective licensing in the private rented sector – A Guide for local authorities’ March 2015) (‘the 
Guidance’) recommends the following approach.  

 
 When considering whether to make a selective licensing designation a local housing authority 

must first identify the objective or objectives that a designation will help to achieve – it must 
identify whether the area is suffering problems (providing evidence of these problems) that are 
being causes or are attributable to any of the above criteria for making a designation and what it 
expects the designation to achieve.  

 
 A council must also consider whether there are any other 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. Only where there is no practical and beneficial alternative to a 
designation, should a scheme be made.  

 
 If a council decides that there is no practical and beneficial alternative to the scheme, section 81 

(4) (b) of the Housing Act 2010 states that they must not make a designation unless 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).  

 
 Councils must also ensure that selective licensing complements other measures. It should only 

be used where existing measures alone are not sufficient to tackle the underlying housing 
problems of a specific area. Local authorities should also carefully consider any potential 
negative economic impact that licensing may have in their area and some of the other possible 
effects of the designation (and to include any risk assessment they may have carried out).  

 
 Councils should ensure that the exercise of the power is consistent with their overall housing 

strategy and seek to adopt a coordinated approach in connection with dealing with 
homelessness, empty properties, regeneration, and anti-social behaviour both as regards 
combining licensing with other courses of action available to them and with measures taken by 
others. The selective licensing scheme must also be consistent with housing market renewal 
activity.  
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 Councils must also demonstrate the role of other partners (if any) such as the Police or Social 

Services, in ensuring the designation reaches its goal.  
 
 It is important for Councils to demonstrate how licensing will work in conjunction with existing 

initiatives (such as landlord accreditation) and partnerships. A council must decide what other 
measures they, or other persons together with the local authority, will take together with the 
selective licensing scheme to eliminate or mitigate the problems identified in the area and how 
they will work together. A Council must also assess what outcomes will be delivered through the 
making of the scheme and taking other measures. Licensing is not a standalone tool.  

 
 If a Selective Licensing designation is approved, it can last for up to five years and the landlord 

of every privately rented property in the designated area would have to obtain a licence from the 
Council, subject to a number of exemptions set out below.  

 
A selective licence will not be required for the following properties:  
 

• HMOs which are required to be licensed under Part 2 of the Housing Act 2004.  

• Properties subject to a “temporary exemption notice”.  

• Properties subject to a Management Order.  

• Properties which are occupied under a tenancy or licence which has been granted by 
a non-profit registered provider of social housing.  

• Properties which are occupied under a tenancy or licence which has been granted by 
a profit-making registered provider of social housing in respect of social housing 
(within the meaning of Part 2 of the Housing and Regeneration Act 2008) or  

• Properties which are occupied under a tenancy or licence which have been granted 
by a body which is registered as a social landlord under Part 1 of The Housing Act 
1996.  

• Properties let under tenancies or licences described as ‘exempt’ from the requirement 
to be licensed by the Selective Licensing of Houses (Specified Exemptions) (England) 
Order 2006/370.  

 
A person would have to apply to the Council for a licence in accordance with certain 
requirements which the Council would specify. In particular, the Council is entitled to require that 
the application be accompanied by a fee.  

 
When applying for a licence, landlords will have to provide evidence that they are “fit and proper 
persons” and that they manage their properties correctly, including taking appropriate action 
against tenants who are causing anti-social behaviour. A landlord would require a licence for 
each property in the designated area, subject to the exemptions listed above.  

 
The Council has the power to refuse to grant a licence to the applicant, or it can grant the 
licence to some other person if both it and the applicant agree. Applicants have the right to 
appeal against certain Council decisions relating to the grant, refusal, variation, or revocation of 
licences. The Council must follow procedures when making these decisions and advises 
landlords of their right of appeal when appropriate.  

 
A licence would be valid up to the expiry of the scheme. Every licence will have a set of 
conditions which the licence holder would be required to comply with. There are certain 
mandatory conditions which a Council must include in the licence. For example, if gas is 
supplied to the property, a licence holder would have to produce to the Council annually a gas 
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safety certificate obtained within the last 12 months. The Council has the discretion to add other 
conditions.  
 

What happens if I let a property without a licence? 

 
 It is a criminal offence to let a property in an area designated for selective licensing without a 

licence. Failure to apply for a licence could lead to prosecution and the offence is punishable of 
a fine. However, from the 6 April 2017, under the Housing and Planning Act 2016 a Council can 
impose a Civil Penalty of up to £30,000 as an alternative to a prosecution for this offence. 

 
In addition, the tenants of the property or the Council could apply to the First Tier Tribunal 
(Property Chamber) for a Rent Repayment Order. This means that a landlord could be ordered 
to repay the rent they received during the period in which the property was unlicensed (subject 
to certain limits set out in sections 96 and 97 of the Housing Act 2004).  

 
A landlord is also prevented from serving a Section 21 Notice under the Housing Act 1988 in 
relation to a shorthold tenancy of the whole or part of any property which is an ‘unlicensed 
house’.  

 
The Council must make what is called an ‘Interim Management Order’ in respect of a property 
which should be licensed under a Selective Licensing scheme but isn’t and the Council 
considers that:  

 

• There is no reasonable prospect of the property being so licensed in the near future, 
or  

• The ‘health and safety’ condition is satisfied.  The ‘health and safety’ condition is that 
the making of an Interim Management Order is necessary for the purpose of protecting 
the health, safety or welfare of persons occupying the house, or persons occupying or 
having an interest in premises in the vicinity.  

 
 An Interim Management Order lasts for a maximum period of 12 months, during which time the 

Council has the right to do anything in relation to the property which the landlord would be able 
to do, save for certain powers such as, for example, creating tenancies (the landlord must 
consent to this in writing) or selling the property. In certain circumstances, a Final Management 
Order can replace an Interim Management Order. A Final Management Order can last for a 
period of up to 5 years. For further information about Management Orders please contact the 
Landlord Licensing team on 0161 793 3344.  

  
 A licence holder (or person upon whom restrictions or obligations are imposed by the licence) 

will also commit a criminal offence if they fail to comply with any condition of a licence. This 
offence is punishable by a fine.  Although, from the 6 April 2017, under the Housing and 
Planning Act 2016 a Council can impose a Civil Penalty of up to £30,000 as an alternative to a 
prosecution for this offence.   However, prosecution is always a last resort, wherever possible 
we will work with landlords to educate and assist them in meeting their Licensing duties.  

 
The Housing Act 2004 (‘the 2004 Act’) introduced three different types of licensing, namely 
mandatory HMO licensing of larger HMOs, additional HMO licensing of smaller HMOs and 
selective licensing of all privately rented housing in specific areas. Local authorities have 
discretion to introduce additional HMO and selective licensing but only if they can satisfy certain 
qualifying criteria set out in the Act.  
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Whilst mandatory and additional HMO licensing is aimed at raising management and amenity 
standards to ensure HMOs are being kept to the required standards, selective licensing only 
looks at raising management standards. 

Part 3 The Proposal 

The Council is proposing to designate part of the Eccles and Barton and Winton area of Salford 
as subject to selective licensing.  
 
The Council is relying on the grounds set out in section 80 (3) of the Housing Act 2004 (referred 
to as ‘the Act’ in this consultation document) which are set out below -  
 

a) that the area is, or is likely to become, an area of low housing demand; and 
b) that making the 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 proposed designation would last for a period of five years.  
 
The proposed Selective Licensing area is located within central Salford and covers parts of two 
wards, namely the Eccles ward and the Barton and Winton ward.  The area in question is a 
high-density private sector residential area consisting of approximately 2285 properties, just 
over 37% 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 830 
properties within the proposed area. There are approximately 847 properties which have been 
identified as privately rented, 35 of these are small HMO’s and will be subject to additional HMO 
licensing and the remaining 812 properties would require a selective licence if the proposals 
were introduced. 
 
The proposal for Eccles and Barton and Winton 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* 27,231 

Proposed Eccles and Barton scheme 812 

Langworthy Weaste and Seedley Scheme 763 

Charlestown and Lower Kersal Scheme 605 

Additional HMO  700 

 *PRS estimate based on ONS estimate released 2017 
 
More information about the proposed selective licensing scheme area including a map and a 
street list can be found in Annex 1.  
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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. 

 
Why licensing in Eccles and Barton? 
 
Experience of the previous schemes in this area has helped us to understand the positive 
impact that licensing can have on problems such as poor property management and anti-social 
behaviour. Yet despite the progress we have seen over the past scheme, there continues to be 
low housing demand.  
 
The Guidance states that to introduce a licensing scheme, the council must demonstrate that 
the area covered by the scheme is affected by one or more of a range of social factors outlined 
below, and that licensing will have a positive impact: 
 

• Low demand (that the area is, or is likely to become, an area of low housing demand) 

• Anti-social behaviour 

• High levels of crime 

• High levels of deprivation 

• Poor housing conditions  

• High levels of migration 
 
The proposed area has previously benefitted from a selective licensing scheme which expired in 
January 2020.   During the life of the previous scheme, positive progress was made in terms of 
improving management standards to bring about a reduction in or elimination of the blight of low 
demand in the area, which has led to improvements of the social and economic conditions of 
the area. However, as evidenced in this consultation document, housing conditions in the area 
continue to be a cause for concern when considered against local and national averages and 
the council believes that further action is required to secure the long-term future of the area. 
 
When considering if an area is suffering from low demand the Council is required to investigate 
and consider the value of residential premises in the proposed 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, availability of transport or otherwise).  
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Salford City Council has selected the Irlams O’th’Height area of the Claremont ward as the 
comparable area.  A map of the comparable area can be found in Annex 1 together with 
information about why we chose this area for comparison.  

Part 4 Evidence 

Tenure of proposed area 

Salford reflects the national picture with a growing private sector, with stock currently at 
120,148, which is an increase of 15% since 2008. Furthermore, as highlighted in Part 1 of this 
report recent housing stock tenure data continues to show Salford’s private rented sector of 
31% as being higher than the national average of 19%. 
 
The proposed area currently has a private rented sector of 37% which is more than the national 
average of 19% and Salford’s average of 31%. The owner occupation level in the proposed 
area is currently 26.4%, this has reduced significantly from the 50% recorded in 2015. 
Furthermore, its considerably lower than owner occupier figures reported in Salford’s Private 
sector Housing Stock Condition report 2016 both at a city level and ward level.  
 
The table below shows data collated during Salford’s Private Sector Housing Stock Condition 
surveys taken in 2011 and 2016 
 
 

 Salford 
2011 
Survey 

% of 
total 
stock 

Salford 
2016 
Survey 

% of 
total 
stock 

Barton 
ward 
2011 
survey 

% of 
total 
stock  

Barton 
ward 
2016 
survey  

% of 
total 
stock 

Eccles 
ward 
2011 
survey 

% of 
total 
stock 

Eccles 
ward 
2016 
survey 

% of 
total 
stock  

Total Stock 77697  80666  4352  4421  4516  4355  

Owner 
Occupied 

56454 72.66 54027 66.98 2715 62.39 2777 62.81 3607 79.87 1902 43.67 

Private 
rented 

15147 19.49 19033 23.59 1179 27.09 1424 32.21 849 18.8 1932 44.36 

RSL 6096 7.85 7607 9.43 458 10.52 221 5 59 1.31 521 11.96 

Source: Private sector Housing Stock Condition report 2016 

 
 
  

Proposed licensing area % of total stock 

Total Stock 2285 
 

Owner Occupied 604 26.43 

Private Rented 847 37.07 

Registered Social Landlord 834 36.50 

Source: Salford Council tax and flare records 

 
The data above 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%. 
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Houses in Multiple Occupation HMO’s (shared houses) 

 
Houses in multiple occupation (HMOs) can be defined in several different ways, but broadly 
speaking they are properties occupied by unrelated individuals who share basic amenities such 
as a kitchen or bathroom. The traditional source of HMOs tends to be larger, older family 
houses. 
 
Under the Housing Act 2004, HMOs are properties occupied by more than one household and 
more than two people, and may include bedsits, shared houses, and some self-contained flats. 
Certain HMOs are exempt from licensing under Schedule 14 of the Housing Act 2004, such as 
those managed by local authorities, registered providers, and educational establishments. 
Currently, all HMOs with 5 or more tenants must be licensed under Mandatory HMO licensing. 
 
As of January 2020, there were 486 mandatory licensed HMO properties within the city, 
compared with 182 in September 2010. 
 
Salford also has a significant number of small three and four person HMO’s, which were 
licensed within our selective licensing designations. As of January 2020, there were 437 three- 
and four-person small HMOs identified within our selective licensing areas. 
 
Salford has now introduced a citywide additional HMO licensing scheme to address the impact 
of poor-quality HMOs that fall outside of the mandatory licensing HMO definition.  Salford City 
Council is committed to achieving improved and consistent safety and management standards 
in HMOs across the city by ensuring all licensable HMOs are inspected, meet minimum safety 
requirements and that landlords are provided with licence conditions that will provide a 
benchmark for acceptable management arrangements. 
 
It is worth noting that 35 small HMO’s have been identified within the proposed designation area 
of approximately 847 privately rented properties. This 35 will be subject to additional HMO 
licensing and the remaining 812 properties would require a selective licence if the proposals 
were introduced. 
 
 
 

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 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 2015, the average sale price for all property types was £91,728 in the proposed area where 
in the comparable area it was considerably higher at £138,559 and the Salford city average was 
£145,427. Since then, there has been a consistent increase during the 5 years of the licensing 
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scheme, with a significant price gap remaining between the proposed area and the comparable 
area.  
 
Average sale price – all properties 

Year Proposed area Comparable area Salford 

2015  £92,175.55   £138,558.69  £145,427 

2016  £103,768.81   £150,129.69  £163,120 

2017  £109,848.42   £166,668.07  £180,795 

2018  £127,639.45   £183,500.00  £183,944 

2019  £134,601.85   £179,129.69  £188,926 
*Source: HM Land Registry price paid data 
 
The previous licensing scheme has helped drive the house prices up somewhat, however 
Salford’s average property price in 2019 was 42.2% higher than the proposed area and the 
average property price in the comparable area in the same year was 33.1% higher than the 
proposed area. This is a significant gap, similarly the average terraced property price in 2019 
was 15.9% higher than the proposed area indicating a considerable gap.  Furthermore, the 
average terraced price in 2019 for the comparable area also shows a substantial gap of 12.9% 
higher than the proposed area. 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. 
 
Average sale price – terraced properties 

Year Proposed area Comparable area Salford 

2015  £86,010.46   £110,591.18  £116,353 

2016  £99,994.67   £119,918.84  £127,383 

2017  £104,393.85   £130,367.65  £145,873 

2018  £123,874.05   £149,127.66  £156,550 

2019  £128,587.60   £145,122.27  £149,084 
*Source: HM Land Registry price paid data 

 
 
The data 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 2016 but 
the gap between the proposed and comparable area and Salford increases even more in 2017. 
The gap in the average terraced prices in 2019 reduces to its lowest over the five-year period 
however the difference from the Salford and comparable area average is still substantial.  
 
The type of housing stock in the proposed area consists of many 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 homeowners. There is a danger that the housing 
market in the proposed area will be saturated with privately rented properties, with less 
opportunities for home buyers. 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.   
 
While most 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 
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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 2016, 138 owner occupied households moved into properties in the proposed area 
(out of a total number of 604 owner occupied properties). However, in the same year and same 
area 505 private tenant households moved into properties in the proposed area (out of a total 
number of 847 private rented properties). 
 
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.  
 
 
 
Turnover of occupiers 

  Owner 
Occupied 

PRS RSL Total 
(excluding 
business) 

Average 
moves 
per year 
in PRS 
stock 
only 

Total No. of identified 
properties in licensing area  

604 847 834 2285   

YEAR           

2015 23 706 329 1058 0.9 

2016 138 502 332 972 0.6 

2017 299 729 394 1422 0.9 

2018 75 356 214 645 0.4 

2019 28 395 146 569 0.5 

Total Average moves over the 
5 years 

0.2 0.6 0.3 
  

 
 
Positive improvements have been made in reducing turnover in the private rented sector over 
the last five years. During the last selective licensing designation in Eccles and Barton, the 
average turnover rate in the privately rented properties is 0.6 which equates to approximately 1 
move of occupant over the 5 years. 
 
This proposed area offers lower rents than across the city and lower house prices than the 
comparable area, however the figures show that the total average moves over the 5 years in the 
private rented sector is three times higher than owner occupiers and double the number of the 
registered social landlords..  
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Prior to the previous designation the turnover in private rented properties was nine times greater 
than for owner occupied houses. 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 higher than for other tenures in the area. 
 
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 they can build ties within a community, build a stable home and 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 privately rented properties. 
 
Data has been collected from data sources and analysed from 2015 to 2020.  It has only been 
possible to collect this data at ward level and it is worth noting the limitations of this data.  We 
have only been able to obtain data of properties available to let whereby the landlord has used 
the services of a professional letting agent to advertise their property.  It is simply not possible to 
capture data where the landlord advertises the property privately, such as on social media or by 
word of mouth. Furthermore, anecdotal evidence suggests properties are being purchased by 
investors before even being advertised for sale in the normal ways. This is supported by 
evidence of the dramatic increase in the number of HMO properties and the private rented 
market in general. 
 
A search was conducted in January 2021 of the properties available for let in the proposed 
area, 17 adverts were found, 8 of which were for rooms within an HMO and the rest were 
properties to let.  
 
Figure 5.6 below shows the average monthly rent level by ward.   

 
 2014/15 2015/16 2016/17 2017/18 2018/19*  2019/20** 

WARD 

Average 
Asking 
Private 
Rent pcm  

Average 
Asking 
Private 
Rent pcm  

Average 
Asking 
Private 
Rent pcm  

Average 
Asking 
Private 
Rent pcm  

Average 
Asking 
Private 
Rent pcm  

Median Private 
Rent pcm  
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Barton £525  £533  £571 £575 £606 £707 

Eccles £613  £632  £663 £686 £712 £841 

Salford £676  £658  £757 £756 £814 £938 
Source:  Vizzie home data 2009-2014, Zoopla 2015-2018, *Source :  Zoopla 2018/19, ** Source: Hometrack 2020 

 
The average rent levels in both wards have continued to increase over the last five years however 
they fall well below the Salford average indicating that the proposed area has an above average 
supply of cheap rented accommodation. 
 
The house price data collated from the HM Land Registry also provides the registered number of 
sales and this is detailed in the table below.  
 

 2015 2016 2017 2018 2019 

Number of property sales  124 121 117 117 100 
*Source: HM Land Registry price paid data 
 
Property sales have declined by 20% over the last 5 years within the proposed 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 renting the properties. 
 

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 the proposed area and the comparable area. There is a higher 
number of properties empty in the proposed area than the comparable area.  
 
The data we have used relates to properties which have remained empty for more than a year, 
suggesting that these won’t include properties that are ready to let and are between tenants.  The 
majority of the properties appear to be abandoned for various reasons which the empty properties 
team investigate and take action where appropriate. 
  
 
Private Sector Vacancy data – all tenures, empty for more than 12months/1 year 

 2015 2016 2017 2018 2019 2020 

Proposed Area 44 32 39 48 43 43 

Comparable area 23 29 21 30 30 33 

 
Source: Salford council tax data 
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Appearance of locality - environmental crime complaints  

Salford receives and records complaints of environmental crime, which cover issues such as 
litter, fly tipping, side waste, graffiti, and dog fouling.  
 
The Eccles and Barton wards contain a total of 12,472 properties, and around 18% of these 
properties will within the proposed designation area. 
 
When looking at the total number of complaints of which there were 3302 over the 5 years, 50% 
of the complaints related to properties within the designated area. This means that half of the 
complaints relate to an area of just 2285 properties out of 12,472 properties across the two 
wards. This indicates a disproportionate number of complaints across the wards as being within 
a small, designated area, where private rented properties are the main housing type.   Further 
analysis indicates that on the streets with the most complaints over 40% of the reports related 
directly to privately rented properties. 
 
Environmental complaints for the Eccles and Barton wards – during the last designation  

Year Total number of 
environmental 
crime reports – 
Eccles and 
Barton Ward 

Total number of 
environmental 
crime reports that 
fall within the 
designation area 

Total number of 
environmental 
crime reports - 
Designation area as 
a % of the total 
complaints 

27/01/2015 - 26/01/2016 792 396 50% 

27/01/2016 - 26/01/2017 785 423 54% 

27/01/2017 - 26/01/2018 680 307 45% 

27/01/2018 - 26/01/2019 594 298 50% 

27/01/2019 - 26/01/2020 451 236 52% 

TOTAL 3302 1660 50% 

 
 
 
 
The correlation above 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 as they feel they may not be living at the property 
for any period of time that they choose not to comply. This presents significant challenges in 
terms of securing community cohesion and generating confidence in the local housing market. 
 
A selective licensing scheme has and will enable the team to continue to work with existing 
landlords, new landlords and the community to deal quickly with these complaints and to bring 
about a change in both landlord and tenant behaviour.  
 
Selective licensing enables us to identify the landlord promptly and notify them of any 
complaint(s) regarding their property or tenant(s). The council will work with the landlord and in 
some cases with a multi-agency approach to resolve the complaint more effectively. The aim is 
to prevent repeat offences and to support landlords with little or no skills or experience in 
dealing with complaints. Without selective licensing in place the issues /complaints can be often 
ignored, or the landlord may not even get to know about it. 
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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.  
 

Part 5 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 other factors were also 
considered. These are outlined in the sections below. 
 

Anti-Social Behaviour 
 
The numbers of anti-social behaviour complaints reported to the Council’s ASB Team has 
remained at a similar level over the life of the current licensing scheme; however, as the graph 
below demonstrates, this has seen an increase in the last year of the scheme. Furthermore, the 
percentage of complaints by tenure remains highest in the private rented sector than in other 
tenures, indicating there is still work to be done and a new designation with licence conditions 
enables us to continue to work with landlords and tenants to reduce this.   
 
Anti-social behaviour complaints in Eccles and Barton wards 

YEAR % private 
rented sector 

% owner 
occupier 

% registered 
social 
landlord 

% other  

27/01/2015 – 26/01/2016 51.52 15.15 18.18 15.15 

27/01/2016 – 26/01/2017 52.94 17.65 9.80 19.61 

27/01/2017 – 26/01/2018 51.79 21.43 10.71 16.07 

27/01/2018 – 26/01/2019 51.22 14.63 14.63 19.51 

27/01/2019 – 26/01/2020 63.79 20.69 6.90 8.62 
Source – Salford anti-social behaviour flare 

 
Selective Licensing ensures we can identify the landlord of the property and holds them to 
account by way of the licence conditions when dealing with reports of anti-social behaviour. 
Furthermore, we can provide support in dealing with such cases and take a multiagency 
approach for example anti-social behaviour team, neighbourhood managers, other housing 
providers and the police. Without selective licensing some landlords would not have the skills 
and experience required to deal effectively with this type of complaint. 

 
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.  
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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 selective licensing area / wards of Eccles and Barton and shows the action 
taken in response to Category 1 or 2 hazards.  
 
The hazards identified when the inspections were completed started to decrease from 2017 into 
2018 and again in the following year. However, in the last year of the designation the hazards 
found have now started to increase. This suggests landlords have not sought advice on 
standards for example on fire safety and amenities, or they have failed to maintain the minimum 
standards due to the scheme ending. Resident’s comments largely reflect poorly managed 
properties with little regard to the communities already living there. The comments include 
overflowing bins, rubbish in the streets and anti-social behaviour. 
 
Inspections carried out 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 

No 
hazards 
identified 

Environmental 
Protections 
Act notices 
served 

27/01/2015 
to 
26/01/2016 

9 0 6 16 0  1 

27/01/2016 
to 
26/01/2017 

56 0 63 90 0  1 

27/01/2017 
to 
26/01/2018 

14 3 25 19 0  0 

27/01/2018 
to 
26/01/2019 

9 0 15 9 0  1 

27/01/2019 
to 
26/01/2020 

17 0 25 36 0  0 

TOTAL 105 3 134 170 0 3 

 
 
There were a further 6 complaints where the team successfully negotiated property 
improvements with the landlord without the need for an inspection.  
 
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 
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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 households3. 
  
As already highlighted earlier in this report (pg15), the average rent levels in both the Barton and 
Eccles wards have continued to increase over the last five years however they fall well below the 
Salford average.  Furthermore, there has been a dramatic increase in HMOs in the proposed area 
with a 460% increase in 5 years and is continuing to grow indicating that the proposed area has 
an above average supply of cheap rented accommodation. 
 
Salford’s ward key housing statistics dashboard 2019-2020 confirms “There is extreme contrast 
amongst wards such as Worsley, Boothstown and Ordsall enjoying a thriving housing market with 
significant higher income households and a strong housing market in contrast to little Hulton, 
Barton amongst others with the lowest household income, low house process and a relatively 
unstable housing market”. 
 
 

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.  

 

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. 
 

Part 6 Conclusion  

 
The evidence base demonstrates that the proposed area has a high proportion of privately 
rented properties in Part 4. Furthermore, having considered the available evidence, the Council 
considers the proposed area to be suffering with low housing demand.   

 
3 Mosaic household income 2014-2017   
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The council has considered all 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 significantly lower than the Salford average and the comparable area.  
The previous licensing scheme has helped drive the house prices up somewhat, however 
Salford’s average property price in 2019 was 42.2% higher than the proposed area and 
the average property price in the comparable area in the same year was 33.1% higher 
than the proposed area. This is a significant gap, similarly the average terraced property 
price in 2019 was 15.9% higher than the proposed area indicating a considerable gap.  
Furthermore, the average terraced price in 2019 for the comparable area also shows a 
substantial gap of 12.9% higher than the proposed area. There are also other factors that 
evidence that low housing demand is present in the proposed area –  

 

• Overall, despite positive improvements being made in reducing turnover in the private 
rented sector over the last five years. In the designated area, the average turnover rate in 
the privately rented properties is 0.6 which equates to approximately 1 move of occupant 
over the 5 years. The turnover rate for privately rented properties in the proposed area 
remains higher than for other tenures in the area. 

• The average rent levels in the proposed area have continued to increase over the last 
five years however they fall well below the Salford average indicating that the proposed 
area has an above average supply of cheap rented accommodation. 

• There is a very low level of owner occupation in the proposed area at 26.4 % (the Salford 
average is over 42%) and the evidence suggests this is reducing every year.   

• The proposed area has a higher than city average level of privately rented stock with 
37.1% of the proposed designation private rented, the Salford average is 31%, with 
evidence to suggest this is growing.   

• there is a higher number of properties empty for more than a year in the proposed area 
than the comparable area. This indicates that the demand for properties in the proposed 
area is still lower than its comparable area as significantly more properties remain empty 
for more than 1 year.  

• During the previous designation half of the environmental crime complaints received and 
logged by the authority for the Eccles and Barton wards relate to the designated area. 
This indicates a disproportionate number of complaints across the wards as being within 
a small, designated area, where private rented properties are the main housing 
type.  Further analysis of the environmental crime reports within the designated area 
indicates that on the streets with the most complaints over 40% of the reports relate to 
privately rented properties  

• The numbers of anti-social behaviour complaints reported to the Council’s ASB Team for 
this area has reduced over the life of the current licensing scheme; however, the 
percentage of complaints by tenure remains higher in the private rented sector than in 
other tenures.  

 

• Poor housing conditions still exist within the proposed area. The hazards identified during 
the last designation had started to decrease from 2017 into 2018 and again in the 
following year. However, in the last year of the designation the hazards found have now 
started to increase. This suggests some landlords have not sought advice on standards 
for example on fire safety and amenities, or they have failed to maintain the minimum 
standards due to the scheme ending. 
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• Despite relatively low property prices there appears to be a reduction in the owner 
occupation levels in the area with either  little appetite from owner occupiers or 
unaffordability issues 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. 
 
 

Considering 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 we enter a formal 
consultation to support any proposals 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 addressing long term empty properties,  

• 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.  
 



 

23 
 

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. The 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.  
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Part 7 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.  

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 

21/01/2015 to 20/01/2016 474 

21/01/2016 to 20/01/2017 115 

21/01/2017 to 20/01/2018 72 

21/01/2018 to 20/01/2019 33 

21/01/2019 to 20/01/2020 33 
*source – Salford landlord licensing  

 
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. 
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Over the life of the scheme, 18 separate offences have been successfully prosecuted with fines 
totalling over £22,000. Offences included operating unlicensed properties within the designated 
area, breach of licence conditions and non-compliance of a prohibition order.    
 
In addition to the prosecutions, five civil penalty notices totalling £134,500 in fines have been 
issued during the scheme designation. 
 
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 most 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.  

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. 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.  
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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) Submit portable appliance testing (PAT) certification – if appliances are supplied with the 
property.  
d) Submit a current electrical installations inspection certificate (EICR) which has been obtained 
within the past five years 
 
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 1141 invitations were issued to the 
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responsible party be it the licence holder or managing agent, requiring them to attend an 
interview for non-compliance with the licensing requirements. Subsequently this has resulted in 
18 cases of prosecution during the previous Eccles and Barton 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 considered:  
• 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 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 HMOs in the area. 
Salford has now introduced a citywide additional HMO licensing scheme to address the impact 
of poor-quality HMOs that fall outside of the mandatory licensing HMO definition.  Salford City 
Council is committed to achieving improved and consistent safety and management standards 
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in HMOs across the city by ensuring all licensable HMOs are inspected, meet minimum safety 
requirements and that landlords are provided with licence conditions that will provide a 
benchmark for acceptable management arrangements. 
 
Non- compliance with licence conditions and HMO standards will be enforced by the Council’s 
Landlord Licensing and Housing 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 Eccles and Barton 
area to ensure compliance with the licensing requirements of the previous scheme. 
 
During the last scheme a total of 1141 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.  The numbers were higher at 
the beginning of the designation and started to reduce halfway through the scheme with a 
significant drop in 2018/2019. However, towards the end of the scheme, the number of 
landlords failing to engage has started to increase. With no scheme in place and with the 
number of privately rented properties increasing the council fails to maintain the investment 
made so far. 
 
 

Date Number of landlord invitations to attend a 
PACE interview 

27/01/2015 - 26/01/2016 273 

27/01/2016 - 26/01/2017 274 

27/01/2017 - 26/01/2018 259 
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27/01/2018 - 26/01/2019 161 

27/01/2019 - 26/01/2020 174 

TOTAL 1141 
Source – Salford housing standards and licensing data 

 
 
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 a total of 
1141 invitations were issued to the responsible party be it the licence holder or managing agent, 
requiring them to attend an interview for non-compliance with the licensing requirements, this 
resulted in 18 convicted prosecutions and 5 civil penalty notices. In most 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 17 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 
most private landlords in the city have failed to take advantage of the benefits offered by 
Accreditation. The take up rate for Accreditation in the proposed area; only 48 landlords are 
accredited covering 53 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.  
 
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 several 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. 

 

Partnership working  

Greater Manchester Police  
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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 for the community. For 
example, where Greater Manchester Police (‘GMP’) have experienced several 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 Visas and Immigration and 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. It is considered that 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 
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• 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. 
 

Part 8 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.  
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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.  
 
Information about how this proposal links into the Council’s overall Housing Strategy and how it 
will fit into a co-ordinated approach to the above issues can be found in Annex 2. 

Part 9 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 they take any other course of action as well).  

 
 
The Guidance also notes that 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 4. 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. 
 

Part 10 Proposed Selective Licence Conditions 

 
As explained in the consultation document a selective licence would be granted with a set of 
conditions that must be adhered to. Failing to adhere to any licence condition is a criminal 
offence and may result in either prosecution and a fine, or a civil penalty, if found guilty. 
However, from the 6 April 2017, under the Housing and Planning Act 2016 a Council can 
impose a Civil Penalty of up to £30,000 as an alternative to a prosecution for this offence.   
 
There are 44 proposed licence conditions. These conditions ensure the property is managed 
correctly, complaints of anti-social behavior are dealt with appropriately and in a timely manner, 
gas and portable appliance test certificates are supplied to the Licensing team and smoke 
alarms are kept in working order, amongst other things. The proposed conditions have been 
drawn up from experience of others schemes and in consultation with internal and external 
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partners to deal with issues which are of real concern in the community. We actively invite your 
comments as to whether these proposed conditions best reflect the issues in the proposed area.  
 
The proposed Selective Licence conditions can be found in Annex 3 of this report. 

Part 11 Proposed Fees 

The Council has the power to charge landlords a fee for processing their application for an 
additional HMO licence. The proposed fee considers all costs incurred by the Council in carrying 
out its licensing functions. The Act also allows Councils to consider costs incurred by them in 
carrying out their functions in relation to Interim and Final Management Orders (so far as they 
are not recoverable under that part of the Act). 
 
The proposed licensing fees are based upon best practice and experience from existing 
licensing schemes.  The proposed fee will cover the costs of administrating monitoring and 
enforcing the selective licensing scheme to ensure the scheme is self-financing, should it be 
implemented.  
 
The Council proposes to charge a basic fee of £609.01 for a licence. We want a licensing fee 
structure that rewards landlords who comply in a timely manner and we are considering suitable 
options for landlords with numerous properties. We recognise the current economic climate for 
landlords, and we are therefore willing to consider, and request your views on longer payment 
terms enabling landlords to pay the fee over a longer period. 

Proposed Fees  

We welcome your comments on the proposed fee structure: 
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Applications Part 1 
Application fee 

Part 2 
Granting of licence fee 

Total Fee 

New Applications 
Base fee 

 £            365.41   £          243.60   £          609.01  

Subsequent 
applications 

 £            353.23   £          235.48   £          588.71  

Early application 
made within first 
three months of 
scheme 

 £            283.19   £          188.79   £          471.98  

Early subsequent 
application made 
within three months 
of scheme received 
before 

 £            267.96   £          178.64   £          446.60  

Applications received 
between month 3 and 
6 following scheme 
start date 

 £            313.64   £          209.09   £          522.73  

Subsequent 
Applications received 
between month 3 and 
6 following scheme 
start date 

 £            298.41   £          198.94   £          497.35  

Accredited landlord 
new application made 
within three months 
of scheme received 
before 

 £            234.47   £          156.31   £          390.78  

Accredited landlord 
subsequent 
application made 
within three months 
of scheme received 
before 

 £            219.24   £          146.16   £          365.40  

 
 

Part 12 How is the consultation being carried out? 

Before making a selective licensing designation the Council must take reasonable steps to 
consult persons who are likely to be affected by the designation and consider any 
representations made during the consultation and not withdrawn. 
 
This consultation is being carried out over a 12 week period and will be widely publicised using 
various channels of communication. Everyone who responds to this consultation will have their 
view acknowledged and responded too. All comments received will be fully considered.  
 
Once the consultation has been completed feedback will be published and made available to 
the local community. This feedback will be in the form of a summary of the responses received 
during the stakeholder consultation and will explain how the responses have been acted on or 
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not, with full reasons. Following this, a report will be produced based on the findings and will be 
presented to the Lead Member for Housing and Neighbourhoods.  
 
The method in which this will take place will consider Salford’s COVID-19 secure statement, 
which includes taking account of current COVID-19 legislation and guidance to ensure that it is 
conducted in a safe manner.  

Persons to be consulted  

The Council is required to take reasonable steps to consult with persons likely to be affected by 
the designation. The council consider that this group includes residents, tenants, landlords, their 
managing agents, and other members of the community who live or operate businesses or 
provide services in and bordering the proposed designation area. Everyone who responds to 
this consultation will have their view fully considered.  
 
Salford has a comprehensive engagement and consultation process with partners, stakeholders 
and includes 

• Private landlords  

• Managing agents  

• Accredited private landlords  

• Private tenants  

• Local communities  

• Tenant and resident associations  

• Landlord associations  

• Citizens Advice Bureau  

• Registered providers of social housing  

• Local community committees 

• Locally elected members  

• Local businesses  

• Greater Manchester Police  

• Other Salford City Council teams including Social Services, Homelessness and 
Housing Advice  

Method of consultation  

• Salford City Council website: www.salford.gov.uk/selectivelicensingconsultation   

• We will write to all accredited landlords, all licensed landlords and their managing agents, 
and landlord, tenant and resident associations who operate in the city 

• The consultation will be promoted on social media, such as Facebook and Twitter  

• We will supply a press release to local media.  

• An online survey questionnaire will be available to landlords, residents and businesses 
who operate within the city (those who are unable to do this will be able to contact the 
team for their views to be collected).   

• Members of Landlord Licensing team will be attending virtual community meetings, for 
example - community committees in line with Salford’s COVID-19 secure statement, 
which includes taking account of current COVID-19 legislation and guidance to ensure 
that it is conducted in a safe manner.    

• Articles about the proposals will be published in local community newsletters.  

http://www.salford.gov.uk/selectivelicensingconsultation
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How do I respond to the consultation?  

For your comments to be considered, you must provide them to us by 8 February 2022 
 
The questionnaire is an online survey and can be accessed and found on the Landlord 
Licensing webpages.  
If you are unable to access or complete the online questionnaire, please contact the Licensing 
Team who will provide the survey in an alternative format.  
 
Everyone who responds to this consultation will have their view acknowledged and fully 
responded to. All responses received will be fully considered. If you would like any further 
information or wish to talk to us generally about the selective licensing proposals, please 
contact:  
 
Email: landlord.licensing@salford.gov.uk  
Writing to us: Landlord Licensing Consultation, Salford Civic Centre, Swinton M27 5BY 
Telephone: 0161 793 3344 
 
We look forward to receiving your comments and views 
 

http://www.salford.gov.uk/selectivelicensingconsultation
http://www.salford.gov.uk/selectivelicensingconsultation
mailto:landlord.licensing@salford.gov.uk
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	Part 1 Introduction 
	Part 3 of the Housing Act 2004 (‘the Act’) gives Councils the power to introduce Selective Licensing schemes for privately rented properties in either the whole or part of their areas and in May 2007, Salford City Council became the first Council in England to introduce a Selective Licensing scheme.  This scheme covered an area of Langworthy and Seedley, and schemes later followed in part of the Broughton area, Charlestown and Lower Kersal and parts of Barton and Eccles. 
	 
	Salford’s population and economy are growing, employment is rising and the social and cultural life in the city is thriving. Whilst growth is good it also presents challenges for Salford particularly in relation to housing including:  
	 
	• A growing number of households to accommodate in the city 
	• A growing number of households to accommodate in the city 
	• A growing number of households to accommodate in the city 

	• Affordability in the private sector 
	• Affordability in the private sector 

	• A slowdown in turnover in social housing and a rising waiting list 
	• A slowdown in turnover in social housing and a rising waiting list 

	• Overcrowding and under occupation 
	• Overcrowding and under occupation 

	• The condition of some properties remains poor 
	• The condition of some properties remains poor 


	 
	The census 2011 data below shows Salford’s privately rented sector as being higher than the regional and national average levels. 
	 
	 
	 
	 
	 
	 

	England 
	England 

	North West 
	North West 

	Salford 
	Salford 



	Privately rented % of total housing stock 
	Privately rented % of total housing stock 
	Privately rented % of total housing stock 
	Privately rented % of total housing stock 

	16.84% 
	16.84% 

	15.38% 
	15.38% 

	18.75% 
	18.75% 




	Source: Census 2011 
	 
	 
	More recent government data 2018 – 2019 highlights the national picture and the growth of the private rented sector in England1. The privately rented sector in England has increased from the census figure of 16.84% to 19%. 
	1 Ministry of Housing, Communities & Local Government - English Housing Survey, Headline report 2018-19 
	1 Ministry of Housing, Communities & Local Government - English Housing Survey, Headline report 2018-19 

	 
	Salford reflects the national picture and has a growing private rented sector with total stock level at 120,148 which is an increase of 15% since 2008. Salford’s breakdown of housing stock can be seen in the table below.  
	 
	 
	Housing tenure April 2020 
	Housing tenure April 2020 
	Housing tenure April 2020 
	Housing tenure April 2020 
	Housing tenure April 2020 

	Salford 
	Salford 

	Salford % 
	Salford % 



	Private* 
	Private* 
	Private* 
	Private* 

	88,206 
	88,206 

	73% 
	73% 


	Social 
	Social 
	Social 

	30,715 
	30,715 

	26% 
	26% 


	LA 
	LA 
	LA 

	1,227 
	1,227 

	1% 
	1% 


	Total 
	Total 
	Total 

	120,148 
	120,148 

	100% 
	100% 




	*includes estimated 31% private rented  
	Source: Salford ward key housing statistics 2019/2020 
	 
	The more recent housing stock tenure data above estimates the private sector growth with 31% of the stock being private rented and continues to show Salford’s private rented sector as being higher than the national average of 19%. 
	 
	Fewer new households in Salford are homeowners or become social tenants and are far more likely to rent in the private sector. Owner occupation, which had been rising steadily since the 1960s in Salford, flattened in the 1990s and has been declining since 2000, reflecting the national picture. 
	 
	 

	Salford’s housing market tenure is changing, with one in four homes rented privately. Property condition continues to be an issue for certain tenures and areas within Salford with just under two per cent of houses having a health and safety hazard under the Housing Health and Safety Rating System 2.  
	2 Salford’s Housing Strategy “Our Home, Our City” 2020 to 2025 
	2 Salford’s Housing Strategy “Our Home, Our City” 2020 to 2025 

	 
	Privately rented properties are important because they can provide people with flexible, affordable, and good quality homes. However, the rapid growth of this sector has also created problems in the city related to rising levels of anti-social behaviour, such as fly-tipping, rubbish in front gardens, and excessive noise. Similarly, as reported by the National Housing Federation poor housing conditions, including overcrowding, are disproportionally linked to privately rented accommodation. 
	 
	Salford has a long history of working successfully with the private rented sector, harnessing its expertise, and attracting its investment and energy to deliver regeneration and growth. Private sector investment in the city will continue to provide a vital role in delivering housing development. 
	 
	With an ever-growing private rented sector, it’s important to ensure that this sector provides flexible, affordable, and well managed homes.  Through Selective Licensing, landlords have been provided with a benchmark for suitable management standards and where they do not meet this mark, they are challenged to improve. Salford has a key priority to improve homes and transform places to create a stable housing market and improving the quality of existing homes in the private sector is part of Salford’s Housi
	 
	It is apparent from reviews of the previous selective licensing schemes in Salford that there have been positive improvements in terms of property value, rent levels and turnover, i.e., private tenants staying in a property for longer.  Criminal and negligent landlords are being tackled as their bad practices undermine the good work of professional landlords.     
	 
	With the dramatic increase in the private rented sector Salford City Council wants to ensure that the private rented properties offer a choice of safe, quality, and well-managed accommodation. A more stable and high quality private rented sector will lead, for example, to better community relations and less of the anti-social behaviour that can have a negative impact on our neighbourhoods.  
	 
	Salford City Council considers that a further selective licensing scheme in the Eccles & Barton area is warranted and that there is evidence to satisfy the low housing demand criteria. Further details regarding the low demand criteria can be found in part 3 of this document.   
	 
	The area has previously benefited from a Selective Licensing scheme which ran from January 2015 until January 2020.  The new proposal includes some new additional streets that it is considered will benefit from licensing as well as the previously designated streets. 
	 
	Whilst we have seen improvements in the Eccles and Barton area, such as improved property value, private tenants living in properties longer and improved rent levels we know there is still 
	work to be done in improving management standards in the area. We still face the challenges that come with the growing number of private rented properties and an oversupply of this tenure in one area. 
	 
	A Selective Licensing scheme allows us to tackle the worst landlords who operate in this area, whilst enabling a light touch approach for landlords who act professionally.  The benefits of introducing a scheme into this area include:  
	 
	• Improved management arrangements for privately rented accommodation which leads to improved property conditions 
	• Improved management arrangements for privately rented accommodation which leads to improved property conditions 
	• Improved management arrangements for privately rented accommodation which leads to improved property conditions 

	• Targeted enforcement against criminal landlords who persistently fail to engage or improve their practices 
	• Targeted enforcement against criminal landlords who persistently fail to engage or improve their practices 

	• Quicker responses to, and resolution of, complaints to landlords about their tenants/properties 
	• Quicker responses to, and resolution of, complaints to landlords about their tenants/properties 

	• Identifying landlords and tenants who are not paying the appropriate Council Tax for their properties 
	• Identifying landlords and tenants who are not paying the appropriate Council Tax for their properties 

	• Identifying tenants who are falsely claiming Local Housing Allowance  
	• Identifying tenants who are falsely claiming Local Housing Allowance  

	• Absentee or unprofessional landlords will be required to employ/provide a professional/suitable property management arrangement and respond to complaints in a timely and appropriate manner 
	• Absentee or unprofessional landlords will be required to employ/provide a professional/suitable property management arrangement and respond to complaints in a timely and appropriate manner 

	• Disruption of criminal landlords operating in the area 
	• Disruption of criminal landlords operating in the area 

	• Promotion of confidence in the community 
	• Promotion of confidence in the community 

	• Improving the reputation of private landlords in this area 
	• Improving the reputation of private landlords in this area 

	• Improving the desirability of the area for private tenants 
	• Improving the desirability of the area for private tenants 

	• Improved property prices 
	• Improved property prices 

	• Protecting the investment of professional landlords in the area  
	• Protecting the investment of professional landlords in the area  

	• Supporting landlords to achieve a benchmark standard of property management 
	• Supporting landlords to achieve a benchmark standard of property management 

	• Protecting previous improvements made in the area 
	• Protecting previous improvements made in the area 


	 
	This document sets out the detail behind the proposal and invites views or comments from people, businesses and organisations that are likely to be affected by the proposal.  
	 
	The consultation period will last for a period of 12 weeks. It starts on 16 November 2021 and will close on 1 February 2022.  
	 
	Any decisions regarding the proposal will only be taken by the Council after it has fully considered the responses to the consultation, the supporting evidence, and any other relevant information.  
	 
	Your views and comments are therefore very important, and we invite you to consider the information provided below. You can find details of how you can respond to the consultation on page 36-38 of this pack.  
	Part 2 Selective Licensing 
	Part 3 of the Housing Act 2004 contains the legal provisions which allow a Council to make a  
	selective licensing designation in their area.    
	 
	Under section 80, a Council can designate the whole or any part or parts of its area as subject to selective licensing. Where a selective licensing designation is made it applies to privately 
	rented property in the area.  Subject to certain exemptions specified in the Selective Licensing of House (Specified Exemptions) (England) Order 2006, all properties in the private rented sector which are let or occupied under a licence, are required to be licensed by the Council. 
	 
	Following changes in the law on 1 April 2015, Councils now need to apply to the Secretary of State for the Department for Communities and Local Government for confirmation of any scheme which would cover more than 20% of their geographical area or that would affect more than 20% of privately rented homes in the local authority area. 
	 
	Under these new arrangements, if a Council makes a designation that covers 20% or less of its geographical area or privately rented properties, the scheme will not need to be submitted to the Secretary of State, provided the authority has consulted for at least 10 weeks on the proposed designation.  However, if the Council makes one or more designations that are in force partly concurrent to an existing scheme, and cumulatively all the designations cover more than 20% of the area or the private rented stock
	 
	Also, if two new designations account for more than 20% of the area or private rented stock when added together, they would both need to be submitted to the Secretary of State for approval. 
	 
	 Non-statutory guidance issued by the Department for Communities and Local Government (Selective licensing in the private rented sector – A Guide for local authorities’ March 2015) (‘the Guidance’) recommends the following approach.  
	 
	 When considering whether to make a selective licensing designation a local housing authority must first identify the objective or objectives that a designation will help to achieve – it must identify whether the area is suffering problems (providing evidence of these problems) that are being causes or are attributable to any of the above criteria for making a designation and what it expects the designation to achieve.  
	 
	 A council must also consider whether there are any other 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. Only where there is no practical and beneficial alternative to a designation, should a scheme be made.  
	 
	 If a council decides that there is no practical and beneficial alternative to the scheme, section 81 (4) (b) of the Housing Act 2010 states that they must not make a designation unless 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).  
	 
	 Councils must also ensure that selective licensing complements other measures. It should only be used where existing measures alone are not sufficient to tackle the underlying housing problems of a specific area. Local authorities should also carefully consider any potential negative economic impact that licensing may have in their area and some of the other possible effects of the designation (and to include any risk assessment they may have carried out).  
	 
	 Councils should ensure that the exercise of the power is consistent with their overall housing strategy and seek to adopt a coordinated approach in connection with dealing with homelessness, empty properties, regeneration, and anti-social behaviour both as regards combining licensing with other courses of action available to them and with measures taken by others. The selective licensing scheme must also be consistent with housing market renewal activity.  
	 
	 Councils must also demonstrate the role of other partners (if any) such as the Police or Social Services, in ensuring the designation reaches its goal.  
	 
	 It is important for Councils to demonstrate how licensing will work in conjunction with existing initiatives (such as landlord accreditation) and partnerships. A council must decide what other measures they, or other persons together with the local authority, will take together with the selective licensing scheme to eliminate or mitigate the problems identified in the area and how they will work together. A Council must also assess what outcomes will be delivered through the making of the scheme and taking
	 
	 If a Selective Licensing designation is approved, it can last for up to five years and the landlord of every privately rented property in the designated area would have to obtain a licence from the Council, subject to a number of exemptions set out below.  
	 
	A selective licence will not be required for the following properties:  
	 
	• HMOs which are required to be licensed under Part 2 of the Housing Act 2004.  
	• HMOs which are required to be licensed under Part 2 of the Housing Act 2004.  
	• HMOs which are required to be licensed under Part 2 of the Housing Act 2004.  

	• Properties subject to a “temporary exemption notice”.  
	• Properties subject to a “temporary exemption notice”.  

	• Properties subject to a Management Order.  
	• Properties subject to a Management Order.  

	• Properties which are occupied under a tenancy or licence which has been granted by a non-profit registered provider of social housing.  
	• Properties which are occupied under a tenancy or licence which has been granted by a non-profit registered provider of social housing.  

	• Properties which are occupied under a tenancy or licence which has been granted by a profit-making registered provider of social housing in respect of social housing (within the meaning of Part 2 of the Housing and Regeneration Act 2008) or  
	• Properties which are occupied under a tenancy or licence which has been granted by a profit-making registered provider of social housing in respect of social housing (within the meaning of Part 2 of the Housing and Regeneration Act 2008) or  

	• Properties which are occupied under a tenancy or licence which have been granted by a body which is registered as a social landlord under Part 1 of The Housing Act 1996.  
	• Properties which are occupied under a tenancy or licence which have been granted by a body which is registered as a social landlord under Part 1 of The Housing Act 1996.  

	• Properties let under tenancies or licences described as ‘exempt’ from the requirement to be licensed by the Selective Licensing of Houses (Specified Exemptions) (England) Order 2006/370.  
	• Properties let under tenancies or licences described as ‘exempt’ from the requirement to be licensed by the Selective Licensing of Houses (Specified Exemptions) (England) Order 2006/370.  


	 
	A person would have to apply to the Council for a licence in accordance with certain requirements which the Council would specify. In particular, the Council is entitled to require that the application be accompanied by a fee.  
	 
	When applying for a licence, landlords will have to provide evidence that they are “fit and proper persons” and that they manage their properties correctly, including taking appropriate action against tenants who are causing anti-social behaviour. A landlord would require a licence for each property in the designated area, subject to the exemptions listed above.  
	 
	The Council has the power to refuse to grant a licence to the applicant, or it can grant the licence to some other person if both it and the applicant agree. Applicants have the right to appeal against certain Council decisions relating to the grant, refusal, variation, or revocation of licences. The Council must follow procedures when making these decisions and advises landlords of their right of appeal when appropriate.  
	 
	A licence would be valid up to the expiry of the scheme. Every licence will have a set of conditions which the licence holder would be required to comply with. There are certain mandatory conditions which a Council must include in the licence. For example, if gas is supplied to the property, a licence holder would have to produce to the Council annually a gas 
	safety certificate obtained within the last 12 months. The Council has the discretion to add other conditions.  
	 
	What happens if I let a property without a licence? 
	 
	 It is a criminal offence to let a property in an area designated for selective licensing without a licence. Failure to apply for a licence could lead to prosecution and the offence is punishable of a fine. However, from the 6 April 2017, under the Housing and Planning Act 2016 a Council can impose a Civil Penalty of up to £30,000 as an alternative to a prosecution for this offence. 
	 
	In addition, the tenants of the property or the Council could apply to the First Tier Tribunal (Property Chamber) for a Rent Repayment Order. This means that a landlord could be ordered to repay the rent they received during the period in which the property was unlicensed (subject to certain limits set out in sections 96 and 97 of the Housing Act 2004).  
	 
	A landlord is also prevented from serving a Section 21 Notice under the Housing Act 1988 in relation to a shorthold tenancy of the whole or part of any property which is an ‘unlicensed house’.  
	 
	The Council must make what is called an ‘Interim Management Order’ in respect of a property which should be licensed under a Selective Licensing scheme but isn’t and the Council considers that:  
	 
	• There is no reasonable prospect of the property being so licensed in the near future, or  
	• There is no reasonable prospect of the property being so licensed in the near future, or  
	• There is no reasonable prospect of the property being so licensed in the near future, or  

	• The ‘health and safety’ condition is satisfied.  The ‘health and safety’ condition is that the making of an Interim Management Order is necessary for the purpose of protecting the health, safety or welfare of persons occupying the house, or persons occupying or having an interest in premises in the vicinity.  
	• The ‘health and safety’ condition is satisfied.  The ‘health and safety’ condition is that the making of an Interim Management Order is necessary for the purpose of protecting the health, safety or welfare of persons occupying the house, or persons occupying or having an interest in premises in the vicinity.  


	 
	 An Interim Management Order lasts for a maximum period of 12 months, during which time the Council has the right to do anything in relation to the property which the landlord would be able to do, save for certain powers such as, for example, creating tenancies (the landlord must consent to this in writing) or selling the property. In certain circumstances, a Final Management Order can replace an Interim Management Order. A Final Management Order can last for a period of up to 5 years. For further informati
	  
	 A licence holder (or person upon whom restrictions or obligations are imposed by the licence) will also commit a criminal offence if they fail to comply with any condition of a licence. This offence is punishable by a fine.  Although, from the 6 April 2017, under the Housing and Planning Act 2016 a Council can impose a Civil Penalty of up to £30,000 as an alternative to a prosecution for this offence.   However, prosecution is always a last resort, wherever possible we will work with landlords to educate a
	 
	The Housing Act 2004 (‘the 2004 Act’) introduced three different types of licensing, namely mandatory HMO licensing of larger HMOs, additional HMO licensing of smaller HMOs and selective licensing of all privately rented housing in specific areas. Local authorities have discretion to introduce additional HMO and selective licensing but only if they can satisfy certain qualifying criteria set out in the Act.  
	 
	Whilst mandatory and additional HMO licensing is aimed at raising management and amenity standards to ensure HMOs are being kept to the required standards, selective licensing only looks at raising management standards. 
	Part 3 The Proposal 
	The Council is proposing to designate part of the Eccles and Barton and Winton area of Salford as subject to selective licensing.  
	 
	The Council is relying on the grounds set out in section 80 (3) of the Housing Act 2004 (referred to as ‘the Act’ in this consultation document) which are set out below -  
	 
	a) that the area is, or is likely to become, an area of low housing demand; and 
	a) that the area is, or is likely to become, an area of low housing demand; and 
	a) that the area is, or is likely to become, an area of low housing demand; and 

	b) that making the 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.   
	b) that making the 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 proposed designation would last for a period of five years.  
	 
	The proposed Selective Licensing area is located within central Salford and covers parts of two wards, namely the Eccles ward and the Barton and Winton ward.  The area in question is a high-density private sector residential area consisting of approximately 2285 properties, just over 37% 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 830 properties within the proposed area. There are approximately 847 properties which have been identified as privately rented, 35 of these are small HMO’s and will be subject to additional HMO licensing and the remaining 812 properties would require a selective licence if the proposals were introduced. 
	 
	The proposal for Eccles and Barton and Winton 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* 
	Total number of rented properties in the City* 
	Total number of rented properties in the City* 
	Total number of rented properties in the City* 
	Total number of rented properties in the City* 

	27,231 
	27,231 



	Proposed Eccles and Barton scheme 
	Proposed Eccles and Barton scheme 
	Proposed Eccles and Barton scheme 
	Proposed Eccles and Barton scheme 

	812 
	812 


	Langworthy Weaste and Seedley Scheme 
	Langworthy Weaste and Seedley Scheme 
	Langworthy Weaste and Seedley Scheme 

	763 
	763 


	Charlestown and Lower Kersal Scheme 
	Charlestown and Lower Kersal Scheme 
	Charlestown and Lower Kersal Scheme 

	605 
	605 


	Additional HMO  
	Additional HMO  
	Additional HMO  

	700 
	700 




	 *PRS estimate based on ONS estimate released 2017 
	 
	More information about the proposed selective licensing scheme area including a map and a street list can be found in Annex 1.  
	 
	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 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 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 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 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. 
	• The general appearance of the locality and the number of boarded up shops and properties. 


	 
	Why licensing in Eccles and Barton? 
	 
	Experience of the previous schemes in this area has helped us to understand the positive impact that licensing can have on problems such as poor property management and anti-social behaviour. Yet despite the progress we have seen over the past scheme, there continues to be low housing demand.  
	 
	The Guidance states that to introduce a licensing scheme, the council must demonstrate that the area covered by the scheme is affected by one or more of a range of social factors outlined below, and that licensing will have a positive impact: 
	 
	• Low demand (that the area is, or is likely to become, an area of low housing demand) 
	• Low demand (that the area is, or is likely to become, an area of low housing demand) 
	• Low demand (that the area is, or is likely to become, an area of low housing demand) 

	• Anti-social behaviour 
	• Anti-social behaviour 

	• High levels of crime 
	• High levels of crime 

	• High levels of deprivation 
	• High levels of deprivation 

	• Poor housing conditions  
	• Poor housing conditions  

	• High levels of migration 
	• High levels of migration 


	 
	The proposed area has previously benefitted from a selective licensing scheme which expired in January 2020.   During the life of the previous scheme, positive progress was made in terms of improving management standards to bring about a reduction in or elimination of the blight of low demand in the area, which has led to improvements of the social and economic conditions of the area. However, as evidenced in this consultation document, housing conditions in the area continue to be a cause for concern when 
	 
	When considering if an area is suffering from low demand the Council is required to investigate and consider the value of residential premises in the proposed 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, availability of transport or otherwise).  
	 
	Salford City Council has selected the Irlams O’th’Height area of the Claremont ward as the comparable area.  A map of the comparable area can be found in Annex 1 together with information about why we chose this area for comparison.  
	Part 4 Evidence 
	Tenure of proposed area 
	Salford reflects the national picture with a growing private sector, with stock currently at 120,148, which is an increase of 15% since 2008. Furthermore, as highlighted in Part 1 of this report recent housing stock tenure data continues to show Salford’s private rented sector of 31% as being higher than the national average of 19%. 
	 
	The proposed area currently has a private rented sector of 37% which is more than the national average of 19% and Salford’s average of 31%. The owner occupation level in the proposed area is currently 26.4%, this has reduced significantly from the 50% recorded in 2015. Furthermore, its considerably lower than owner occupier figures reported in Salford’s Private sector Housing Stock Condition report 2016 both at a city level and ward level.  
	 
	The table below shows data collated during Salford’s Private Sector Housing Stock Condition surveys taken in 2011 and 2016 
	 
	 
	 
	 
	 
	 
	 

	Salford 2011 Survey 
	Salford 2011 Survey 

	% of total stock 
	% of total stock 

	Salford 2016 Survey 
	Salford 2016 Survey 

	% of total stock 
	% of total stock 

	Barton ward 2011 survey 
	Barton ward 2011 survey 

	% of total stock  
	% of total stock  

	Barton ward 2016 survey  
	Barton ward 2016 survey  

	% of total stock 
	% of total stock 

	Eccles ward 2011 survey 
	Eccles ward 2011 survey 

	% of total stock 
	% of total stock 

	Eccles ward 2016 survey 
	Eccles ward 2016 survey 

	% of total stock  
	% of total stock  



	Total Stock 
	Total Stock 
	Total Stock 
	Total Stock 

	77697 
	77697 

	 
	 

	80666 
	80666 

	 
	 

	4352 
	4352 

	 
	 

	4421 
	4421 

	 
	 

	4516 
	4516 

	 
	 

	4355 
	4355 

	 
	 


	Owner Occupied 
	Owner Occupied 
	Owner Occupied 

	56454 
	56454 

	72.66 
	72.66 

	54027 
	54027 

	66.98 
	66.98 

	2715 
	2715 

	62.39 
	62.39 

	2777 
	2777 

	62.81 
	62.81 

	3607 
	3607 

	79.87 
	79.87 

	1902 
	1902 

	43.67 
	43.67 


	Private rented 
	Private rented 
	Private rented 

	15147 
	15147 

	19.49 
	19.49 

	19033 
	19033 

	23.59 
	23.59 

	1179 
	1179 

	27.09 
	27.09 

	1424 
	1424 

	32.21 
	32.21 

	849 
	849 

	18.8 
	18.8 

	1932 
	1932 

	44.36 
	44.36 


	RSL 
	RSL 
	RSL 

	6096 
	6096 

	7.85 
	7.85 

	7607 
	7607 

	9.43 
	9.43 

	458 
	458 

	10.52 
	10.52 

	221 
	221 

	5 
	5 

	59 
	59 

	1.31 
	1.31 

	521 
	521 

	11.96 
	11.96 




	Source: Private sector Housing Stock Condition report 2016 
	 
	 
	 
	 
	 
	 
	 
	 

	Proposed licensing area 
	Proposed licensing area 

	% of total stock 
	% of total stock 



	Total Stock 
	Total Stock 
	Total Stock 
	Total Stock 

	2285 
	2285 

	 
	 


	Owner Occupied 
	Owner Occupied 
	Owner Occupied 

	604 
	604 

	26.43 
	26.43 


	Private Rented 
	Private Rented 
	Private Rented 

	847 
	847 

	37.07 
	37.07 


	Registered Social Landlord 
	Registered Social Landlord 
	Registered Social Landlord 

	834 
	834 

	36.50 
	36.50 




	Source: Salford Council tax and flare records 
	 
	The data above 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%. 
	 
	 
	 
	 
	Houses in Multiple Occupation HMO’s (shared houses) 
	 
	Houses in multiple occupation (HMOs) can be defined in several different ways, but broadly speaking they are properties occupied by unrelated individuals who share basic amenities such as a kitchen or bathroom. The traditional source of HMOs tends to be larger, older family houses. 
	 
	Under the Housing Act 2004, HMOs are properties occupied by more than one household and more than two people, and may include bedsits, shared houses, and some self-contained flats. Certain HMOs are exempt from licensing under Schedule 14 of the Housing Act 2004, such as those managed by local authorities, registered providers, and educational establishments. Currently, all HMOs with 5 or more tenants must be licensed under Mandatory HMO licensing. 
	 
	As of January 2020, there were 486 mandatory licensed HMO properties within the city, compared with 182 in September 2010. 
	 
	Salford also has a significant number of small three and four person HMO’s, which were licensed within our selective licensing designations. As of January 2020, there were 437 three- and four-person small HMOs identified within our selective licensing areas. 
	 
	Salford has now introduced a citywide additional HMO licensing scheme to address the impact of poor-quality HMOs that fall outside of the mandatory licensing HMO definition.  Salford City Council is committed to achieving improved and consistent safety and management standards in HMOs across the city by ensuring all licensable HMOs are inspected, meet minimum safety requirements and that landlords are provided with licence conditions that will provide a benchmark for acceptable management arrangements. 
	 
	It is worth noting that 35 small HMO’s have been identified within the proposed designation area of approximately 847 privately rented properties. This 35 will be subject to additional HMO licensing and the remaining 812 properties would require a selective licence if the proposals were introduced. 
	 
	 
	 
	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 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 2015, the average sale price for all property types was £91,728 in the proposed area where in the comparable area it was considerably higher at £138,559 and the Salford city average was £145,427. Since then, there has been a consistent increase during the 5 years of the licensing 
	scheme, with a significant price gap remaining between the proposed area and the comparable area.  
	 
	Average sale price – all properties 
	Year 
	Year 
	Year 
	Year 
	Year 

	Proposed area 
	Proposed area 

	Comparable area 
	Comparable area 

	Salford 
	Salford 



	2015 
	2015 
	2015 
	2015 

	 £92,175.55  
	 £92,175.55  

	 £138,558.69  
	 £138,558.69  

	£145,427 
	£145,427 


	2016 
	2016 
	2016 

	 £103,768.81  
	 £103,768.81  

	 £150,129.69  
	 £150,129.69  

	£163,120 
	£163,120 


	2017 
	2017 
	2017 

	 £109,848.42  
	 £109,848.42  

	 £166,668.07  
	 £166,668.07  

	£180,795 
	£180,795 


	2018 
	2018 
	2018 

	 £127,639.45  
	 £127,639.45  

	 £183,500.00  
	 £183,500.00  

	£183,944 
	£183,944 


	2019 
	2019 
	2019 

	 £134,601.85  
	 £134,601.85  

	 £179,129.69  
	 £179,129.69  

	£188,926 
	£188,926 




	*Source: HM Land Registry price paid data 
	 
	The previous licensing scheme has helped drive the house prices up somewhat, however Salford’s average property price in 2019 was 42.2% higher than the proposed area and the average property price in the comparable area in the same year was 33.1% higher than the proposed area. This is a significant gap, similarly the average terraced property price in 2019 was 15.9% higher than the proposed area indicating a considerable gap.  Furthermore, the average terraced price in 2019 for the comparable area also show
	 
	The predominate property type within the proposed and comparable area are terraced properties, the average sale prices for this property type are detailed below. 
	 
	Average sale price – terraced properties 
	Year 
	Year 
	Year 
	Year 
	Year 

	Proposed area 
	Proposed area 

	Comparable area 
	Comparable area 

	Salford 
	Salford 



	2015 
	2015 
	2015 
	2015 

	 £86,010.46  
	 £86,010.46  

	 £110,591.18  
	 £110,591.18  

	£116,353 
	£116,353 


	2016 
	2016 
	2016 

	 £99,994.67  
	 £99,994.67  

	 £119,918.84  
	 £119,918.84  

	£127,383 
	£127,383 


	2017 
	2017 
	2017 

	 £104,393.85  
	 £104,393.85  

	 £130,367.65  
	 £130,367.65  

	£145,873 
	£145,873 


	2018 
	2018 
	2018 

	 £123,874.05  
	 £123,874.05  

	 £149,127.66  
	 £149,127.66  

	£156,550 
	£156,550 


	2019 
	2019 
	2019 

	 £128,587.60  
	 £128,587.60  

	 £145,122.27  
	 £145,122.27  

	£149,084 
	£149,084 




	*Source: HM Land Registry price paid data 
	 
	 
	The data 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 2016 but the gap between the proposed and comparable area and Salford increases even more in 2017. The gap in the average terraced prices in 2019 reduces to its lowest over the five-year period however the difference from the Salford and comparable area average is still substantial.  
	 
	The type of housing stock in the proposed area consists of many 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 homeowners. There is a danger that the housing market in the proposed area will be saturated with 
	 
	While most 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 2016, 138 owner occupied households moved into properties in the proposed area (out of a total number of 604 owner occupied properties). However, in the same year and same area 505 private tenant households moved into properties in the proposed area (out of a total number of 847 private rented properties). 
	 
	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.  
	 
	 
	 
	Turnover of occupiers 
	  
	  
	  
	  
	  

	Owner Occupied 
	Owner Occupied 

	PRS 
	PRS 

	RSL 
	RSL 

	Total (excluding business) 
	Total (excluding business) 

	Average moves per year in PRS stock only 
	Average moves per year in PRS stock only 



	Total No. of identified properties in licensing area  
	Total No. of identified properties in licensing area  
	Total No. of identified properties in licensing area  
	Total No. of identified properties in licensing area  

	604 
	604 

	847 
	847 

	834 
	834 

	2285 
	2285 

	  
	  


	YEAR 
	YEAR 
	YEAR 

	  
	  

	  
	  

	  
	  

	  
	  

	  
	  


	2015 
	2015 
	2015 

	23 
	23 

	706 
	706 

	329 
	329 

	1058 
	1058 

	0.9 
	0.9 


	2016 
	2016 
	2016 

	138 
	138 

	502 
	502 

	332 
	332 

	972 
	972 

	0.6 
	0.6 


	2017 
	2017 
	2017 

	299 
	299 

	729 
	729 

	394 
	394 

	1422 
	1422 

	0.9 
	0.9 


	2018 
	2018 
	2018 

	75 
	75 

	356 
	356 

	214 
	214 

	645 
	645 

	0.4 
	0.4 


	2019 
	2019 
	2019 

	28 
	28 

	395 
	395 

	146 
	146 

	569 
	569 

	0.5 
	0.5 


	Total Average moves over the 5 years 
	Total Average moves over the 5 years 
	Total Average moves over the 5 years 

	0.2 
	0.2 

	0.6 
	0.6 

	0.3 
	0.3 

	 
	 

	 
	 




	 
	 
	Positive improvements have been made in reducing turnover in the private rented sector over the last five years. During the last selective licensing designation in Eccles and Barton, the average turnover rate in the privately rented properties is 0.6 which equates to approximately 1 move of occupant over the 5 years. 
	 
	This proposed area offers lower rents than across the city and lower house prices than the comparable area, however the figures show that the total average moves over the 5 years in the private rented sector is three times higher than owner occupiers and double the number of the registered social landlords..  
	 
	Prior to the previous designation the turnover in private rented properties was nine times greater than for owner occupied houses. 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 higher than for other tenures in the area. 
	 
	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 they can build ties within a community, build a stable home and it reduces the likelihood of anti-social behaviour that is often assoc
	 
	 
	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 private
	 
	Data has been collected from data sources and analysed from 2015 to 2020.  It has only been possible to collect this data at ward level and it is worth noting the limitations of this data.  We have only been able to obtain data of properties available to let whereby the landlord has used the services of a professional letting agent to advertise their property.  It is simply not possible to capture data where the landlord advertises the property privately, such as on social media or by word of mouth. Further
	 
	A search was conducted in January 2021 of the properties available for let in the proposed area, 17 adverts were found, 8 of which were for rooms within an HMO and the rest were properties to let.  
	 
	Figure 5.6 below shows the average monthly rent level by ward.   
	 
	 
	 
	 
	 
	 

	2014/15 
	2014/15 

	2015/16 
	2015/16 

	2016/17 
	2016/17 

	2017/18 
	2017/18 

	2018/19*  
	2018/19*  

	2019/20** 
	2019/20** 



	WARD 
	WARD 
	WARD 
	WARD 

	Average Asking Private Rent pcm  
	Average Asking Private Rent pcm  

	Average Asking Private Rent pcm  
	Average Asking Private Rent pcm  

	Average Asking Private Rent pcm  
	Average Asking Private Rent pcm  

	Average Asking Private Rent pcm  
	Average Asking Private Rent pcm  

	Average Asking Private Rent pcm  
	Average Asking Private Rent pcm  

	Median Private Rent pcm  
	Median Private Rent pcm  




	Barton 
	Barton 
	Barton 
	Barton 
	Barton 

	£525 
	£525 

	 £533  
	 £533  

	£571 
	£571 

	£575 
	£575 

	£606 
	£606 

	£707 
	£707 


	Eccles 
	Eccles 
	Eccles 

	£613 
	£613 

	 £632  
	 £632  

	£663 
	£663 

	£686 
	£686 

	£712 
	£712 

	£841 
	£841 


	Salford 
	Salford 
	Salford 

	£676 
	£676 

	 £658  
	 £658  

	£757 
	£757 

	£756 
	£756 

	£814 
	£814 

	£938 
	£938 




	Source:  Vizzie home data 2009-2014, Zoopla 2015-2018, *Source :  Zoopla 2018/19, ** Source: Hometrack 2020 
	 
	The average rent levels in both wards have continued to increase over the last five years however they fall well below the Salford average indicating that the proposed area has an above average supply of cheap rented accommodation. 
	 
	The house price data collated from the HM Land Registry also provides the registered number of sales and this is detailed in the table below.  
	 
	 
	 
	 
	 
	 

	2015 
	2015 

	2016 
	2016 

	2017 
	2017 

	2018 
	2018 

	2019 
	2019 



	Number of property sales  
	Number of property sales  
	Number of property sales  
	Number of property sales  

	124 
	124 

	121 
	121 

	117 
	117 

	117 
	117 

	100 
	100 




	*Source: HM Land Registry price paid data 
	 
	Property sales have declined by 20% over the last 5 years within the proposed 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 renting the properties. 
	 
	Appearance of the locality – empty properties 
	Empty properties can have a considerable impact on an area -  
	• Attracting anti-social behaviour, fly tipping and vandalism; 
	• Attracting anti-social behaviour, fly tipping and vandalism; 
	• Attracting anti-social behaviour, fly tipping and vandalism; 

	• Causing blight and having a negative impact on the area; 
	• 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 are a lost resource to the community at a time of limited housing supply; 

	• They can cause a depreciation of housing values. 
	• 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 the proposed area and the comparable area. There is a higher number of properties empty in the proposed area than the comparable area.  
	 
	The data we have used relates to properties which have remained empty for more than a year, suggesting that these won’t include properties that are ready to let and are between tenants.  The majority of the properties appear to be abandoned for various reasons which the empty properties team investigate and take action where appropriate. 
	  
	 
	Private Sector Vacancy data – all tenures, empty for more than 12months/1 year 
	 
	 
	 
	 
	 

	2015 
	2015 

	2016 
	2016 

	2017 
	2017 

	2018 
	2018 

	2019 
	2019 

	2020 
	2020 



	Proposed Area 
	Proposed Area 
	Proposed Area 
	Proposed Area 

	44 
	44 

	32 
	32 

	39 
	39 

	48 
	48 

	43 
	43 

	43 
	43 


	Comparable area 
	Comparable area 
	Comparable area 

	23 
	23 

	29 
	29 

	21 
	21 

	30 
	30 

	30 
	30 

	33 
	33 




	 
	Source: Salford council tax data 
	Appearance of locality - environmental crime complaints  
	Salford receives and records complaints of environmental crime, which cover issues such as litter, fly tipping, side waste, graffiti, and dog fouling.  
	 
	The Eccles and Barton wards contain a total of 12,472 properties, and around 18% of these properties will within the proposed designation area. 
	 
	When looking at the total number of complaints of which there were 3302 over the 5 years, 50% of the complaints related to properties within the designated area. This means that half of the complaints relate to an area of just 2285 properties out of 12,472 properties across the two wards. This indicates a disproportionate number of complaints across the wards as being within a small, designated area, where private rented properties are the main housing type.   Further analysis indicates that on the streets 
	 
	Environmental complaints for the Eccles and Barton wards – during the last designation  
	Year 
	Year 
	Year 
	Year 
	Year 

	Total number of environmental crime reports – Eccles and Barton Ward 
	Total number of environmental crime reports – Eccles and Barton Ward 

	Total number of environmental crime reports that fall within the designation area 
	Total number of environmental crime reports that fall within the designation area 

	Total number of environmental crime reports - Designation area as a % of the total complaints 
	Total number of environmental crime reports - Designation area as a % of the total complaints 



	27/01/2015 - 26/01/2016 
	27/01/2015 - 26/01/2016 
	27/01/2015 - 26/01/2016 
	27/01/2015 - 26/01/2016 

	792 
	792 

	396 
	396 

	50% 
	50% 


	27/01/2016 - 26/01/2017 
	27/01/2016 - 26/01/2017 
	27/01/2016 - 26/01/2017 

	785 
	785 

	423 
	423 

	54% 
	54% 


	27/01/2017 - 26/01/2018 
	27/01/2017 - 26/01/2018 
	27/01/2017 - 26/01/2018 

	680 
	680 

	307 
	307 

	45% 
	45% 


	27/01/2018 - 26/01/2019 
	27/01/2018 - 26/01/2019 
	27/01/2018 - 26/01/2019 

	594 
	594 

	298 
	298 

	50% 
	50% 


	27/01/2019 - 26/01/2020 
	27/01/2019 - 26/01/2020 
	27/01/2019 - 26/01/2020 

	451 
	451 

	236 
	236 

	52% 
	52% 


	TOTAL 
	TOTAL 
	TOTAL 

	3302 
	3302 

	1660 
	1660 

	50% 
	50% 




	 
	 
	 
	 
	The correlation above 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 as they feel they may not be living at the property for any period of time that they choose not to comply. This presents significant challenges in terms of securing community cohesion and generat
	 
	A selective licensing scheme has and will enable the team to continue to work with existing landlords, new landlords and the community to deal quickly with these complaints and to bring about a change in both landlord and tenant behaviour.  
	 
	Selective licensing enables us to identify the landlord promptly and notify them of any complaint(s) regarding their property or tenant(s). The council will work with the landlord and in some cases with a multi-agency approach to resolve the complaint more effectively. The aim is to prevent repeat offences and to support landlords with little or no skills or experience in dealing with complaints. Without selective licensing in place the issues /complaints can be often ignored, or the landlord may not even g
	 
	 
	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.  
	 
	Part 5 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 other factors were also considered. These are outlined in the sections below. 
	 
	Anti-Social Behaviour 
	 
	The numbers of anti-social behaviour complaints reported to the Council’s ASB Team has remained at a similar level over the life of the current licensing scheme; however, as the graph below demonstrates, this has seen an increase in the last year of the scheme. Furthermore, the percentage of complaints by tenure remains highest in the private rented sector than in other tenures, indicating there is still work to be done and a new designation with licence conditions enables us to continue to work with landlo
	 
	Anti-social behaviour complaints in Eccles and Barton wards 
	YEAR 
	YEAR 
	YEAR 
	YEAR 
	YEAR 

	% private rented sector 
	% private rented sector 

	% owner occupier 
	% owner occupier 

	% registered social landlord 
	% registered social landlord 

	% other  
	% other  


	27/01/2015 – 26/01/2016 
	27/01/2015 – 26/01/2016 
	27/01/2015 – 26/01/2016 

	51.52 
	51.52 

	15.15 
	15.15 

	18.18 
	18.18 

	15.15 
	15.15 


	27/01/2016 – 26/01/2017 
	27/01/2016 – 26/01/2017 
	27/01/2016 – 26/01/2017 

	52.94 
	52.94 

	17.65 
	17.65 

	9.80 
	9.80 

	19.61 
	19.61 


	27/01/2017 – 26/01/2018 
	27/01/2017 – 26/01/2018 
	27/01/2017 – 26/01/2018 

	51.79 
	51.79 

	21.43 
	21.43 

	10.71 
	10.71 

	16.07 
	16.07 


	27/01/2018 – 26/01/2019 
	27/01/2018 – 26/01/2019 
	27/01/2018 – 26/01/2019 

	51.22 
	51.22 

	14.63 
	14.63 

	14.63 
	14.63 

	19.51 
	19.51 


	27/01/2019 – 26/01/2020 
	27/01/2019 – 26/01/2020 
	27/01/2019 – 26/01/2020 

	63.79 
	63.79 

	20.69 
	20.69 

	6.90 
	6.90 

	8.62 
	8.62 




	Source – Salford anti-social behaviour flare 
	 
	Selective Licensing ensures we can identify the landlord of the property and holds them to account by way of the licence conditions when dealing with reports of anti-social behaviour. Furthermore, we can provide support in dealing with such cases and take a multiagency approach for example anti-social behaviour team, neighbourhood managers, other housing providers and the police. Without selective licensing some landlords would not have the skills and experience required to deal effectively with this type o
	 
	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 selective licensing area / wards of Eccles and Barton and shows the action taken in response to Category 1 or 2 hazards.  
	 
	The hazards identified when the inspections were completed started to decrease from 2017 into 2018 and again in the following year. However, in the last year of the designation the hazards found have now started to increase. This suggests landlords have not sought advice on standards for example on fire safety and amenities, or they have failed to maintain the minimum standards due to the scheme ending. Resident’s comments largely reflect poorly managed properties with little regard to the communities alrea
	 
	Inspections carried out by the Housing Standards Team 
	 
	Year 
	Year 
	Year 
	Year 
	Year 

	Total No. of Inspections carried out 
	Total No. of Inspections carried out 

	Category 1 hazards identified only 
	Category 1 hazards identified only 

	Category 2 hazards identified only 
	Category 2 hazards identified only 

	Category 1 and 2 hazards identified only 
	Category 1 and 2 hazards identified only 

	No hazards identified 
	No hazards identified 

	Environmental Protections Act notices served 
	Environmental Protections Act notices served 


	27/01/2015 to 26/01/2016 
	27/01/2015 to 26/01/2016 
	27/01/2015 to 26/01/2016 

	9 
	9 

	0 
	0 

	6 
	6 

	16 
	16 

	0 
	0 

	 1 
	 1 


	27/01/2016 to 26/01/2017 
	27/01/2016 to 26/01/2017 
	27/01/2016 to 26/01/2017 

	56 
	56 

	0 
	0 

	63 
	63 

	90 
	90 

	0 
	0 

	 1 
	 1 


	27/01/2017 to 26/01/2018 
	27/01/2017 to 26/01/2018 
	27/01/2017 to 26/01/2018 

	14 
	14 

	3 
	3 

	25 
	25 

	19 
	19 

	0 
	0 

	 0 
	 0 


	27/01/2018 to 26/01/2019 
	27/01/2018 to 26/01/2019 
	27/01/2018 to 26/01/2019 

	9 
	9 

	0 
	0 

	15 
	15 

	9 
	9 

	0 
	0 

	 1 
	 1 


	27/01/2019 to 26/01/2020 
	27/01/2019 to 26/01/2020 
	27/01/2019 to 26/01/2020 

	17 
	17 

	0 
	0 

	25 
	25 

	36 
	36 

	0 
	0 

	 0 
	 0 


	TOTAL 
	TOTAL 
	TOTAL 

	105 
	105 

	3 
	3 

	134 
	134 

	170 
	170 

	0 
	0 

	3 
	3 




	 
	 
	There were a further 6 complaints where the team successfully negotiated property improvements with the landlord without the need for an inspection.  
	 
	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 households3. 
	3 Mosaic household income 2014-2017   
	3 Mosaic household income 2014-2017   

	  
	As already highlighted earlier in this report (pg15), the average rent levels in both the Barton and Eccles wards have continued to increase over the last five years however they fall well below the Salford average.  Furthermore, there has been a dramatic increase in HMOs in the proposed area with a 460% increase in 5 years and is continuing to grow indicating that the proposed area has an above average supply of cheap rented accommodation. 
	 
	Salford’s ward key housing statistics dashboard 2019-2020 confirms “There is extreme contrast amongst wards such as Worsley, Boothstown and Ordsall enjoying a thriving housing market with significant higher income households and a strong housing market in contrast to little Hulton, Barton amongst others with the lowest household income, low house process and a relatively unstable housing market”. 
	 
	 
	 

	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
	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. 
	 

	 
	 

	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. 
	 
	Part 6 Conclusion  
	 
	The evidence base demonstrates that the proposed area has a high proportion of privately rented properties in Part 4. Furthermore, having considered the available evidence, the Council considers the proposed area to be suffering with low housing demand.   
	 
	The council has considered all 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 significantly lower than the Salford average and the comparable area.  The previous licensing scheme has helped drive the house prices up somewhat, however Salford’s average property price in 2019 was 42.2% higher than the proposed area and the average property price in the comparable area in the same year was 33.1% higher than the proposed area. This is a significant gap, similarly the average terrace
	• Low housing demand is evident - whilst the proposed area has seen a rise in property prices, they remain significantly lower than the Salford average and the comparable area.  The previous licensing scheme has helped drive the house prices up somewhat, however Salford’s average property price in 2019 was 42.2% higher than the proposed area and the average property price in the comparable area in the same year was 33.1% higher than the proposed area. This is a significant gap, similarly the average terrace
	• Low housing demand is evident - whilst the proposed area has seen a rise in property prices, they remain significantly lower than the Salford average and the comparable area.  The previous licensing scheme has helped drive the house prices up somewhat, however Salford’s average property price in 2019 was 42.2% higher than the proposed area and the average property price in the comparable area in the same year was 33.1% higher than the proposed area. This is a significant gap, similarly the average terrace


	 
	• Overall, despite positive improvements being made in reducing turnover in the private rented sector over the last five years. In the designated area, the average turnover rate in the privately rented properties is 0.6 which equates to approximately 1 move of occupant over the 5 years. The turnover rate for privately rented properties in the proposed area remains higher than for other tenures in the area. 
	• Overall, despite positive improvements being made in reducing turnover in the private rented sector over the last five years. In the designated area, the average turnover rate in the privately rented properties is 0.6 which equates to approximately 1 move of occupant over the 5 years. The turnover rate for privately rented properties in the proposed area remains higher than for other tenures in the area. 
	• Overall, despite positive improvements being made in reducing turnover in the private rented sector over the last five years. In the designated area, the average turnover rate in the privately rented properties is 0.6 which equates to approximately 1 move of occupant over the 5 years. The turnover rate for privately rented properties in the proposed area remains higher than for other tenures in the area. 

	• The average rent levels in the proposed area have continued to increase over the last five years however they fall well below the Salford average indicating that the proposed area has an above average supply of cheap rented accommodation. 
	• The average rent levels in the proposed area have continued to increase over the last five years however they fall well below the Salford average indicating that the proposed area has an above average supply of cheap rented accommodation. 

	• There is a very low level of owner occupation in the proposed area at 26.4 % (the Salford average is over 42%) and the evidence suggests this is reducing every year.   
	• There is a very low level of owner occupation in the proposed area at 26.4 % (the Salford average is over 42%) and the evidence suggests this is reducing every year.   

	• The proposed area has a higher than city average level of privately rented stock with 37.1% of the proposed designation private rented, the Salford average is 31%, with evidence to suggest this is growing.   
	• The proposed area has a higher than city average level of privately rented stock with 37.1% of the proposed designation private rented, the Salford average is 31%, with evidence to suggest this is growing.   

	• there is a higher number of properties empty for more than a year in the proposed area than the comparable area. This indicates that the demand for properties in the proposed area is still lower than its comparable area as significantly more properties remain empty for more than 1 year.  
	• there is a higher number of properties empty for more than a year in the proposed area than the comparable area. This indicates that the demand for properties in the proposed area is still lower than its comparable area as significantly more properties remain empty for more than 1 year.  

	• During the previous designation half of the environmental crime complaints received and logged by the authority for the Eccles and Barton wards relate to the designated area. This indicates a disproportionate number of complaints across the wards as being within a small, designated area, where private rented properties are the main housing type.  Further analysis of the environmental crime reports within the designated area indicates that on the streets with the most complaints over 40% of the reports rel
	• During the previous designation half of the environmental crime complaints received and logged by the authority for the Eccles and Barton wards relate to the designated area. This indicates a disproportionate number of complaints across the wards as being within a small, designated area, where private rented properties are the main housing type.  Further analysis of the environmental crime reports within the designated area indicates that on the streets with the most complaints over 40% of the reports rel

	• The numbers of anti-social behaviour complaints reported to the Council’s ASB Team for this area has reduced over the life of the current licensing scheme; however, the percentage of complaints by tenure remains higher in the private rented sector than in other tenures.  
	• The numbers of anti-social behaviour complaints reported to the Council’s ASB Team for this area has reduced over the life of the current licensing scheme; however, the percentage of complaints by tenure remains higher in the private rented sector than in other tenures.  


	 
	• Poor housing conditions still exist within the proposed area. The hazards identified during the last designation had started to decrease from 2017 into 2018 and again in the following year. However, in the last year of the designation the hazards found have now started to increase. This suggests some landlords have not sought advice on standards for example on fire safety and amenities, or they have failed to maintain the minimum standards due to the scheme ending. 
	• Poor housing conditions still exist within the proposed area. The hazards identified during the last designation had started to decrease from 2017 into 2018 and again in the following year. However, in the last year of the designation the hazards found have now started to increase. This suggests some landlords have not sought advice on standards for example on fire safety and amenities, or they have failed to maintain the minimum standards due to the scheme ending. 
	• Poor housing conditions still exist within the proposed area. The hazards identified during the last designation had started to decrease from 2017 into 2018 and again in the following year. However, in the last year of the designation the hazards found have now started to increase. This suggests some landlords have not sought advice on standards for example on fire safety and amenities, or they have failed to maintain the minimum standards due to the scheme ending. 


	 
	• Despite relatively low property prices there appears to be a reduction in the owner occupation levels in the area with either  little appetite from owner occupiers or unaffordability issues 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. 
	• Despite relatively low property prices there appears to be a reduction in the owner occupation levels in the area with either  little appetite from owner occupiers or unaffordability issues 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. 
	• Despite relatively low property prices there appears to be a reduction in the owner occupation levels in the area with either  little appetite from owner occupiers or unaffordability issues 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 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 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. 
	• 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. 
	• 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. 


	 
	 
	Considering 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 we enter a formal consultation to support any proposals 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;  
	• Making the area a priority for further regeneration activity and working to secure private investment in the area;  
	• 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; 
	• Protecting recent investment to ensure a well-managed private rented sector; 

	• Continuing with the “hot spot” approach to addressing long term empty properties,  
	• Continuing with the “hot spot” approach to addressing long term empty properties,  

	• Continuing promotion of Landlord Accreditation in the area.    
	• 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. The 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 h
	 
	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.  
	 
	Part 7 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.  
	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 
	Date 
	Date 
	Date 
	Date 

	No. of Selective Licences issued 
	No. of Selective Licences issued 



	21/01/2015 to 20/01/2016 
	21/01/2015 to 20/01/2016 
	21/01/2015 to 20/01/2016 
	21/01/2015 to 20/01/2016 

	474 
	474 


	21/01/2016 to 20/01/2017 
	21/01/2016 to 20/01/2017 
	21/01/2016 to 20/01/2017 

	115 
	115 


	21/01/2017 to 20/01/2018 
	21/01/2017 to 20/01/2018 
	21/01/2017 to 20/01/2018 

	72 
	72 


	21/01/2018 to 20/01/2019 
	21/01/2018 to 20/01/2019 
	21/01/2018 to 20/01/2019 

	33 
	33 


	21/01/2019 to 20/01/2020 
	21/01/2019 to 20/01/2020 
	21/01/2019 to 20/01/2020 

	33 
	33 




	*source – Salford landlord licensing  
	 
	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 li
	 
	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, 18 separate offences have been successfully prosecuted with fines totalling over £22,000. Offences included operating unlicensed properties within the designated area, breach of licence conditions and non-compliance of a prohibition order.    
	 
	In addition to the prosecutions, five civil penalty notices totalling £134,500 in fines have been issued during the scheme designation. 
	 
	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 most 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. Th
	 
	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.  
	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. 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) Submit portable appliance testing (PAT) certification – if appliances are supplied with the property.  
	d) Submit a current electrical installations inspection certificate (EICR) which has been obtained within the past five years 
	 
	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 1141 invitations were issued to the 
	responsible party be it the licence holder or managing agent, requiring them to attend an interview for non-compliance with the licensing requirements. Subsequently this has resulted in 18 cases of prosecution during the previous Eccles and Barton 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 considered:  
	• 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, s
	 
	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 or subject to a civil penalty. In extreme cases, the Council c
	 
	Evidence shows that there has been a dramatic increase in the number of HMOs in the area. Salford has now introduced a citywide additional HMO licensing scheme to address the impact of poor-quality HMOs that fall outside of the mandatory licensing HMO definition.  Salford City Council is committed to achieving improved and consistent safety and management standards 
	in HMOs across the city by ensuring all licensable HMOs are inspected, meet minimum safety requirements and that landlords are provided with licence conditions that will provide a benchmark for acceptable management arrangements. 
	 
	Non- compliance with licence conditions and HMO standards will be enforced by the Council’s Landlord Licensing and Housing 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 su
	 
	In conclusion, a significant amount of work has been carried out within the Eccles and Barton area to ensure compliance with the licensing requirements of the previous scheme. 
	 
	During the last scheme a total of 1141 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.  The numbers were higher at the beginning of the designation and started to reduce halfway through the scheme with a significant drop in 2018/2019. However, towards the end of the scheme, the number of landlords failing to engage has started to increase
	 
	 
	Date 
	Date 
	Date 
	Date 
	Date 

	Number of landlord invitations to attend a PACE interview 
	Number of landlord invitations to attend a PACE interview 



	27/01/2015 - 26/01/2016 
	27/01/2015 - 26/01/2016 
	27/01/2015 - 26/01/2016 
	27/01/2015 - 26/01/2016 

	273 
	273 


	27/01/2016 - 26/01/2017 
	27/01/2016 - 26/01/2017 
	27/01/2016 - 26/01/2017 

	274 
	274 


	27/01/2017 - 26/01/2018 
	27/01/2017 - 26/01/2018 
	27/01/2017 - 26/01/2018 

	259 
	259 




	27/01/2018 - 26/01/2019 
	27/01/2018 - 26/01/2019 
	27/01/2018 - 26/01/2019 
	27/01/2018 - 26/01/2019 
	27/01/2018 - 26/01/2019 

	161 
	161 


	27/01/2019 - 26/01/2020 
	27/01/2019 - 26/01/2020 
	27/01/2019 - 26/01/2020 

	174 
	174 


	TOTAL 
	TOTAL 
	TOTAL 

	1141 
	1141 




	Source – Salford housing standards and licensing data 
	 
	 
	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 a total of 1141 invitations were issued to the responsible party be it the licence holder or managing agent, requiring them to attend an interview for non-compliance with the licensing requirements, this resulted in 18 convicted prosecutions and 5 civil penalty notices. In most cases, the landlord licensing team were able to work 
	 
	Improving landlord engagement. 
	Salford has operated a voluntary, citywide Landlord Accreditation scheme for over 17 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 most private landlords in the city have failed to take advantage of the benefits offered by Accreditation. The take up rate for Accreditation in the proposed area; only 48 landlords are accredited covering 53 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.  
	 
	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 several 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 inv
	 
	Partnership working  
	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 for the community. For example, where Greater Manchester Police (‘GMP’) have experienced several 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 h
	 
	 
	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 som
	 
	 
	UK Visas and Immigration 
	 
	The Council has often worked with the UK Visas and Immigration and 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
	 
	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. It is considered that 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 t
	 
	 
	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
	 
	 
	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. 
	 
	Part 8 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.  
	 
	Information about how this proposal links into the Council’s overall Housing Strategy and how it will fit into a co-ordinated approach to the above issues can be found in Annex 2. 
	Part 9 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 
	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 
	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 they take any other course of action as well).  
	b) they consider that making the designation will significantly assist them to achieve the objective or objectives (whether they take any other course of action as well).  


	 
	 
	The Guidance also notes that 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 4. 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. 
	 
	Part 10 Proposed Selective Licence Conditions 
	 
	As explained in the consultation document a selective licence would be granted with a set of conditions that must be adhered to. Failing to adhere to any licence condition is a criminal offence and may result in either prosecution and a fine, or a civil penalty, if found guilty. However, from the 6 April 2017, under the Housing and Planning Act 2016 a Council can impose a Civil Penalty of up to £30,000 as an alternative to a prosecution for this offence.   
	 
	There are 44 proposed licence conditions. These conditions ensure the property is managed correctly, complaints of anti-social behavior are dealt with appropriately and in a timely manner, gas and portable appliance test certificates are supplied to the Licensing team and smoke alarms are kept in working order, amongst other things. The proposed conditions have been drawn up from experience of others schemes and in consultation with internal and external 
	partners to deal with issues which are of real concern in the community. We actively invite your comments as to whether these proposed conditions best reflect the issues in the proposed area.  
	 
	The proposed Selective Licence conditions can be found in Annex 3 of this report. 
	Part 11 Proposed Fees 
	The Council has the power to charge landlords a fee for processing their application for an additional HMO licence. The proposed fee considers all costs incurred by the Council in carrying out its licensing functions. The Act also allows Councils to consider costs incurred by them in carrying out their functions in relation to Interim and Final Management Orders (so far as they are not recoverable under that part of the Act). 
	 
	The proposed licensing fees are based upon best practice and experience from existing licensing schemes.  The proposed fee will cover the costs of administrating monitoring and enforcing the selective licensing scheme to ensure the scheme is self-financing, should it be implemented.  
	 
	The Council proposes to charge a basic fee of £609.01 for a licence. We want a licensing fee structure that rewards landlords who comply in a timely manner and we are considering suitable options for landlords with numerous properties. We recognise the current economic climate for landlords, and we are therefore willing to consider, and request your views on longer payment terms enabling landlords to pay the fee over a longer period. 
	Proposed Fees  
	We welcome your comments on the proposed fee structure: 
	 
	Applications 
	Applications 
	Applications 
	Applications 
	Applications 

	Part 1 
	Part 1 
	Application fee 

	Part 2 
	Part 2 
	Granting of licence fee 

	Total Fee 
	Total Fee 


	New Applications Base fee 
	New Applications Base fee 
	New Applications Base fee 

	 £            365.41  
	 £            365.41  

	 £          243.60  
	 £          243.60  

	 £          609.01  
	 £          609.01  


	Subsequent applications 
	Subsequent applications 
	Subsequent applications 

	 £            353.23  
	 £            353.23  

	 £          235.48  
	 £          235.48  

	 £          588.71  
	 £          588.71  


	Early application made within first three months of scheme 
	Early application made within first three months of scheme 
	Early application made within first three months of scheme 

	 £            283.19  
	 £            283.19  

	 £          188.79  
	 £          188.79  

	 £          471.98  
	 £          471.98  


	Early subsequent application made within three months of scheme received before 
	Early subsequent application made within three months of scheme received before 
	Early subsequent application made within three months of scheme received before 

	 £            267.96  
	 £            267.96  

	 £          178.64  
	 £          178.64  

	 £          446.60  
	 £          446.60  


	Applications received between month 3 and 6 following scheme start date 
	Applications received between month 3 and 6 following scheme start date 
	Applications received between month 3 and 6 following scheme start date 

	 £            313.64  
	 £            313.64  

	 £          209.09  
	 £          209.09  

	 £          522.73  
	 £          522.73  


	Subsequent Applications received between month 3 and 6 following scheme start date 
	Subsequent Applications received between month 3 and 6 following scheme start date 
	Subsequent Applications received between month 3 and 6 following scheme start date 

	 £            298.41  
	 £            298.41  

	 £          198.94  
	 £          198.94  

	 £          497.35  
	 £          497.35  


	Accredited landlord new application made within three months of scheme received before 
	Accredited landlord new application made within three months of scheme received before 
	Accredited landlord new application made within three months of scheme received before 

	 £            234.47  
	 £            234.47  

	 £          156.31  
	 £          156.31  

	 £          390.78  
	 £          390.78  


	Accredited landlord subsequent application made within three months of scheme received before 
	Accredited landlord subsequent application made within three months of scheme received before 
	Accredited landlord subsequent application made within three months of scheme received before 

	 £            219.24  
	 £            219.24  

	 £          146.16  
	 £          146.16  

	 £          365.40  
	 £          365.40  




	 
	 
	Part 12 How is the consultation being carried out? 
	Before making a selective licensing designation the Council must take reasonable steps to consult persons who are likely to be affected by the designation and consider any representations made during the consultation and not withdrawn. 
	 
	This consultation is being carried out over a 12 week period and will be widely publicised using various channels of communication. Everyone who responds to this consultation will have their view acknowledged and responded too. All comments received will be fully considered.  
	 
	Once the consultation has been completed feedback will be published and made available to the local community. This feedback will be in the form of a summary of the responses received during the stakeholder consultation and will explain how the responses have been acted on or 
	not, with full reasons. Following this, a report will be produced based on the findings and will be presented to the Lead Member for Housing and Neighbourhoods.  
	 
	The method in which this will take place will consider Salford’s COVID-19 secure statement, which includes taking account of current COVID-19 legislation and guidance to ensure that it is conducted in a safe manner.  
	Persons to be consulted  
	The Council is required to take reasonable steps to consult with persons likely to be affected by the designation. The council consider that this group includes residents, tenants, landlords, their managing agents, and other members of the community who live or operate businesses or provide services in and bordering the proposed designation area. Everyone who responds to this consultation will have their view fully considered.  
	 
	Salford has a comprehensive engagement and consultation process with partners, stakeholders and includes 
	• Private landlords  
	• Private landlords  
	• Private landlords  

	• Managing agents  
	• Managing agents  

	• Accredited private landlords  
	• Accredited private landlords  

	• Private tenants  
	• Private tenants  

	• Local communities  
	• Local communities  

	• Tenant and resident associations  
	• Tenant and resident associations  

	• Landlord associations  
	• Landlord associations  

	• Citizens Advice Bureau  
	• Citizens Advice Bureau  

	• Registered providers of social housing  
	• Registered providers of social housing  

	• Local community committees 
	• Local community committees 

	• Locally elected members  
	• Locally elected members  

	• Local businesses  
	• Local businesses  

	• Greater Manchester Police  
	• Greater Manchester Police  

	• Other Salford City Council teams including Social Services, Homelessness and 
	• Other Salford City Council teams including Social Services, Homelessness and 


	Housing Advice  
	Method of consultation  
	• Salford City Council website: 
	• Salford City Council website: 
	• Salford City Council website: 
	• Salford City Council website: 
	www.salford.gov.uk/selectivelicensingconsultation
	www.salford.gov.uk/selectivelicensingconsultation

	   


	• We will write to all accredited landlords, all licensed landlords and their managing agents, and landlord, tenant and resident associations who operate in the city 
	• We will write to all accredited landlords, all licensed landlords and their managing agents, and landlord, tenant and resident associations who operate in the city 

	• The consultation will be promoted on social media, such as Facebook and Twitter  
	• The consultation will be promoted on social media, such as Facebook and Twitter  

	• We will supply a press release to local media.  
	• We will supply a press release to local media.  

	• An online survey questionnaire will be available to landlords, residents and businesses who operate within the city (those who are unable to do this will be able to contact the team for their views to be collected).   
	• An online survey questionnaire will be available to landlords, residents and businesses who operate within the city (those who are unable to do this will be able to contact the team for their views to be collected).   

	• Members of Landlord Licensing team will be attending virtual community meetings, for example - community committees in line with Salford’s COVID-19 secure statement, which includes taking account of current COVID-19 legislation and guidance to ensure that it is conducted in a safe manner.    
	• Members of Landlord Licensing team will be attending virtual community meetings, for example - community committees in line with Salford’s COVID-19 secure statement, which includes taking account of current COVID-19 legislation and guidance to ensure that it is conducted in a safe manner.    

	• Articles about the proposals will be published in local community newsletters.  
	• Articles about the proposals will be published in local community newsletters.  


	How do I respond to the consultation?  
	For your comments to be considered, you must provide them to us by 8 February 2022 
	 
	The questionnaire is an online survey and can be accessed and 
	The questionnaire is an online survey and can be accessed and 
	found on the Landlord Licensing webpages.  
	found on the Landlord Licensing webpages.  


	If you are unable to access or complete the online questionnaire, please contact the Licensing Team who will provide the survey in an alternative format.  
	 
	Everyone who responds to this consultation will have their view acknowledged and fully responded to. All responses received will be fully considered. If you would like any further information or wish to talk to us generally about the selective licensing proposals, please contact:  
	 
	Email: 
	Email: 
	landlord.licensing@salford.gov.uk
	landlord.licensing@salford.gov.uk

	  

	Writing to us: Landlord Licensing Consultation, Salford Civic Centre, Swinton M27 5BY 
	Telephone: 0161 793 3344 
	 
	We look forward to receiving your comments and views 
	 



