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Introduction

The London Borough of Havering (6 t & @ u n avants éo)ensure private rented
properties offer residents a choice of safe, quality and well managed

accommodation.

Decent housing is the foundation of p e 0 p lives@sd a strong and cohesive local
community. A more stable and high quality private rented sector (PRS), will lead to

stronger communities.

The ¢ 0 u n €orpor@ate Plan 2019/20 sets out how the co u n criew \@s®n,
fCleaner, Safer, Prouder Togethero will be accomplished through delivery of the four
corporate priorities of Communities, Places, Opportunities and Connections. One of
the key delivery areas under the communities section is to ensure zero tolerance
against rogue landlords, to be achieved by licensing as well as enforcement of the

legislation.

Stock condition

The council commissioned a PRS housing stock condition and stressors report in
2018. This has been developed using information from a number of sources that the
council already holds in its data warehouse.

Data trends at the property level are analysed by mathematical algorithms to help
predict the tenure of individual properties using factors such as occupant transience
and housing benefit data.

The residential property data warehouse has included linking millions of data cells to
105,798 unique property references (UPRN). This data includes both council and
externally held data.



Advanced mathematical modelling is used to make predictions for each for tenure
type and property condition. Results are analysed to produce a summary of housing
stock and predictions of Category 1 hazards (as outlined in the housing health and
safety rating system - HHSRYS).

Modelling has shown that the private rented sector in the borough is now 29% of the
total housing stock- 30,125 properties. It is well documented (English House
Condition Survey) that the worst housing conditions are seen in private rented

properties as compared to social housing or owner-occupied properties.

Key Findings
1 There are a total of 105,798 residential properties in

Havering, 29% (30,125) of which are PRS; 54% are owner

occupied and 17% socially rented.

1 7,480 PRS properties have category 1 HHSRS hazards.
This represents 25% of the PRS stock, i.e. 1 in 4 rental

properties have serious hazards.

1 The highest concentration of PRS properties are located in

Romford Town and Brooklands wards

1 The data modelling predicts that Havering has 1,310 HMOs

1 HMOs as a subset of the PRS in Havering, have high rates
of Anti Social Behaviour (ASB), and category 1 (HHSRS)

hazards

1 The highest concentration of HMOs can be found in the

Romford Town and Brooklands wards.

Most economic forecasts predict that the PRS is going to continue to grow for the
foreseeable future; This has historically been at the expense of owner occupation in
Havering. This growth is mainly due to buy -to- let investors who have replaced

owner occupiers in the local area.



With a large PRS, there needs to be an effective way of regulating this sector.
Although most landlords provide decent accommodation, as the numbers of PRS

properties rise, so does the proportion of these properties that require regulation.

Anti-social behaviour (ASB) is one of the most important negative issues that local
residents are experiencing and are concerned about. The summary data and graphs
within this report clearly demonstrate the extent of ASB and its prevalence. There is
a clear link between the PRS and ASB, including those houses in multiple
occupation (HMO), which is mainly due to poor property management and the

transient nature of this population within the sector.

For selective licensing the evidence shows that there are high levels of ASB in
Romford Town and Brooklands in the PRS population. These are reported ASB

incidents such as noise nuisance, rubbish accumulations etc.

Examples of common ASB related to the PRS are: rubbish in front gardens, fly
tipping, overflowing domestic bins, abandoned mattresses and noise. Licensing
these properties can help address this type of issue by requiring property managers

to take an active role in reducing these nuisances.

To help deliver the co u n ccorpodate plan objectives, extending property licensing

is being considered which will mean that more rental properties will need a licence.

There are two types of discretionary licensing schemes that can be introduced by the
council. These are known as Selective Licensing and Additional Licensing. The
difference between the two types of licensing relates to how a rented property is
occupied.

Before a local authority can introduce a licensing scheme it must by law take
reasonable steps to consult all persons who are likely to be affected by any licensing

scheme and to consider any representations made.



The council wants to hear the views of its residents, businesses and landlords who
rent properties in the borough to ensure that the areas identified for proposed
selective and additional licensing are the most in need of intervention to reduce
persistent anti-social behaviour and poor housing which can lead to social issues in
the area.

The ways in which you can respond are set out at the end of this document.

The proposals
The London Borough of Havering is consulting on proposals to bring in property

licensing schemes for privately rented accommodation.

This proposals are to;
Proposal One -Add to the existing HMO licensing scheme by introducing a
further scheme to include the remaining 6 wards currently not covered:
Cranham, Upminster, St Andrews, Emerson Park, Hacton and Hylands. This

is also known as additional licensing.

Proposal Two - To introduce licensing of properties let to single households

in Romford Town and Brooklands wards. This is known as selective licensing

The council® preferred course of action is to introduce both proposals



Proposal One - Additional licensing (HMO)

Under Part 2 of the Housing Act 2004 a local authority has the power to licence
HMOs that are not covered by mandatory licensing if the local authority considers
that a significant proportion of the HMOs in the area are being managed sufficiently
ineffectively as to give rise to one or more particular problems either for those

occupying the HMOs or for members of the public.

The council considers that this is the case in Cranham, Upminster, St Andrews,
Emerson Park, Hacton and Hylands wards and the reasoning and evidence is set

out in the evidence section below.

There is evidence that HMOs have a high proportion of properties which:

1 are in a poor external condition with untidy yards and gardens, including
rubbish

1 have a poor standard of amenities (kitchen and bathrooms), often
overcrowded, lack fire precautions and other management failures which
adversely impact upon the health, safety and welfare of the occupiers
have landlords who are failing to take appropriate steps to address issues
have a high level of anti-social behaviour (ASB)

are being poorly managed

Displacement of criminal landlords from licensed areas to non-licensed areas is also
an issue. There are large licensing schemes in most of the boroughs neighbouring
Havering, so licensing is required to offer Havering some protection. The flipping of
single household properties into unlicensed HMOs by criminal landlords is common

and does not require a purchase of a property.

Building converted into flats (Section 257 HMOs)
The proposals are also intended to cover some section 257 HMOs. A section 257

HMO is a building which is converted entirely into self-contained flats if the



conversion did not meet the standards of the 1991 Building Regulations and more

than one-third of the flats are let on short-term tenancies.

What area does the proposal cover?

The council is proposing to introduce a licensing designation for HMOs in Cranham,
Upminster, St Andrews, Emerson Park, Hacton and Hylands wards to run in parallel
with the existing HMO scheme. This is known as an additional licensing scheme.
This would mean that all landlords who let a property occupied by three or more non-
related occupiers who share some basic facilities or amenities such as a kitchen or

bathroom will be required to have a licence.

The proposed area is shown in the map below shaded in pink.
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What does this mean?

If the scheme is introduced;

1 private landlords will have to apply for a licence to rent HMOs in Cranham,
Upminster, St Andrews, Emerson Park, Hacton and Hylands

1 the council would need to determine the proposed licence holder is a 6 famdt
prop e pedson to manage their properties

9 failure to licence a property would be a criminal offence and could result in
prosecution and an unlimited fine or a financial penalty of up to £30,000

1 landlords would need to meet the licence conditions, including a limit on how
many people can live in a property, which is reasonable for the number of
rooms and facilities.

1 landlords would not be able to evict a tenant if they had not applied for a
licence when required to do so.

1 tenants could apply for a rent repayment order if a landlord did not licence

their property when required to do so.

What does the council want to achieve from additional licensing (HMO)

The objective of the licensing schemes is to:

reduce anti-social behaviour in the private rented sector
improve property standards make sure more landlords manage their
properties responsibly

91 focus enforcement on landlords that provide below standard accommodation
and have unlicensed properties

1 provide a light touch solution for landlords who meet the requirements and
already provide good quality accommodation and service.
provide more protections for private rented tenants
to be able to have a consistent approach to all HMOs as HMOs in 6 wards

currently do not require a licence.



How long will the scheme run and when will it start

It is proposed that the schemes run for five years. If the scheme goes ahead as
proposed it is intended to designate the area in the autumn of 2019 and would come

into force in early 2020.

Proposal two-Targeted selective licensing scheme in Romford

Town and Brooklands wards

A selective licensing designation may be made if the area to which it relates satisfies
one or more of the following conditions.

The area is one experiencing:

low housing demand (or is likely to become such an area)

a significant and persistent problem caused by anti-social behaviour;

poor property conditions

high levels of migration

high level of deprivation

= =2 A 4 A -2

high levels of crime

The council is proposing to introduce a targeted licensing designation that will
require landlords who let all other residential accommodation (housing rented to a
single family or household or two unrelated people) to have a licence. This will be
focused on an area which the council has identified as;

1 having particularly high levels of private rented properties

1 poor housing conditions

1 high rates of ASB.

This is known as a selective licensing scheme. The areas which are of concern are
the Romford Town and Brooklands wards. The map below details the

geographical areas to be covered by the proposed selective licensing designation.
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What does this mean?

If the scheme is introduced;

1 private landlords will have to apply for a licence to rent properties let to single
households or two unrelated people in Romford Town and Brooklands wards.

1 the council would need to determine the proposed licence holder is a 6 famdt
p r o ppersodto manage their properties

9 failure to licence a property would be a criminal offence and could result in
prosecution and an unlimited fine or a financial penalty of up to £30,000

1 landlords would need to meet the licence conditions, including tacking up
tenant references and visiting the property at least twice a year.

1 landlords would not be able to evict a tenant if they had not applied for a
licence when required to do so.

1 tenants could apply for a rent repayment order if a landlord did not licence

their property when required to do so.

What does the council want to achieve from selective licensing in Romford

Town and Brooklands wards

The objective of the licensing schemes is to:

reduce anti-social behaviour in the private rented sector
improve property standards make sure more landlords manage their
properties responsibly

91 focus enforcement on landlords that provide below standard accommodation
and have unlicensed properties

1 provide a light touch solution for landlords who meet the requirements and
already provide good quality accommodation and service.

1 provide more protections for private rented tenants



How long will the scheme run and when will it start

It is proposed that the scheme run for five years. If the schemes go ahead as
proposed it is intended to designate the areas in the autumn of 2019 and, would

come into force in early 2020.

Licence conditions

The Housing Act 2004 requires that every licence must include certain mandatory
management conditions. The council also has the power to include other
discretionary conditions which we consider appropriate for tackling the issues we
identify as negatively affecting the private rented sector in the borough. The council

will use these conditions to control a number of issues. These are:

A substandard living accommodation

A overcrowding

A anti-social behaviour (ASB) T by requiring landlords to take reasonable
and practical steps to prevent or reduce ASB

A inadequate standards of property management.

Where appropriate, the licence conditions will allow the council to intervene early and
work with landlords to help and support them to meet their responsibilities. Where
landlords continue to not make improvements which negatively impacts on the local
community, the council can use its enforcement powers and work with partner

agencies to address the negative impact of the breaches.

The full list of the licence conditions that the council is proposing to apply can be
found in Appendix One and Appendix Two. There are different set of licence
conditions depending on whether it is a selective or additional licence. These are
very similar. The main differences are a requirement for references for selective

licences and some conditions related to fire precautions in HMOs.



Charges and fees

The council will set fees for licence applications taking into account all of the
C 0 u n costs & sadministering and carrying out its licensing functions. These will
consist of a split fee; Part A will cover processing of the application and Part B the
enforcement and condition audits of properties during the life of the scheme.

We also know that Houses in Multiple Occupation (shared houses) are more
expensive to administer, including compliance inspections. This is reflected in the

level of the fee proposed.

The council is also considering offering a discount to applicants who apply early.

The full proposed charges and fees policy can be seen below.

Table 1. Proposed charges and fees

Type of Licence Part A Part B Total
Selective (early £450 £nil £450
discount)

Selective (Full) £450 £450 £900
Additional (early £550 £350 £900
discount)

Additional (full) £550 £700 £1250

Licences will be granted for five years in most circumstances. Where there has been
a history of non-compliance with housing regulations, the licence may be granted for

a lesser term.

For a selective licence this equates to £1.73 per week at discounted rate.

For an additional licence this equates to £3.46 per week at discounted rate.



Supporting evidence

The following section sets out the main research findings and evidence which has

been used to formulate the proposals now being consulted on.

A high proportion of private rented property (selective)

A selective licensing scheme cannot be introduced unless there is a high proportion
of private rented property in the borough. The government guidance (DCLG) states
that nationally the private rented sector currently makes up 19% of the total housing
stock in England. If the area has more than 19% of its stock in an area, privately
rented, it can be considered as having a high proportion of privately rented

properties.

In Havering the private rented sector makes up 29% of the housing stock which is
above the average and therefore meets the criteria for a selective scheme to be

considered.

Census data published in 2011 is now quite dated and the trend in the South East
has been a significant increase in the rental sector away from owner occupation
since 2001. The two graphs below show tenure make up in 2001 (ONS) and 2011
(ONS) and modelling completed in 2018.



Chart 1: Tenure profile 2011
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Chart 2: Modelled tenure profile 2018
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Chart 3: Numbers of PRS in Havering since 20017 2018
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Source: ONS and Metastreet 2018

The table displays the current populations of PRS by ward. Data shows that Romford

Town (37.6%) and Brooklands (34.9%) wards have by far the highest proportion of

PRS, which is one of the reasons they have been identified to benefit from selective

licensing.

Table 17 Percentage and number of PRS properties by ward

Ward % of ward dwellingsPRS No. PRSlwellingsper ward
RomfordTown 37.6% 3117
Brooklands 34.9% 2674
HaroldWood 32.0% 2061
SquirrelsHeath 31.3% 1884
SaintAndrews 30.2% 1821
Rainham& Wennington 31.6% 1692
Mawneys 30.1% 1676
SouthHornchurch 27.2% 1599
Gooshays 23.4% 1575
ElmPark 28.0% 1525
Hacton 27.5% 1410




Hylands 26.0% 1386
Heaton 240% 1380
HaveringPark 24.9% 1342
Pettits 24.3% 1291
Cranham 23.6% 1261
Upminster 22.3% 1204
EmersorPark 23.5% 1120
Total 28.4% 30018

Map 3 Distribution of PRSropertiesin Havering

Source: Metastreet 2018




