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1. INTRODUCTION

1.1.

This report is an evaluation of the 5 year selective licensing programme that
was introduced in the Byker area in 2011. The scheme was adopted because
in 2011
a)

The area had low housing demand for private rented property in the
area and it was believed that the introduction of a scheme along with
other measures would lead to an improvement in the social or economic
conditions in the area.

1.2.

The private rented sector in Newcastle is an essential element of the housing
offer that is available to current and prospective residents of the city. It is a
very diverse and flexible sector and is well placed to offer a wide choice of
affordable accommodation in locations all across the city to suit a range of
households looking for accommodation, including professionals, students,
families and single people. It is estimated that there are 22,000 private rented
properties in the city which is 19% of the housing stock and owned by around
12,000 landlords.

1.3.

The majority of landlords in Newcastle do operate within the law and offer a
significant amount of high quality accommodation at affordable prices.
However, Newcastle does have concentrations of private rented
accommodation, traditionally in areas of deprivation, such as Greater High
Cross and Byker. These properties are statistically more likely to be in fuel
poverty, suffer the effects of crime and anti-social behaviour and house
families on low incomes. Tenants are also more likely to be claiming benefits
and due to circumstances have little choice on the quality of accommodation
they can access. They have the perception that they have little control over
living conditions and are less likely to complain to the landlord or the Local
Authority.

1.4.

We have concentrated our resources to help support the improvement of the
management and physical conditions of the private rented sector in Byker
and taken enforcement action where appropriate. Selective Licensing was
adopted in this area because it was believed that there was low housing
demand in the area and there were issues linked to anti-social behaviour and
that the area would benefit from intervention.

1.5.

The Byker scheme ends in April 2016. This report outlines the history of
selective licensing in Byker and evaluates the scheme to determine whether
the area should be re-designated when the current scheme ends.
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2.0

NEWCASTLE STRATGIC CONTEXT

2.1

Selective Licensing schemes are required to be implemented in line with the
Local Authorities overall housing strategy to ensure that the powers are
consistent with the wider policies. Since the introduction of licensing Newcastle
Council has updated the two main strategic documents “The Newcastle Council
Plan” and “Housing Investment Plan”.

2.2

The Newcastle Council Plan sets out the Council’s priorities and the values that
underpin our work. The plan sets out the following vision;
“We believe that that it is by working together that we make a difference to the
lives and prospects of people who live, work and learn in Newcastle. That is
why our overall vision is to be a cooperative council that works collaboratively
to make a difference”

2.3

This vision is underpinned by four very clear priorities for how we will focus our
efforts and resources to make a positive difference to the city. These are:
•

Priority One: Making Newcastle a Working City

•

Priority Two: Creating Decent Neighbourhoods

•

Priority Three: Tackling Inequalities

•

Priority Four: A Fit for Purpose Council

2.4

Selective licensing directly contributes to priority two, decent neighbourhoods
by improving the physical conditions of properties and by tacking anti-social
behaviour. Private landlords must take their responsibilities seriously and work
with local agencies to ensure that communities do not suffer from persistent
ASB. Priority three, tackling inequalities is addressed by improving
communication between landlords, tenants, the council and other stakeholders.
The private rented sector provides housing to many vulnerable people excluded
from other sectors of the market. Issues such as alcohol or drug mis-use and a
history of ASB affect ability to sustain tenancies. Selective Licensing has helped
to ensure that landlords have fulfilled their statutory duties regarding tenancy
management.

2.5

The Council Housing Delivery plan 2012-2016 sets out the Council’s housing
vison which is to;
'Create places and homes that people want to live in. We will ensure the mix
and design of housing positively influences people's lives illustrating our
commitment to health and wellbeing. We will ensure the quality and range of
housing in the City matches people’s needs and aspirations particularly older
and vulnerable people and families'
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2.6

An essential requirement of any strong and stable community is that residents
have access to decent and secure homes. Poor housing has an adverse impact
on an individual’s physical and mental health, with children living in substandard
housing less likely to perform well at school and to achieve good qualifications.
Selective Licensing is a key tool to support neighbourhoods and meet our
visions.

2.7

Selective Licensing scheme continues to be a key strategic option to support
the wider Council objective and polices and improve neighbourhoods where
appropriate.
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3.0

THE BYKER AREA PROFILE

3.1

Location

3.1.1

The current Selective Licensing is located in the Byker Ward in the east end
of the city and the area is split into two sub areas known as Byker Old Town
and Allendale South.
Figure 1 - Selective Licensing Area

© Crown Copyright and database right [2013]. Ordnance Survey [100019569].

3.1.2 The scheme covers 27.09 ha which is 0.19% of the geographical area of the city
and affects 396 private rented properties which is 1.5% of the total private rented
housing in the city. Newcastle has a second selective licensing scheme in the
west end of the city and both schemes have been implemented to tackle low
demand issues. Together the schemes impact on 0.35% of the geographical
area of the city and 3.4% of the private rented properties.
3.2

Property type

3.2.1 The area is predominantly residential with some commercial properties on
Welbeck Road which is the local shopping high street for the area. There are also
a small number of commercial and industrial units on Bothel Street. Byker Old
Town consists of 1,234 residential properties made up of a mix of property types
most being inter-war semi-detached properties built as both houses and flats,
with pre-1919 Tyneside flats to the boundary of the area and smaller 1960s linked
houses. Allendale South area consists 235 residential properties in the form of
Inter-war link flats, bounded by large areas of open space east and west of the
properties together with the Council housing estate of St Anthony’s.
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3.3

Tenure

3.3.1 The tenure of the area is a mixture of owner occupiers, privately rented and social
housing. The current tenure split is as follows:Table 1 Tenure profile
Tenure
Owner occupied
Private rented
Registered providers
YHN
Total

Byker Old Town
Total
%
339
27.5
277
22.4
118
9.6
500
40.5
1234
100.0

Allendale South
Total
%
115
48.9
119
50.6
1
0.4
0
0
235
100.0

3.3.2 Compared to the city average of 19.1% Byker has a significantly higher
proportion of private rented properties at 27%. Owner occupation is very low at
14.9% compared to the city average of 49.5%.
3.3.3 As part of the application process tenancy agreements for all private rented
properties have been assessed. These properties are all on assured tenancies
or licences to occupy and have been subject to licensing requirements under
the selective licensing scheme.
3.4

Levels of deprivation

3.4.1

The Byker ward is ranked within the top 10% most deprived areas of the country
based on the Multiple Index of Deprivation (2010) which is a combination of a
number of indices that provide an overall score for the relative level of multiple
deprivation experienced in every neighbourhood in England. The ranking is
based on 32,482 lower super output area (LSOA) with 1 being the most
deprived area in the country. The proposed selective licensing area is covered
by four lower super output areas. The table below shows the overall Multiple
Index of Deprivation scores and also the 7 indices which make up the overall
score.
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Table 2 - Multiple Deprivation Index scores

MDI
Income
Employment
Health
Education
Barriers
to
Housing Services

Crime
Living
Environment

E1008301
Allendale South
%
18.9

E1008302
BOT East
%
5.5

E1008388
BOT West
%
1.7

E100830
BOT North
%
7.2

21.3
18.2
7.5
15.4

7.9
4.0
1.8
4.2

0.8
2.3
1.4
3.0

14.4
5.8
2.7
8.4

34.7
35.8

64.1
24.7

71.3
18.5

73.0
12.4

52.2

62.2

49.1

18.0

3.4.2

The Allendale Road figures are not reflective of the area as the LSOA also
includes the more affluent St Peter’s Basin residential development. Byker Old
Town are ranked within the top 10% most deprived areas in the country and
Allendale South would see similar results if St Peter’s Basin could be excluded.
The sub-indices show that Income, Employment, Health and Education are all
low and crime is within the 25% worst areas in the country. The private rented
sector makes up a third of the housing in the area and these indices directly
affect both the private rented tenants and landlords living and working in the
area.

3.4.3

The Byker was also part of the Bridging Newcastle Gateshead pathfinder area
2002-2010 which targeted regeneration activities across the poorer areas of
Newcastle Gateshead area. Funding was available for clearance, site enabling
works, property improvements and neighbourhood management.
The
programme funding was withdrawn early and as a result Byker has not received
significant investment, which has contributed towards the low MDI scores.

3.5

Residents Profile
In general the majority of residents within the Selective Licensing area are from
the local area and have some connection to the area. Census and a recent
household survey indicates that there are lower levels of ethnic and non British
residents in the neighbourhood. The area has seen an increase in government
funded asylum seeker accommodation over the last 3 years with 28 properties
being secured, which equates to less than 3% of the properties in the Licensing
area. The neighbourhood has lower levels of under 24s and over 65s with
residents moving regularly between properties both with and outside the area.
Income levels are lower with higher levels of unemployment and claiming
benefits.
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3.6

Landlords Profile

3.6.1

There are 167 landlords/agents managing properties in the Byker licensing
area. The majority of these landlords/agents have small portfolios of properties
and manage properties on a part time basis. 58% of landlords manage only
one property and rental levels are below the city average with the majority of
tenants claiming Local Housing Allowance.

Figure 2 - Percentage Byker license holders by portfolio size
% Byker license holders by porfolio size
1.8 1.2
11.
23.
58.1

1

2-3

-10

11-20
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4.0
4.1

Selective Licensing Legislative Framework
The Housing Act 2004 (part 3) provides the Council with the powers to introduce
selective licensing where an area of private sector housing meets either of the
following conditions.
•

The area has low housing demand (or is likely to become such an area)
with a significant level of privately owned houses let on short term
arrangements and where [the Council] is satisfied that the introduction
of a scheme along with other measures would lead to an improvement
in the social or economic conditions in the area.

•

The area is experiencing significant or persistent problems caused by
anti-social behaviour (where private landlords in the area are not taking
appropriate action to combat the problem) and where [the Council] is
satisfied that the introduction of a scheme along with other measures
would lead to a reduction or elimination of the problem.

4.2

Selective licensing requires that any person wishing to rent out a property in a
designated area must first obtain a licence from the Council, subject to a number
of exemptions. In order to grant such a licence the Council must be satisfied
that the landlord is a “fit and proper” person with satisfactory management
arrangements in place and the property meets the required standards.

4.3

Selective licensing is intended to be just one of many tools available to the
Council to address low demand and anti-social behaviour, not a stand-alone
panacea for every issue affecting a neighbourhood. Therefore the 2004 Act
requires the Council to identify how selective licensing will work alongside other
measures by showing how it forms part of an overall strategic approach,
contributing to existing policies and underpinning future plans for the area.

4.4

A full public consultation must be carried out before a decision can be made to
introduce a selective licensing scheme. The consultation report is found in
Appendix 1.

4.5

At the time selective licensing was introduced, Secretary of State approval was
needed to designate an area, but since April 2010, this power has been
delegated to Councils, who must still meet all the other requirements of the 2004
Act to ensure that a scheme is legally enforceable. This has now been amended
and as of 1st April 2015 (The Selective Licensing of Houses (Additional
Conditions) (England) Order 2015) local authorities will have to seek
confirmation from the Secretary of State for any selective licensing which would
cover more than 20% of their geographical area or would affect more than 20%
of private rented homes in the local authority area.
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4.6

4.7

The 2015 Order also sets out additional conditions which the local authority
must consider are satisfied before making the designation.
(a)

that the area contains a high proportion of properties in the private
rented sector, in relation to the total number of properties in the area;

(b)

that the properties referred to in sub-paragraph (a) are occupied either
under assured tenancies or licences to occupy; and

(c)

that one or more of the sets of the following conditions are satisfied.
i.

Appropriate for private rented properties to be inspected and
licensing will contribute to an improvement in general housing
conditions in the area.

ii.

A significant number of properties are occupied by migrants and
licensing will maintain or improve the social or economic conditions
of the area and prevent overcrowding.

iii.

The area is suffering from high levels of deprivation and licensing will
contribute to a reduction.

iv.

The area suffering from high levels of crime and licensing will
contribute towards a reduction in the level of crime.

The 2004 Act limits the Selective Licensing designation to a maximum of five
years with the scheme ending on the date stated in the original designation
notice. The scheme can be revoked prior to the proposed end date where the
Council considers that the scheme has met the key objectives.
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5.0

SELECTIVE LICENSING 2009 – TO DATE

5.1

Development

5.1.1

In June 2009 the Council Executive approved an assessment program to
consider the introduction of Selective Licensing into certain areas of the city.
The Greater High Cross area was the first to be implemented in April 2010. The
Byker scheme was the second area to be designated in January 2011 and then
implemented on 4th April 2011 following the statutory notice period.

5.1.2

Selective Licensing was introduced into Byker on the principle ground that the
area was suffering from low demand and Licensing when combined with other
measures taken by the Council, or by the Council in conjunction with others,
would contribute to an improvement in the social and economic conditions in
the area. The area also suffered from anti-social behaviour issues which, it was
felt were a symptom of low housing demand and licensing could assist in the
reduction of antisocial behaviour in the area.

5.1.4

Licensing was linked into the following activities helping to improve delivery and
communication between landlords and the relevant delivery partners.

5.1.5

Empty Homes grants and loans were introduced into the area in June 2012 with
the Empty Homes Team working closely with the Selective Licensing Team
providing contact details for empty property owners and sign posting landlords
to the financial assistance available. The property inspections for empty homes
assistance included ensuring the property met Selective Licensing property
requirements and applicants could not access the grants untill a vaild licensing
application was submitted.

5.1.6

In 2014 the Ward secured Our Place funding to set up the Byker Old Town
Partnership which was formed to ensure a joined-up approach to service
delivery, thereby maximising resources. The short-term aim of the Partnership
is to ensure partners align their plans and their budgets to make efficiency
savings and enable a more cohesive approach to the delivery of services. The
longer-term aim is to work with the Council towards the devolution of budgets
and support the development of a community led, multi-agency Community
Action Plan which leads to improved outcomes and quality of life for local
people. The partnership has 6 VCS partners including a local resident
association. Selective Licensing provides a key communication link with
landlords and tenant and working with the partnership to develop and improve
services to the area.
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5.1.7

5.2
5.2.1

The Selective Licensing Team has regular meetings with partners responsible
for tackling ASB in the Licensing area. They attend Safer Neighbourhoods
Action and Problem Solving (SNAPS) meetings, safer estates meetings and ad
hoc meetings to discuss urgent emerging trends and/or offenders. They agree
action plans on how best to tackle these problems. The team share information
swiftly to enable early intervention by enforcement agencies, the support
agencies and the landlord. It is recognised that ASB cannot be tackled by one
agency alone therefore this sharing of information is deemed invaluable by all
partners. The close partnership working between the agencies has secured
some extremely positive results in tackling ASB in the area and this in turn has
improved relationships and increased confidence in our abilities to tackle the
issues in the area. There are a wide range of tools and powers available to
tackle the range of behaviours, we strive to use the most appropriate course of
action to deal with the offender and offer support and resolution for the victim.
Licensing Aims and Objectives
The aim of the 2011-16 scheme was to raise standards within the private rented
sector with a view to improving the overall social and economic conditions in
the area to create a strong, healthy and vibrant neighbourhood. In order to
achieve this, a number of area objectives were identified in the original report.
•

To reduce the turnover of occupants to create stable communities.

•

To reduce the number of empty properties and the length of time they
remain unoccupied.

•

To reduce levels of anti-social behaviour.

•

To improve the physical conditions of the housing stock to ensure that they
are free from category 1 hazards as defined in the Housing Act 2004 so
as to protect the health, safety and welfare of the occupants.

•

To increase the number of properties which meet the decent home
standard, as well as meeting the accreditation scheme standard.

•

To improve the management of properties in the area.

•

To increase the value of residential premises.

•

To increase the number of landlords who are fit and proper and manage
their properties well.

•

To increase the number of tenants who manage their tenancy well.

•

To support the private rented sector in its provision of well-managed
properties and tenancies and assist those seeking to live and currently
living in private rented accommodation. Landlords and agents will be more
accountable for property management.

•

Clear explicit standards for landlords, agents and tenants in a properly
regulated sector.

•

Landlords and agents operating in the area are fit and proper and have
the ability to manage property.
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5.2.2

•

More effective control of monitoring properties

•

The provision of a framework for support, education and guidance
services for landlords and tenants.

•

Landlords and agents will be more accountable for the tenants who reside
in their property.

•

Landlords and agents will become more visible.

•

Tenants will become more aware of their responsibilities for maintaining
their tenancy

•

Tenants will become more aware that they must act in a responsible
manner and not be associated with anti-social behaviour.

•

Tenants will be made aware that failure to conform to standards will lead
to eviction.

•

Tenants are reference checked prior to occupation of property in the area.

•

A positive impact on tenants’ behaviour, following an awareness of the
difficulty in acquiring further accommodation coupled with improved
standards of accommodation.

•

Tenants will benefit from a guarantee of safe, healthy and well managed
housing.

•

Landlords and agents will benefit from a properly regulated sector, good
public image and confidence in housing management.

•

Bad landlords and agents will be forced to improve or will be forced out of
the area.

•

Exclusion of a licensee where there is evidence of harassment and illegal
eviction.

•

The profile and public image of the area and the sector is raised
encouraging tenants into the market and reputable investment.

•

The Authority will have more options to tackle problems within the area.

•

Residents will have an additional means of reporting a problem or issues
associated with a private rented property.

•

The interests of owners who live in the same area are protected.

•

Improve engagement with ongoing regeneration projects and developing
community projects.

The application process was designed to contribute towards these objectives
with applications approved subject to the applicant passing the fit and proper
person assessment and having in place suitable management arrangements.
The property also had to meet the licensing standards.
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5.2.3

It was recognised that landlords and agents within the licensing area were likely
to require support through the application process and to comply with the
licensing conditions. Both the Selective Licensing Team and Private Rented
Team provided this support.

5.2.4

Comprehensive guidance notes were produced to help landlords and agents
through the application process setting out the information required and
standards to be met.

5.2.5

Funding was also available through the Private Rented Service to help install
hard wired smoke detectors which was an additional requirement under the new
property conditions. Additional landlord training courses were also established
to help landlords to meet management standards.

5.2.6

Applicants were supported to comply with the licence conditions so that they
could make valid applications and be granted a licence to operate. In many
cases this was a lengthy process as property repairs and improvements were
required, safety checks had to be carried out and management procedures
were introduced.
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6.0

SELECTIVE LICENSING ASSESSMENT

6.1

Evaluation of the scheme focusses on two areas: firstly the impact on improving
the management standards and property conditions which affects the residents
living in these properties; secondly on the wider neighbourhood issues of low
demand and ASB based on the original aims and objectives of the scheme.

6.2

Property and management improvements

6.2.1

Property conditions are measured against the statutory minimum as defined in
the Housing Act 2004 that the housing stock should be free from category 1
hazards so as to protect the health safety and welfare of the occupants. In
addition to the legal standards the property is also assessed against the
licensing conditions.

6.2.2

The licensing scheme required the owner to submit an application which
included confirmation that their property complied with both the legal standard
and the licensing conditions. Privately rented properties in the Byker licensing
area were subject to a compliance inspection to verify the information given in
the application. Over the five years high risk properties were prioritised and
additional inspection further inspections would be required on change of license
holder on an existing private rented property.
Figure 3 – Property compliance inspection

Property inspections
Not inspected
22%

Inspected complied
18%

Inspected failed
60%

6.2.3

Only 7.1% of inspected properties were fully compliant on the first inspection.
The majority of properties required up to five further inspections before the
property was brought up to the required standard. The majority of properties
which failed to fully comply with selective licence conditions did so on minor
issues. Major non-compliances and category 1 hazards were addressed as
soon as they were identified.
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Figure 4 – Property inspection by number of visits

Properties inspected - compliance no.
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65
Count of Fourth
Inspection

1 9
Count of Fifth
Inspection
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6.2.4

Inspections were prioritised to focus on properties where there had been a
history of problems increasing the likelihood of multiple inspections and failure
to comply. New applications were received throughout the scheme which were
a combination of change in ownership and properties not previously identified
as private rented. Sometimes conditions at these properties were found to have
deteriorated so further inspections were required.

6.2.5

The inspection regime has increased the number of properties meeting the City
wide Newcastle Accreditation Scheme standard. A discount on the licensing
fee was offered when properties achieved accreditation standard during the first
6 months of Selective Licensing. Properties receiving empty property grants
were also required to meet the Accreditation standard, as a result 81 properties
have been accredited which is 20% of the private rented stock in the area.

6.3

To increase the number of landlords who are fit and proper and manage
their properties well.

6.3.1

Applicants submit a basic Disclosure Scotland Report (similar to Criminal
Record Bureau CRB check). Any council enforcement action taken against the
landlord would also be considered as part of the determination into fit and proper
status. If a landlord or agent did not meet the criteria they were offered support
to either achieve the standard and/or appoint an appropriate agent to manage
the properties. 9 applicants have been required to change their managing agent
after it was determined that they were not fit and proper to manage their
properties. Furthermore, Public Safety and Regulation made management
orders on 3 properties in the area due to there being no prospect of these
properties being licensed. 6 landlords were prosecuted for operating without a
licence.
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6.3.2

Landlords are encouraged to undertake regular training with courses available
through the Private Rented Service, National Landlords Association and other
bodies. 47 landlords have undertaken training opportunities with the Private
Rented Service averaging 9 hours each over the last 5 years. They were also
encourage to attend the Council’s regular Landlord Forum which now see
regular attendances by landlords from the licensing area.

6.4

To increase the number of tenants who manage their tenancy well.

6.4.1

This objective is difficult to assess as there is no simple indicator that can be
monitored. The licence process includes reviewing the landlord’s tenancy
agreements and management practices with a view to improving the quality of
service tenants receive. This included carrying out suitable referencing of
tenants to identify those most appropriate for the property and management
style. This has helped improve the number of tenants who are able to manage
their tenancy, as they are better informed of their rights and landlords are better
aware of the tenants’ requirements. Levels of anti-social behaviour have
reduced over the licensing period. The residents and landlords survey shows
that 97% of landlords have good/excellent relationship with their tenants and
69% of tenants satisfied with the landlord service (38% very satisfied). The
results show that the majority of both landlords and tenants seem satisfied with
their interaction with each other.

6.5

Low housing demand improvements

6.5.1

Byker was identified as an area of low housing demand which could improve as
a result of Selective Licensing in conjunction with other interventions. The
following four key indictors highlight the demand issues in the area and are
assessed on the changes since the introduction of licensing.

6.6

To reduce the turnover of occupants to create stable communities.

6.6.1

The original report stated that in 2007/8, 25% of private sector households had
at least 1 change of owner/tenant in a year and of these 10% of properties had
a turnover of 3 or more owners/tenants. The graph below shows the turnover
across the private tenure properties over the last five years for the Selective
Licensing area and the city.
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Figure 6 -Byker turnover rates for private properties %

Council Tax Byker private properties turnover %
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6.6.2

The graphs show an increase in the turnover for owners/tenants in the Selective
Licensing area with 69% of properties having no change in the year 10/11
dropping to 35% by the year end 13/14. This follows a similar trend to the
citywide turnover which has seen a drop from 81% to 62%. The higher levels
of turnover in the Selective Licensing is expected as 50% of the private
properties are private rented compared to the city average of 22%.

6.6.3

These results show that the area continues to have high turnover rates and that
there has been no significant improvements following the introduction of
Selective Licensing. There has been a significant change in the benefit system
and the national housing market which has a much greater influence over
turnover rates masking any improvements that selective licensing may have
had on turnover rates.

6.7

Empty properties

6.7.1

In April 2011 there were 90 private properties vacant of which 35 were long term
vacant. This slowly increased up until March 2013 and since then has started
to drop. Although the actual number of empty properties is similar now to that
at the start of the scheme, there has been a signifcant reduction in the number
of problimatic voids and the length of time they remain vacant has reduced.This
has significantly improved the visual appareance of the area.
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Figure 8 - To reduce the number of empty properties and the length of time
they remain unoccupied.

Byker Non Council Empties %
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6.7.2

The area was designated as an Empty Homes Cluster area, in June 2012,
receiving additional funding and resources to proactively tackle empty homes.
Over the last three years through direct action by the council, 29 properties
which were empty for over a year and have now been reoccupied and a futher
17 which had been empty for between 6 months and 1 year. Assistance
included providing grants/loans to 20 properties totaling £101,400, with owners
contributing a further £86,400 towards renovating the properties to Selective
Licensing and Accreditation Standards.

6.7.3

The Empty Homes Cluster project worked closely with the Selective Licensing
Team with licensing providing contact details for empty properties and sign
posting landlords to the financial assistance available. Joint events have taken
place with memebers of both team promoting the support and assistance
available for property owners in the area. The property inspections for empty
homes assistance included a Selective Licensing requirements and applicants
could not access the grants until a vaild licensing application was submitted.
Selective Licensing increased the access to landlords, which has allowed the
Empty Homes Team to have meaningful discussions with the owners on empty
properties, increasing take up.

6.8
6.8.1

Rent Deposit Scheme
The Private Rented Service offers a vertual bond to cover the up front deposit
required to rent a property for people who can not afford the deposit. As part of
the process the propsective tenant is vetted by the services and information
provided to the landlord who acceptes them on the vertual bond. High demand
for RDS highlights the low incomes in the area, the willingness for tenants to be
vetted and landlords willing to work with the Private Reneted Service. The
graph below shows a high demand for the services with the drop in numbers in
the last couple of years have been due to capacity constraints in the RDS team
rather than a drop in demand from tenants.

Byker Selective Licensing Scheme: Evaluation Report April 2016

19

Figure 9 – Rent Deposit Scheme deposits issued.
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6.8.2

The higher level of enagement with Council services is also reflected in the
stakeholder survey with 57% of license holders accessing help from the Private
Rented Service up from 42% in 2010.

6.9

To reduce levels of anti-social behaviour.

6.9.1

The table below shows the number of ASB incidents that have been reported
to the police in the Selective Licensing area. There is a clear downwards trend
in the figures in the area with a 60% reduction in the number of incidents in
20013/14 compared to 2009/10.
Figure 10 – Reported Anti Social Behaviour incidents
ASB (Northumbria Police CSDS data)
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6.9.2

There has been improvements in ASB across the licensing area following the
city wide trend. Although overall levels are higher than the city average and
there are higher fluctuation in the number of complaints in Byker. The ASB
incidents are not recorded by tenure so it is difficult to conclude that Licensing
has directly helped reduce the levels. When ASB has been attributable to
tenants from private rented properties Officers from Public Safety and
Regulation (PS&R) have engaged landlords straight away and worked with
them to resolve any issues. Licensing has resulted in greater co-operation and
better quality of management of the properties. Mandatory referencing of
tenants had also helped to prevent and resolve ASB issues.

6.9.3

General crime levels within the area have followed the city average with gradual
downwards trend. Overall Licensing has not significantly altered the crime
figures for the area although as with ASB the licensing scheme has improved
the communication between the landlords and police with contact details readily
available.
Figure 10 – Total Crime (Northumbria Police CSDS data)
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To increase the value of residential premises.

6.10.1 Over the last five years less than 3% of properties are sold annually and
numbers sold have dropped slightly in the last couple of years. House prices
have dropped over the last 2 years, more than the city average, although due
to the small numbers of sales it is difficult to assess whether this is due to a
market forces or actual condition and size of the properties sold.
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Figure 11 – Average property prices (sales)
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Table 3 – Average property prices by year

2010
2011
2012
2013
2014

Average of price No.
paid
properties
£57,243
25
£56,502
29
£57,150
20
£49,308
19
£49,589
19
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6.11.

Council Requests for Services

6.11.1 The following two graphs show request for services which include complaints
related to ASB, noise, housing conditions and environmental request such as
fly tipping, rubbish, over grown gardens and street environment. The first
showing complaints received by housing, environment and ASB and the second
graph focusing on just environment complaints.
Figure 12 - Request for services to Council departments
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6.11.2 Council complaints show request for services related to properties and shows
that in Byker OT there was an initial drop complaints but have remained
relatively constants. In Allendale South (AS) there has been a slight drop.
Figure 13 - Requests for environment services
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6.11.2 Environmental complaints has seen a significant drop in complaints at the start
which have now levelled off in Byker OT with Allendale South remaining
constant. The reduction in noise complaints is the main reason for the reduction
in complaints with litter and rubbish issues still remaining a key complaint for
both area.

6.12

Assessment summary

6.12.1 Selective Licensing has resulted in improvements to the management
standards and physical conditions of the privately rented properties in the area
Applicants have completed over 400 hours of training, introduced better
reference checking and implementation of ASB procedures.
6.12.2 Rubbish in gardens, overgrown gardens and anti-social behaviour was
highlighted by Members and residents as a problem requiring action based on
enforcement and education. During the final year of the scheme additional
resource has been allocated to the area to tackle these issues. Working
intensively with landlords, agents and residents as well as partners such as
YHN, environmental conditions have improved.
6.12.3 Many license holders have shown a willingness to work with the licensing team
throughout the process and have accessed additional support services helping
to increase the effectiveness of the scheme.
6.12.4 The assessment on how licensing impacted on low housing demand is less
clear with turnover, house prices, and empties remaining at similar levels and
as a result the area continues to suffer from low demand. Although we have
seen significant improvements in the levels of ASB, environmental conditions
and a steady improvement in property and management standards these have
not had a significant impact on demand which remains low. National influences
such as the housing crash, welfare reform, and government cuts have a greater
effect on demand and mask the positive contribution Selective Licensing has
had on the area.
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7.0

CONSULTATION

7.1

Throughout the licensing period the Licensing Team has engaged with
landlords and residents discussing concerns and issues raised. This has
included regular attendances at Council’s landlord forum, residents meetings,
meetings and other community events.

7.2

The evaluation of the current scheme began in October 2015 with formal
consultation starting in November and running until the end of January 2016.
This included a questionnaire which was sent out to all landlords, residents and
50 stakeholders with an interest in the neighbourhood. A new drop in service at
the St Martins church to allow stakeholders to discuss issues with staff face to
face.

7.3

Officers attended local residents groups, community forums and the licensing
team have encouraged landlords to submit their comments and survey forms
as they have carried out their normal duties.

7.4

A landlords consultation event was held in the November 2015 to present the
finding to date and provide an opportunity to hear their views on the licensing
scheme. All license holders were invited to the meeting and 12 attended as
well as the local National Landlords Association officer.

7.5
7.5.1

Landlords Survey Results
A survey of landlords was undertaken in October 2015 seeking their views on
the impact Selective Licence was having on the area over the last four years.
Surveys were sent out to all 132 landlords/agents who had submitted licensing
applications, with 39 landlords responding. Those who responded were a mix
of the smaller landlords with one or two properties and larger landlords with up
to 35 properties managing a total of 222 properties which is 54% of the private
rented properties in the licensing area.

7.5.2

The current survey results are able to be compared against a similar survey
undertaken as part of the original Byker assessment in 2010 which will help
gauge the change in the area over the period of the scheme. We are also able
to compare the responses to the Greater High Cross end of scheme survey,
undertaken in 2015.

7.5.3

Landlords were asked how satisfied they were with the area with 40.5%
expressing dissatisfaction with the area and this is down on the initial Selective
Licensing consultation in 2009 where it was 61%. Landlords in Byker are almost
twice as likely to be satisfied with the area than landlords from Greater High
Cross.
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Figure 14 – Landlord – How satisfied are you with the neighbourhood %
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They were also asked what impact licensing had on eight key neighbourhood
issues. In all cases landlords’ majority opinion was that there had been no
change in the last four years since licensing was introduced, followed by don’t
know. Only three categories internal and external property condition along with
area appearance categories had higher positive views with about a quarter of
the landlords stating there had been some improvements. As stated in the
evaluation section the wider local and national actions mask the positive
benefits of licensing and it is difficult to assess the preventive work which is not
visible to the general public.
Table 4 – How successful has selective licensing been at reducing the
following (Landlords)

Turnover of tenants
Empty properties
Anti social behaviour
Internal
property
conditions
External
property
conditions
The management of
properties in the area
Private rented tenant
behaviour
The appearance of
the area

Successful

No
Change

Un- successful

Don't
Know

10.5
11.4
16.7

50.0
37.1
30.6

15.8
22.9
27.8

23.7
28.6
25.0

26.3

36.8

13.2

23.7

21.1

36.8

0.0

13.2

13.5

35.1

13.5

37.8

13.2

39.5

21.1

26.3

23.7

31.6

36.8

7.9
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7.5.5

Landlords were asked to rate their property condition and 86% of landlords
rated their properties as good or excellent (slightly up from the 2010 survey at
81%). Landlords in Byker and Greater High Cross both had similar opinion on
the condition of their properties. Resident’s survey showed that 61% private
tenants rated their property as good or excellent.
Figure 15 – Landlord – Condition of your properties %
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Landlords were asked about their relationship with their tenants and 98%
thought they had excellent or good relationships with their tenants (93% in
2009). The resident’s survey showed that 67% of private tenants rated their
landlord as good or excellent. There has been a small improvement in the
relationship with tenants in the four years and levels are higher than Greater
High Cross.
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Figure 16 - Describe your relationship with your tenant
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Landlords were asked how they sourced their tenants with the majority using a
combination of methods including letting agents, PRS, word of mouth and
internet. They were also asked how they referenced their tenants and again
most landlords used a combination of measures with 35% saying they did
themselves followed by a letting agent.
Figure 17 – Landlord - how do you reference your tenants?
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There has been an increase in the proportion of Landlords accessing the
services available through the Private Rented Service up from 42% to 56%.
Landlords will use multiple services with help finding tenants, general advice
and tenant vetting accessed the most.
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Figure 18 - Landlords – Private Rented Services, services used
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The landlords were asked if licensing should continue with 73% saying no. This
was a significant increase in the proportion of landlords not wanting licensing.
The high no response is similar to the response from Greater High Cross at the
same period in the licensing scheme.
Figure 19 – Landlord should Selective Licensing continue for a further 5
years?
The current Selective Licensing scheme is due to end in September
2015 do you think it should continue for a further 5 years.
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7.5.10 The landlord survey clearly shows that the landlords consider that their
properties are in good condition and they have a good relationship with their
tenants. They think that selective licensing has made little impact on the
neighbourhood and the majority, 75% are against the scheme continuing.
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7.5.11 The survey provided free texts boxes to comment on the impact licensing had
on the neighbourhood, with the most common comments based around license
holders not seeing any significant improvements in the area and therefore they
thought the scheme was not successful.
7.6

Residents Survey Results

7.6.1

The 2015/16 resident’s survey response rate was similar in 2010 survey (110
responses). The split between the different tenure is higher for owner occupiers
and lower for private rented when compared to the actual area tenure split.
Figure 20 - Residents response by tenure
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Residents were asked if they were aware of the Selective Licensing Scheme
almost half (44.3%) were aware of the scheme. Greater High Cross responses
in 2015 showed a higher awareness 59% of residents were aware of licensing.
By tenure it was the owner occupier sector that had the greatest awareness
with only 30% of private rented tenants being aware that their homes was
subject to licensing regime. We would have expected the tenants to have
greater awareness as they are directly affected and the License Holder is
required to display a notice in the property informing the tenant that the property
is subject to licensing conditions.
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Figure 21 - Did you know the area was covered by Selective Licensing
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Residents were asked how satisfied they were with the area with 52.4% of
residents being very or fairly satisfied which was an improvement from 43% in
2010. Although they are less satisfied with the area compared to Greater High
Cross.
Figure 22– Resident – How satisfied are you with the neighbourhood %
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7.6.4

Experience of ASB has raised slightly with 70% of residents saying they had
experienced ASB in 2015 compared to 65% in 2010.
Figure 23 – Resident – experienced problems with ASB
Experienced any problems with anti-social behaviour in the
last four years
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The resident’s found it difficult to assess the impact licensing had on the area
with a large proportion ticking don’t know. The areas where residents felt they
could comment on was ASB, tenant behaviour and conditions of the properties
in all these areas they thought licensing made no change or was unsuccessful.
Table 5 – How successful has selective licensing been in reducing the
following (Residents)

Turnover of tenants
Empty properties
Anti social behaviour
External
property
conditions
The management of
properties in the area
Private rented tenant
behaviour
The appearance of the
area
7.6.6

No
Successful change
14.7
20.6
17.7
25.0
16.7
27.1

Un
successful
12.7
13.5
22.9

Don't
Know
52.0
43.8
33.3

17.2

32.3

21.2

29.3

13.1

26.3

17.2

43.4

17.5

29.9

21.6

30.9

16.0

38.0

29.0

17.0

Residents satisfaction with the condition of their property has remained the
same at 61.6%. This is similar to Greater High Cross private rented tenants
response in 2015.
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Figure 24 – Resident – How do you rate the condition of your property
(private tenants only)
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Tenants were also asked how they found their properties with almost a third
using the Private Rented Services. Only 15% found the property through word
of mouth compared to almost half in Greater High Cross this could indicate that
the landlords are using more structured methods to find tenants and are more
likely to undertake the relevant checks before taking on a new tenant.
Figure 25 – Resident – How did you find your current property (private
tenants only)
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Tenants were also asked whether their landlords asked for a reference with
61% responding that they did which is higher than Greater High Cross.
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Figure 26 – Resident – Did your landlord ask you for references
Did your landlord/agent asked you for references before
renting the property to you (PR only)
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Tenants were also asked to rate their landlords with only 15% of private rented
tenants dissatisfied with their landlord which is a similar response to YHN
tenants. This was lower than Greater High Cross where 31% of private rented
tenants were dissatisfied by the service provided by the landlord.
Figure 27 – Resident – Satisfaction of overall service of your landlord.
how satisfied or dissatisfied are you with the overall service provided by
your landlord
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Although there is a perception that Licensing has had little impact on the area,
81% of residents are still in favour of extending the scheme for a further five
years. This was lower than at the start of the scheme in 2010 but higher than
Greater High Cross at 78%
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Figure 28 – Residents – should selective licensing continue for a further 5
years
Selective Licensing, do you think it should continue for a
further 5 years.
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7.6.10 The resident’s responses show that residents awareness of the scheme is
relatively low at 44% with less than a third of private rented tenants being aware
of the scheme. This is reflected in the responses to the how successful the
scheme has been with a high number of residents ticking the ‘Don’t Know’ box.
Across all categories the lowest response was for “licensing had helped improve
the area”.
7.6.11 There has been little change in private tenant’s perception on the condition of
their property from the 2010 survey. We know that property conditions have
improved through the licensing inspection regime and the works required to
bring the properties up to licensing standards over the last 4 years. The tenants
responses are likely to be due to the tenants on average occupying the property
for just over 6 months compared to almost 5 years for a YHN tenant and
therefore finding it difficult to answer this question.
7.6.12 The neighbourhood statistics in the previous chapter show that levels of
reported environment and ASB problems has reduced over the licensing
scheme but this has not been reflected in the resident’s responses. The overall
neighbourhood satisfaction level did raise slightly to 52.4% but is still lower than
Greater High Cross (61%) and there was also an increase in percentage of
residents experiencing ASB (70%).
7.6.13 Residents were asked, do they want the scheme to continue and 81%
supported continuation. Based on the low awareness of the scheme and
residents unable to see much improvements in the area related to the scheme,
there is still a high amount of support for Licensing. This seems to be concept
driven on the residents perception that landlords are bad and should be
regulated in general, rather than based on their local experience.
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7.7

Stakeholder Survey

7.7.1

A stakeholder survey was sent out to 36 organisations including local
businesses, shops, local community groups and statutory agencies.

7.7.2

Only 6 surveys were completed by 2 local businesses, 3 community
organisations and YHN.

7.7.3

Their responses were similar to the residents with the majority unable to assess
the impact of the scheme on the area but all would support the scheme
continuing.

7.7.4

It is clear from the consultation results that stakeholders perception of Selective
Licensing is that the scheme has had little impact on neighbourhood over the
last four years. Although both groups indicate that there have been
improvements in the physical state of properties and increase satisfaction with
the neighbourhood and improvement with the landlord/tenant relationship.
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8.0

EVALUATION

8.1

This evaluation of the selective licensing scheme has examined the
performance of the scheme against the stated aims and objectives in order to
determine whether there is sufficient evidence to justify the implementation of a
further scheme in this area.

8.2

Improving Property and Management Standards: There is evidence to show
that management and property standards have improved in order to comply
with the imposed licence conditions. Improvements have been secured through
the application process, mostly without the need for formal enforcement action.
Licence holders from this area are actively involved in the landlords forum and
many have increasingly accessed council support services to help implement
and maintain improvements.

8.3

Increasing Housing Demand: Housing demand indicators such as house
prices, turnover and the total number of empty properties has not changed
significantly during the scheme although the number of problematic, long term
empty properties has decreased. Property prices remain low. During the course
of the selective licensing designation there has been a recession which has had
a major impact on the housing market making it difficult to assess the impact of
licensing on housing demand. During consultation landlords reported that the
area had become stigmatised by the designation which discouraged both
landlords and tenants from investing in the area.

8.4

Reducing crime and anti-social behaviour associated with tenants from
private rented properties: Recorded levels of crime, ASB and Environmental
complaints have been steadily decreasing and are now close to the city average
indicating that the area is improving. Levels of neighbourhood satisfaction
reported by both licence holders and residents has increased and there has
been a downwards trend in the number of crime, ASB and environmental
complaints.

8.5

Improving the Environment: Environmental issues which have always been
one of the main cause for concern among licence holders and residents. In
addition to the introduction of licensing the Council has supported and
encouraged tenants and residents groups to report issues. As a result there
have been significant improvements in incidents of fly tipping and overgrown
gardens. Joint working with partners has seen greater community involvement
and behavioural changes are evident. There is evidence to suggest that
licensing helps with landlord engagement in dealing with environmental issues
more expediently and encourages sustained improvements.

8.6
8.6.1

Conclusion
Licensing was introduced to tackle low housing demand and to contribute to an
improvement in the social and economic conditions but there is little evidence
to suggest that it has been successful in tackling these issues. This is reflected
in the Building Research Establishment paper (January 210) “Evaluation of the
Impact of HMO Licensing and Selective Licensing” commissioned by the
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Communities and Local Government. The report notes that selective licensing
is a long term strategy and will not provide instant solutions.
8.6.2

Selective licensing has however made a positive contribution to the reduction
in anti-social behaviour, the improvement in property conditions, management
standards and to the external environmental of the area.

8.6.3

The landlords management standards are improving and there is increased
engagement with services by the landlords across the area. Further actions are
required to continue to improve the properties standards as the majority of
properties still require further minor works to fully comply with the licensing
standards.

8.6.4

Since the introduction of Selective Licensing the area has seen additional
resources targeted to the area including empty homes grants and the
development of the new Byker Old Town Partnership. The partnership brings
together residents and stakeholders in a more active role in supporting and
developing the neighbourhood. The new partnership was constituted in
December 2015 and has already submitted funding bids to bring new services
to the area. It is expected that the Partnership will take a leading role developing
community engagement, helping to target existing services and securing
resources to support improvements for the neighbourhood. The licensing
scheme provides a strong communication link between the partnership,
landlords and tenants which has and will help support the continued
development of the partnership.

8.6.5

The private rented market in this area is in constant change with turnover of
tenants and landlords selling and buying properties often for cash. As a result
in a relatively short period of time quality of the private rented stock can change
significantly. If Selective Licensing is withdrawn from the area the low house
price levels and low rental levels will attract landlords with poorer management/
and or limited resources back into the area. This will result in deterioration in
the management and property condition which will compound the current low
demand and neighbourhood issues.
The area is meets following requirements under the Housing Act 2004.
•
•
•
•
•
•

8.6.6

Area suffers from low demand
Contains a high proportion of private rented properties
Private rented properties are occupied under assured tenancies or
licences.
Licensing will contribute to an improvement in general housing conditions
in the area
The area is suffering from high levels of deprivation and licensing will
contribute to a reduction.
The area is suffering from high levels of crime and licensing will
contribute towards a reduction in the level of crime.

It is therefore proposed that Byker Selective Licensing Scheme be designated
for a further five years.
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9.0

LICENSING PROCESS

9.1

Licensing Conditions

9.1.1

The existing licensing conditions can be found at appendix 2. The mandatory
conditions are prescribed by schedule 4 of the Housing Act and remain
unchanged. The council has discretion to add additional conditions, these have
been reviewed and significant changes made to deal with issues which are of a
real concern to the community living in the area. There are 42 proposed
conditions, a full list is found at appendix 4. The conditions cover many issues
including ensuring that the property is managed correctly, complaints of antisocial behaviour are dealt with appropriately, rubbish is managed effectively
and safety certificates are up to date and made available to licensing team.
They are more prescriptive than those in the original scheme and are intended
to ensure that the standards expected in a licensed property are clear. Licence
holders will be advised that conditions must be adhered to and that failure to do
so may result in prosecution and an unlimited fine if found guilty. In extreme
cases the council can apply for a management order take over the management
of a property and landlords may risk losing their property for up to 5 years.

9.1.2

It is proposed to implement powers to deal with ASB in the Anti-Social
behaviour, Crime and Policing Act 2014 in conjunction with the licensing regime
to make tenants more accountable and to require landlords to effectively
manage their tenants ASB.

9.2

Licensing Procedures

9.2.1

It is intended to streamline the licensing application process to speed up the
application and approval process. Landlords will be advised if a further scheme
is to be introduced and will be sent an application form with clear guidance about
how to apply for a licence and what the timescales for implementation will be.
Less documentation will be required to be submitted with the application form.

9.2.2

Applications will not be considered valid unless they are properly completed and
provide all of the necessary declarations and documentation. Full payment will
be required with the application. Applications which are not valid will be returned
and the property will not be licensed. Applicants will be reminded that renting a
property in designated selective licencing without a licence area is a criminal
offence. Enforcement action will be taken in accordance with the Public Safety
and Regulation Enforcement Policy in order to promote and secure compliance
with a regulatory system and to ensure offenders are held to account.

9.2.3

Failure to properly apply for a licence while renting out a property in the
designated area could lead to a prosecution and an unlimited fine if found guilty.

9.2.4

Once licences have been issued compliance visits will be carried out to ensure
that licence conditions are being complied with.

9.3

Fees

9.3.1

The existing Selective Licensing fees were determined in line with the basic
costs that the Authority was likely to incur, in relation to the development,
implementation and delivery of the proposed scheme. Consideration was taken
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in respect of the low demand and as a result were subsidised to keep fees at
an affordable level for the landlords. Setting the fees at a level to be selffinancing would have been disproportionately prohibitive and would have
impacted on the economic viability of landlords in the area due to the low rental
income and low demand.
9.3.2

The fees were set at similar levels to the existing Gateshead schemes and
included discounts which aimed to improve the take up of accreditation and
membership of the National Landlord Association and encourage early
applications.

9.3.3

Fees were previously structured in the following way:
Standard Fee for a duly made application within the first 6 months of
£400
the scheme
Standard fee for a duly made application after initial 6 month period

£500

Discount for membership of the NLA or other nationally recognised
£75
landlord association/scheme
Discount for accredited property in the first 6 months

£150

Reduction in fee for subsequent application

£40

Administration charge for each incomplete application submission

£40

Administration charge for second stage notification of breach of licence
£50
conditions

9.3.4

The initial Selective Licensing team consisted of 2 dedicated Environmental
Health Officers (EHO’s) with support from the existing administration team.
Currently there is 1 dedicated officer with support from team manager, admin
and officers working in the east continue to offer support when needed.

9.3.5

The estimated cost to the Council to run the Licensing scheme is £310,000,
based on the cost of 1 EHO, 1 part time technical officer, administration support
and management support for the 5 year period. The projected income from the
scheme based on 400 properties to be licenced is between £164,000 and
£204,000. The Council propose to continue to subsidise the scheme and only
apply a 10% increase in the fees. Discounts will be available to landlords with
more than 1 property in the area and to those who hold membership of a
recognised landlord accreditation scheme. Rather than impose a financial
penalty for failing to comply with the licensing regime it is proposed to promote
fair trading by taking appropriate enforcement action.
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9.3.6

New fee structure
Standard fee for a valid application

£550

Reduction in fee for subsequent application

£40

Reduction in fee for membership of the NLA or other nationally
£100
recognised landlord association/scheme
9.3.7

All license holder were written to in February 2016 outlining the proposed
changes to the licensing condition and application fees and provided a further
opportunity to comment. Two response were received and have been included
in the Appendix 1.
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APPENDIX 1- CONSULTATION SURVEY RESULTS
LANDLORD REPOSNES

Landlo d

How
long
have
you
owned
or
Overall, how satisfied or dissatisfied are you with
managed
property
in neighbourhood?
the Selective
Licensing
area?

39

6 .25

%

12.55%

Very
Satisfied

Fairly
Satisfied

Neither
satisfied nor
dissatisfied

Fairly
Dissatisfie
d

Very
Dissatisfi
ed

5

15

3

8

7

13.16%

39. 7%

7.89%

21.05%

18. 2%

Please describe the condition of your Are you a member of the National
property/properties in the Selective Licensing Landlords Association or any
other recognised landlord body?
area

Excellent

Good

Satisfactory

Poor

Very Poor

Yes

No

1

19

5

0

0

21

16

36.8 %

50.00% 13.16%

0.00

0.00

56.76%

3.2 %

Do you use any of the services provided by the Newcastle Private Rented Service?

Do not
use any

Tenant
Finder

Bot
aware
of the
PRS

17

11

1

12

11

28.21%

2.56%

30.77%

28.21%

3.59%

Advice
service

Tenant
vetting

Website

10.26%
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Landlord
forum

RDS

6

9

10

15.38%

23.08%

25.6 %
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Do you use any of the services provided by the Newcastle Private Rented Service?

ASB Tenants

Eviction/Notices

ASB Other

7

5

8

17.95%

12.82%

20.51%

Disrepair

Empty Homes

13
10.26%

33.33%

HOW SUCCESSFUL HAS SELECTIVE LICENSING BEEN IN REDUCING

Turnover of tenants
Successful

10.26%

Empty properties

No
change

Unsuccessful

Don't
Know

19

7

9

17.95%

23.08%

8.72%

Successful

11.11%

No
change

Unsuccessful

Don't
Know

13

9

10

36.11%

25.00%

27.78

Anti social behaviour
Successful

No
change

Unsuccessful

Don't
Know

6

11

11

9

16.22%

29.73%

29.73%

2 .32%

HOW EFFECTIVE HAS LICENSING HAS BEEN IN IMPROVING

Internal property conditions

External property conditions

Successful

No
change

Unsuccessful

Don't
Know

Successful

No
change

Unsuccessful

Don't
Know

10

1

6

9

8

1

12

5

25.6 %

35.90%

15.38%

23.08%

20.51%

35.90%

30.77%

12.82%

The management of properties in the area

Private rented tenant behaviour

Successful

No
change

Unsuccessful

Don't
Know

Successful

No
change

Unsuccessful

5

13

6

1

5

15

9

13.16%

3 .21%

15.79%

36.8 %

12.82%

38. 6%

23.08%

Byker Selective Licensing Scheme: Evaluation Report April 2016

Don't
Know
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25.6
%
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The appearance of the area
Successful

No
change

Unsuccessful

Don't Know

9

12

15

3

23.08%

30.77%

38. 6%

7.69%

The current Selective
Licensing scheme is
due
to
end
in
September 2015 do you
think it should continue
for a further 5 years.

Yes

No

10

29

25.6 %

7 .36%

How many
properties
do
you
own/manage
in total?

How
many
properties do you
own/manage
in
total
in
the
Selective Licensing
area?

In the Selective
licensing Area what
is
the
average
length of tenancy?

1786

232

28.20

6

28

6

Do you
Own
property

the

Manage
property

the
Other

Other
(Text)

32

9

1

0

76.19%

21. 3%

2.38%

0.00

How do you normally find tenants for your property/properties?
Word of mouth

Letting Agent

Internet

PRS

Advert

Other

Other
(Text)

18

16

12

8

3

1

0

25.71%

22.86%

17.1 %

11. 3%

1. 3%

0.00

.29%

How do you reference your tenants
Do
yourself

it
PRS

Web
based
company

NLA

Letting agent

20

13

1

2

15

36.36%

23.6 %

1.82%

3.6 % 27.27%
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7.27%
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How would you describe your relationship with your tenants?

Excellent

Good

Satisfactory

Poor

Very Poor

15

21

1

0

0

56.76%

2.70%

0.00

0.00

0.5 %

Please tell us why your
are
satisfied
or
dissatisfied
with the
neighbourhood
Less troublesome tenants
therefore much easier to
attract better quality tenants
less issues including rent
arrears
The area has not improved
due to the scheme ASB is still
high
The area has improved since
the scheme started but is still
run down and there is still ASB
it looks like there are a lot of
problem families around
people are drinking alcohol
out on the street. I have been
burgled twice some of the
properties still do not have
fences.

Problem Still the same tenants
in social housing causing
them, with what seems to be
no come back drug dealing
even murders so why do we
have to pay for license

Many private properties are
not being kept in reasonable
conditions ie gardens and
rubbish left outside

Please tell us why you
think licensing should
continue or stop

Even if it is going to cost me
money it works - don't stop it
if it works
No improvement to the area
by scheme, where did the
fees go

Do you have any additional comments on
the impact that Selective Licensing has
had on management and condition of
properties and the neighbourhood?

great Staff, helps a lot, help evicting troublesome
tenants faster would be a major breakthrough if
you could agree lobby the government

The area would definitely
suffer without it

The majority of properties need attention

Although
it
made
a
difference internally outside
the properties are still very
poor and there are still
problems
with
tenants
around.

Some internal improvements but not much else
outside and in the neighbourhood

waste of time as social
housing causing problems
just paying for nothing cost
to me of £1500 council tax
for long term empty
property

It has had no effect on the area where my
properties are. No decent people want to live
there drug dealing fighting in the street, rubbish
in gardens, broken doors window, its still
disgraceful. Have you been to Scarborough Road,
social housing and have to pay 150% Council Tax
is disgusting I don't want that type of people the
Council vetted for me years ago.

I think it should continue
with landlords who have
more than on property.

As I said earlier landlords with more than one
property should be licensed and more pressure
should be placed on them to make sure there
tenants are looking after the properties and not
running the area down.
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myself and my landlords have
invested £2m buying and
renovating over 30 properties,
bring them up to a good
standard
and this has
attracted better tenants

Only a small fraction of
landlords
have
been
prosecuted
and
the
legislation was already in
place to do this

Area seems to be deteriating

Not worth the cost

my street Benson Road is fairly
quite and the neighbours are
good people

We have already paid £500
for our area for the licensing
scheme and the council
should move on to a new
area as a pensioner it is hard
enough to get by without
paying this fee.

It does not matter what the householders in the
area vote on the council will bring this new tax on
us, its time you the council moved on to a new
area and stopped taxing us, as a pensioner it’s a
struggle to get by normally without this added
burden, I hope you act on my comments but i very
much doubt it.

Never had any problems

It has done its job

I would not buy in a selective licensing area again
two much time needed and cost

Area fine, tenants poor

Just a profit centre for the
Council

Total waste of time for landlords such a myself
that use agents, licence the agent not the owners.

I feel it is essential in order to
maintain the area at its
current standard I believe a
further 5 years would
provide improvements

Having attended forums on this subject, I feel in
general landlords don't fully understand how
much selective licensing benefits them. The
Selective Licensing Team prevented a problem
tenant moving into the flat above the one I own.
This would of undoubtedly lead to me loosing my
excellent tenant. Whist £500 is a large amount of
money to and for the fee, it would have cost me
much more had I lost my tenant.

This scheme addresses and
imposes
demands
on
landlords
and
their
properties however the
problem is caused by the
residents and this is not
addressed.

As mentioned before the problem are social and
the scheme does not cover that, abetter targeted
initiatives is required

The good work needs to
continue

I think Selective Licensing is important in
preventing ASB It helps to protect owner
occupiers who suffer sometimes at the hands of
ruthless landlords.

I do not believe that anything achieved in the last
5 years could not have been achieved with the
existing legislation. Therefore the Selective
Licensing has only added to the landlords
problems.

I have not noticed a positive or
negative impact on the area

I think the area has
deteriorated since purchase.
However I do think the
Selective
Licensing
is
preventing it from detreating
further
Never had any issues

There is a lot of crime and ASB
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The area has not improved in
the years property remains
difficult to sell or rent
Since Selective Licensing has
been in the area has not
improved it has gradually got
worse the overall look of the
area does not lend itself to any
decent person wanting to live
there I believe if the council
installed ally gating in the back
lanes this may stop ASB.

The area has been ok never
had a problem with it. I fail to
see why it is just a few streets
that fall into the licence area

There are still overgrown
gardens and properties that
look uncared for lots of graffiti
an walls garage doors untidy
back lanes
This should be for the bad
landlords not for good ones as
well
Fencing and walls down
rubbish in yards not cleaned
up

If the high standards are for
all then that is good, don't
think the high cost should be
applied to existing members
Responsible landlords like
ourselves do not need SL and
there
has
been
no
improvements.

I don't think continue with a
further 5 years will make any
difference as the last 5 years
have made the area worse

As stated above I don't know
why its just a few
streets/properties
Save the costs. It is a waste of
time. It is a sledgehammer to
crack a walnut solution. If
ever there was a time to
dispense with needless
expenses, it is now. I'd rather
you saved the local library or
filled in the potholes in my
street.
I just feel good decent
landlords
are
being
penalised for a small
minority
I have ticked successful
however there should have
been a box for some
improvements as there is
more to do.
It is too expensive for licence
fee

When the scheme was initially launched we did
everything asked to get our property up to
standard and paid the license fee it was along time
before we received our license, yet we had threats
of large fines if we did not act quickly.

I feel that this was a costly exercise that was not
necessary for both ourselves and you.
When I first so tatted to rent my property I was
able to rent to professional. Since selective
licensing I am only able to rent to housing benefit
because the area is so bad professional do not
want to rent in the are. I am constantly having to
contact yourselves due to the state of the back
lanes eg rubbish and ASB. I have had to install
security cameras to the front and back of my
property.
I try to manage my property the same most of my
tenants have been with me for years. Some home
owners in the selective licensed streets try to use
the scheme as a ransom. I keep all my properties
in good repair so scheme is no use to me.

No effect, no point

Yes the properties in the selective licensing have
improved.

It does not make a difference
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the area is obviously
benefitting from the scheme

We bought the flat in the hope
that the area would improve.
This has not happened
never had any real problems
with the area.

Area looks
neglected

unkempt

and

All of my properties are
accredited lots of private
landlords do not look after
their properties. The garden
walls are a disgrace.

Tenants do not pay their rents
on time or not at all and
neighbours do not really come
for other properties for
example I own a upstairs flat
and people on the downstairs
flat have broken my fence

It has not improved at all you
have 5 years to sort it out you
have failed.

They
have
been
improvements. I would like
to see this stigma removed
from the area.
Its
pointless
and
bureaucratic

The scheme should approach
absent landlords to conform
because it should include
every landlord not just a
selective few

In the last year my direct knowledge of the are has
been with that period)
I see physical
improvements clean up to the area and talking to
locals despite the troublesome issues still existing
hear of general improvements.
Because of the blight attached to Selective
Licensing most owner/occupiers have moved out
of the are. House prices have dropped. License
have been granted without the properties being
inspected. The money wasted on these could
have been spent on improving properties.
It had no impact
It is imperative that an official body overseas
landlords in the area due to the absent landlords
who have no idea how run down their properties
are and take no notice of neighbouring
responsibilities landlords whose property are
affected by theirs

The street seen quite and
poor landlords are being
exposed

I really think some environmental works would
improve the area support to do walls and gardens.
I think some NCC involvement with lettings would
also help, I use PRS

As long as tou don't hit
landlords in their pockets

I feel that peanuts are cracked with sledge
hammer in our case as we are in the heart of the
Selective area and yet some landlords still don't
have a licence!! And operate below the radar.

It is costing landlords it does
not seem to make and
difference to the area.

It has neve improved any
external appearance in the
area

Byker Selective Licensing Scheme: Evaluation Report April 2016

None at all the properties that are in disrepair
have got worse in Irthing Ave and Chatsworth
Gdns. I have asked the question on many times
about the appearance of some properties and get
told the Council does not have the power to make
owners tidy the properties I have not seen any
improvements in any aspect at all a complete
waste of money
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Licensing has stigmatized the
area putting off working
tenants from area. Streets are
a mess
bins are always full, garden
cutting, garden boundary
walls are in poor state of
repair, Garden bins never
removed unless pay, exterior
out look of the properties are
poor, should be like Walker
Road, Newcastle
There Is a lot of anti social
behaviour (including stabbings
and a shooting), low demand
for housing etc, However, this
has always been the case. I
don't see the point of the
license. There has been no
change and I find it hard to see
where the licence fee has
been spent???
There Is a lot of anti social
behaviour (including stabbings
and a shooting), low demand
for housing etc, However, this
has always been the case. I
don't see the point of the
license. There has been no
change and I find it hard to see
where the licence fee has
been spent???

Scheme has failed. Council
did
not
put
enough
resources into scheme, no
value for monies paid

I
cannot
improvements

see

any

There has been no change
and I find it hard to see
where the licence fee has
been spent. There has still
been anti social behaviour
(including stabbings and a
shooting), low demand for
housing etc

To bring up the appearance of the area at front,
as well as back of the houses like Walker Road
type development which need very urgently

Think the license should be scrapped. Waste of
money.

The licence should be
scrapped or much cheaper
with a clear itinerary of what
is being carried out by the
council and where and when.
Very negative

Additional landlord comments and views February 2016
Email
With reference to your letter dated 17th Febuary 2016 regarding the recommendation for a
further scheme to be introduced in the same area, I would like to voice my objections.
I originally objected to the first scheme, pointing out that targeting tax paying landlords would
not work and the real issues in the area were with vacant properties and problem families. I
particularly objected to the fact that I had to pay £1000.00 just because my flats fell into this
area, even though I have been a property owner in Scarborough road since 1990 with no issues,
but I was told that this was a one off fee with nothing else to pay, or go to court.
It turns out that I was right on the first count, that the scheme has not worked and the area looks
and feels the same as it did prior to the selective licensing (SL) scheme being introduced, and
the same empty properties are there, probably still being used a crack dens or worse.
But I'm furious that you have decided to do this again, IN THE SAME AREA, asking the same
persecuted landlords to yet again stump up hard earned cash to fund an ineffective (proven
over the last 5 years) bureaucratic department which admits it has to effect sustained
interventions to get the neighbourhood in some order.
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Instead of doing the same thing, in the same area to the same landlords/tenants, why not try SL
in an area adjacent to these streets, do you really think the problems around Byker town are
isolated to this area, you could not be more wrong. You have already rounded up the landlords,
took their money and educated them on how to behave, surely this new incentive would be far
better set in an area where the landlords have not yet done any obligatory hoop jumping and
who have not already paid through the nose, your just hitting the same people with the same
stick.
So this time round it will cost me £1100.00, how can this be justified? I want a breakdown of
exactly how this figure was arrived at and how the money is distributed.
If this is pushed through in June I will take legal advice on the matter, I was distinctly informed
by your department that the licensing fee was a one-off payment, never was I told this would be
a 5 yearly scheme. I will also be writing to my local MP, the tax payer is always interested in
how government money is spent, or wasted in this instance.
What I will certainly consider is selling up and buying property in an area of Byker or Walker that
falls outside of the SL scheme, as you say in your letter, you require more time to develop the
area further and get it to "self sustaining", whatever that means, therefore this persecution could
go on for decades.
Could you please advise where and when I can officially "cast my vote" if there is such an
opportunity, I will this just be bull dozed through regardless of what the feedback is, just like the
last time.
Email
Further your recent letter regarding the above to extend the license scheme to help improving
the areas.
I have a comment to make i.e. Why Landlords have to pay for this service as this should part of
the council's duty to check documentation on need basis with landlords.
Previous license took 3 year to come to landlord's hand, By giving this licence, I don't think so
you are catching the Rogue landlords.
Fee should be abolished for this service and you as a council has power to execute that all
landlord should submit the certificate on need basis, when your department needs them.
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RESIDENST RESPONSES

Did you know that
the neighbourhood
is
covered
by How long have
Selective Licensing you lived in the How long have you
Selective
lived
in
your
Licensing area? current property

Yes

No

7

59

Years

Years

55.66%

20.81

17.65

.3 %

How many properties
have you lived in
within the Selective
Licensing area

1.36

Overall, how satisfied or dissatisfied are you with the selective
licensing area as a place to live

Very
Satisfied

Fairly
Satisfied

Neither
satisfied
nor dissatisfied

Fairly
Dissatisfied

Very
Dissatisfied

1

3

1

18

18

13.08%

0.19%

13.08%

16.82%

16.82%

Please describe the condition of your property

Have you ever experienced any
problems
with
anti-social
behaviour in the last four years?

Excellent

Very Poor

Yes

No

3

73

31

70.19%

29.81%

0
38.83%

Good

Satisfactory

27

29

26.21% 28.16%

Poor

3.88% 2.91%
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HOW SUCCESSFUL HAS SELECTIVE LICENSING BEEN IN REDUCING
Turnover of tenants

Empty properties

Successful

No
change

Unsuccessful

Don’t
know

Successful

No
change

Unsuccessful

Don’t
know

15

21

13

55

17

26

13

2

1 . 2%

20.19%

12.50%

52.88%

17.35%

26.53%

13.27%

2.86%

Anti social behaviour

Successful

No
change

Unsuccessful

Don’t
know

16

27

23

32

16.33%

27.55%

23. 7%

32.65%

External property conditions

The management of properties in the area

Successful

No
change

Unsuccessful

Don’t
know

Successful

No
change

Unsuccessful

17

3

21

29

13

28

17

3

16.83%

33.66%

20.79%

28.71%

12.87%

27.72%

16.83%

2.57%

Private rented tenant behaviour

Don’t
know

The appearance of the area

Successful

No
change

Unsuccessful

Don’t know

Successful

No
change

Unsuccessful

Don’t
know

17

30

22

30

16

39

30

17

17.17%

30.30%

22.22%

30.30%

15.69%

38.2 %

29. 1%

16.67%
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The current Selective Licensing scheme
is due to end in September 2015 do you
think it should continue for a further 5
If you are a tenant are you renting your
years
home from

Yes

No

Private
Landlord

YHN

RP

Family/other

72

17

1

39

7

2

80.90%

19.10%

22.58%

62.90%

11.29% 3.23%

If you are a tenant how did you find your current property

Word
mouth

of

Letting
agent

Internet

PRS

Advert

Other

8

3

1

6

2

26

13.56%

5.08%

23.73%

10.17% 3.39%

.07%

If you are a tenant did your
If you are a tenant did your landlord/agent
landlord/agent
asked
you
for
asked you for references before renting the
references
before
renting
the
property to you
property to you

Yes
23
0.35%

No
3

Yes
22

No
35

59.65%

38.60%

61. 0%

If you are a tenant how satisfied or dissatisfied are you with the
overall service provided by your landlord

Very
Satisfied

Fairly
Satisfied

Neither satisfied
nor dissatisfied

Fairly
Dissatisfied

Very
Dissatisfied

27

22

6

5

3

3 .92%

9.52%

7.9 %

2.86%
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Please tell us why you
are
satisfied
or
dissatisfied

Please tell us why
you
think
that
licensing
should
continue or stop

I find it very hard to get
repairs done or things
moved which don’t belong
to me

I can't see any difference

Because sometimes I cant
feel safe in my home as
there so many druggies
and
burglary's
and
shooting etc. going on and
I have children to protect.

I have a pleasant home at a
fair rent. I am satisfied
with my neighbours and
neighbourhood
The street I live in is ok the
only problem is fly tipping
in the back lanes and I
think if residents were
made to take in their bins
in the place would look
tidier.

good transport links to city
and hospitals born here
friends and family live
close by

do not what it entails
Selective
licensing
obviously enables the
city council to monitor
the condition of private
rented properties and
also empty dwellings.

because if know one is
looking after the area it
will go down hill rapidly
Anything that ensures
private landlords are
accountable is a good
move

What has changed in
the management of
the property

Do you have any
additional comments
on the impact that
Selective
Licensing
has
had
on
management
and
condition of properties
and
the
neighbourhood?

No
Stop putting people with
really bad drug habits in
area were there are
vulnerable people and
children because there
just letting all sorts into
there homes and people
are not safe

Fly tipping is less and
landlords are organising
collections now

Its better than what we
had before controls

Street lighting, being in a
cul-de-sac there are so
many cars parked on both
sides of the street the
gutter cleaning machine
can't do its job Why can't
the front garden be turned
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A slight difference it takes
too long to sort out some
of the problems. ASB
during the summer months
outside properties being
the worse and that’s not
just private landlords YHN
don't act quick enough

No
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into a car
residents.

park

for

Because no racism many
are very nice
It’s a lot quieter than it
used to be ASB is clearly
handled
better
now.
However with the rise in
private
rented
accommodation being let
to housing benefit tenants
the amount of crack heads
in the area has went up
Too rough, drugs, fly
tipping act.
Council refusing to do
repairs from my violent ex
partner crime numbers
given, but no repair
inspector emailed office
due to my disability been 7
months pregnant and also
causing.

some parts of the area are
ok and some parts not, my
area is not bad

The only thing they
handled complaints very
nicely

Landlords should have to
comply and keep up
standards
Nothing has improved

Rubbish has died down in
the back lanes but
needles still remain in
public areas

Because with selective
licensing in place they
can control the area and
houses for people who
need them

satisfied with the scheme
but there is room for
improvement in allowing
sunlight into gardens
with the reducing of tree
in the immediate vicinity
The area is a dumping
ground for anybody's
rubbish ned traffic control
in back lanes for speed
limits
Because there is lot of
rubbish in back lane and
lot drug users

new heating systems in
place and new radiators
and various other jobs
Lack
of
care
to
overgrown trees which
completely blacks out
sunlight to the read
gardens and rooms
inside the house which
means more electricity is
used.

I think a Selective Licensing
is good because it can
control how things can be
put right if things go
wrong, such as getting the
right people for housing in
this area and housing the
need and not just any one.

We are happy with the
property internally but
externally
overgrown
trees, mean that summer is
dark

Can not comment the
first I have herd of it by
receiving this letter

To help improve the area

Damp all owner the
house and water get in
through back door
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To much noise people
always throwing rubbish in
my garden, kicking over my
bins and I got robbed in
daylight which 2 months of
moving in

Mostly of some ASB fly
tipping, lighting street
The determination in the
properties and gardens
No updating been done to
the paths roads, like the
other side of wellington
Road, people tend to look
after their properties if
their regeneration in the
area.

On the whole a pleasant
friendly
neighbourhood
which is blighted by the
occasional
disreputable
and
disrespectful
individual or family
Nothing ever gets done
apart from other bushes
being cut( when we
complain
they
are
overgrown)
and grass
being cut when it rains,
leaving a horrendous mess
all over the estate.

There is still much that
could be done
Because landlords needs
supervising
ensuring
reasonable tenants and
living conditions

Don't know

No

Further decline in the
street if it was cancelled
I haven't seen any
improvements to our
street in the last four
years if the next five
years would improve the
area then id want that.
Landlord are not put
under pressure some of
them will stop ensuring
their properties are tidy

Properties
will
only
improve if landlords have
to meet a criteria we know
this from the past

If this is what it is like
with licensing in place I
wouldn't want to see it
get worse

I don't find selective
licensing was made any
difference all for good or
bad

Why waste expenditure
on something that does
not operate properly

Nothing except poor
quality railings being
erected the estate is
never cleaned because of
cuts and more cuts all the
money is being ploughed
into the civic centre
(600,000)

I think the council have
tried but it’s the rogue
landlords that do the
damage the ones they
can not catch

Too may drug addicts and
alcoholics being moved
into Harriet Street flats. I
Don't suppose Mr John Lee
will ever see this form
I think this area in
appearance is still very
poor. There are a few
decent landlords that have
signed up but for but for
the majority most of them
have not. This is where the
trouble lies last week there
was a door kicked in
beaten up on the right of
the street. These are type
of behaviour that's bad for
the area and filthy gardens.

Because of fly tipping and
litter lying all over
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Yes, I think overall the
selective licensing is a good
things, yet there seem to
be a few street that have
chronic problems. This can
be a discouragement to
the majority who make this
a good neighbourhood. I
speak of Scarborough Road
and
Benson
Street
properties that are derelict
it or in bad repair, should
be investigated.

There needs to be this
control as the area is
vulnerable
to
unsccurpulas landlords

Pleasant street shops near
by friendly
It is convenient for the
shops

I don't know

Harassment
bad
neighbours (really bad)
Police called nearly every
other day horrible dirty
area, quite often. Horrible
place to live would not
have my children live here
ASB, drug taking, burnt
bins, litter rubbish in
gardens

Live in hope

I feel more secure
I have reported several
repairs which have done
7-10
phone
callers
eventually been (red
marked) and am still
awaiting a window and
an inspector for damage
due to faulty to be fixed,
roof in bedroom also
rendering of property as
big crack down whole
front of property

Flat Benson Road area
round down and repairs
appear to be done

Minimal ASB however the
immediate area has been
subject to long term fly
tipping and arson some
safety concerns for my
family
Neglected
garden,
properties
not
being
looked after, place look
rundown

Providing it is enforced
the local residential
building are in constant
disrepair
with
no
indications of any clear
up schemes/orders

Some issues dealt with by
inspectors and work
subsequent completed
to a good standard other
issues picked up but not
actioned inefficient and
inconsistent repairs.

Condition of properties
need upgrading it also
seems
transient
and
properties left in poor
conditions needing repairs
again
Varied external housing
presentations, some good
most
poor,
unkempt
gardens
lower
social
appearance
aesthetics,
some
ASB
left
unchallenged,
under
advertised scheme, how
can
it
impact
my
community if standards
are not enforced or
recorded/disseminated.

To try improve area
landlord responsibility
etc.
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Since owning this property
there has been 2 shooting
a
burglary
(that
I
witnessed) cans thrown
over my wall and criminal
running
through
my
garden and that is all I
know about
I have lived here most of
my married life and I have
my house the way I want it
Sheltered very safe
There always room for
improvement.
Cleaner
streets to start with
Landlords are aided by
Council employees in
hiding repairs, allowing
landlords to let tenants
harass
and
destroy
another tenants rental and
even when an issues is
legitimate and accepted,
the tenant are the people
to suffer, whilst rent and
HB are still payed in full to
landlords, whilst issues
persist.
Noisy neighbours, music,
other families living with
them
Area generally tidy but still
feel needs more regular
surveillance
Hard to gauge as one
person in the community.
This street is council
private and private rented
does not lend itself to
creating a community sprit
what I want to know if all
these people especially in
private rented are paying
Council Tax especially
short term tenants.
Haven't really gave it
thought
Still
have
youths
congregating around the
area, aim blind and have
suffered abuse could be
cleaners

less rubbish in lanes
Anything that improves
the area can only be a
good thing

Tidier
lanes
gardens/yards

and

Power is held by
landlords not tenants
and residents.

Repairs issues reported
for past 3 years have had
little response. Only
when safety certificates
are due to expire does
the agent landlord accept
issues.

To make living better in
the neighbourhood

Now do inspections

Landlords are not held to
account over issues and
are assisted by council staff
in dubious practices where
rent/HB is payed whilst
landlord can lie cheat and
blag all ways, in order to
retain rent/HB that should
have been restricted or
ceased until resolution.
Better
references
character
checks
of
tenants

In council property as a
result managing properly
is above average as a
particular landlord.

Property below me was
Council and new private
has been vacant for over a
year. If up for sale or rent
no one appears to have
viewed for sometime back
garden
completely
overgrown and needs
fixing. I have to maintain
my garden as a council
resident.

To
continue/maintain
improvements

If overall a success- keep
it running has to have
some advantages over
the old system, surely
Does not affect me

The are overall is a better
place but could improve.

No

may seem to be more
engaging and getting
repairs done quicker
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CCTV would be a good idea
we have a sheltered
housing near and for peace
of mind would be good
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I know most people and
they know me and respect
each others property
A good location to live
good transport shops you
need to crank down on
people who use their
garden as rubbish tips
Private landlords have
ruined the area by putting
in low lives. They don't
care who's lives in the
properties so long as they
get
their
rent
no
consideration for decent
home owners.
The tenants from the next
street do not look after
their property. The state
in which they treat their
property looks unsightly.
Windows put out door
with odd bits of wood and
attitudes so basic they are
wild animals.

The street I live in Benson
Road is quite and decent
people live here on
occasions in the past
housing agencies have put
unsuitable
people
in
properties they control,
but its good now.

Quite nice area

Well the properties around
me have appalling gardens
that impact and encroach
on my own I would like to
see these improved and
kept neat and tidy as I do
with my property Id also
like to see children being
discouraged from chalking
pavements
and
wall
around my gate.

I was unaware of it
before now however I
would certainly use it in
the future if I felt things
were getting out of hand
Landlords need to be
held accountable for the
people they rent there
too
and
for
the
appearance
of
the
property.

make landlords be more
selective with who rents
their properties. Visit their
properties more often
throw all the scum out of
their properties, rent to
decent working people.

Providing the council do
something about the
scum living here
More attention should
be paid to the type of
tenant put into the
properties.
Attitude
makes a difference to
how the properties are
treat making a difference
to the area.
Only if improvements in
controlling
private
landlords, taking care of
their
properties
,
including
gardens,
advoiding nuisance to
other .
The Selective Licensing
scheme in my mind is just
another tax and being a
pensioner it is hard
enough
getting
by
without paying out more
why not go elsewhere or
stop altogether.
Because I wasn't even
aware of this so called
(Selective
licensing)
clearly they are not doing
a very good job if people
do not know of this.

The properties may be
done up to look good but
the attitude of the tenants
that make or break the
area.

Always keeps in touch to
see how things are, top
man.
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Things could be better if
landlords were more
accountable
for
the
gardens
outside
of
properties, making tenants
more responsible for bins
and rubbish.
Public transport not quite
good enough
Chatsworth Gardens has
gone downhill since I
moved in here with private
landlords putting anyone
in bins are left on street
not taken back in rubbish
ie tv, fridges just left in
street.
because this area has only
slightly improved since
selective licensing began
we were promised that
unless those wanting to
move into the area
Because I like the house
and the gardens and the
neighbours and the local
shops, against this is the
state of the footpaths on
the main road, very
hazardous for those who
have difficulty walking and
also for occupants of push
chairs they are flung from
side to side.
Area has become run
down
As when I come home and
shut my front door what
goes on outside didn't
bother me.
most people are friendly
helpful. We have a few
oddbods but think even
they are swayed by the
decent folk to be more
responsible
for
their
neighbourhood

More could be done to
improve our avenue if
landlords
were
held
responsible for gardens
and rubbish dumped by
their tenants landlords
should be made to visit
their property at least once
a month to make sure
standards are maintained.
Problem landlord should
be made to attend resident
meetings every month as
well as Council & police
and agents for properties.

If the council made
landlords
more
responsible for tenants
behaviour and acted
more quickly which
complaints are made by
phone to the council and
envirocall
I can't see any difference
it makes

To make sure landlords
are keep property and
gardens tidy as with
property owners puts it
down and if selling
doesn't look nice.
When complaining about
the type of tenants being
put in this area after they
have been vetted we were
told they had to live some
where in other words that
means Scarborough Road
See question 10, also glad
about the regular grass
cutting. Sad to see the
dilapidated state of the
public rubbish bins. Do
partially sighted people
value
the
obtrusive
unsightly red bumps at
traffic lights for myself I
never use the crossing
preferring instead to wait
until the road is clear.
There hasn't been much
improvement

maybe in another 5 years
things
may
have
improved.

By and large SL scheme is
successful
and
if
discontinued may show
deterioration.

Not bothered
Thinking back to the
turnover in flats opposite
how run down some of
them looked plus some
unsavoury
characters
there's been a definite
improvement.

None

Seem to get repairs done
quicker
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Think it should continue as
definite
improvement
overall
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Cleaner Area
As an owner occupier I do
not believe SL as being
operated at the present
time, is working as
intended to favour the
landlords who just want to
take the rent and do
nothing
to
improve
building or gardens. They
also lease to unsuitable
tenants, who are not
interested in keeping their
gardens tidy. To address
this matter I suggest that
firstly the landlords clear
the gardens as they were
bad before some of the
tenants moved in Secondly
the landlords include a
clauses in the tenancy
agreement, stating if the
tenants do not keep the
gardens tidy they will tidy
them and send them a bill.
I live in walker often see
homeless
within
our
premises since it is shared
and dogs passing feaces.

Generally fine however fly
tipping
and
some
vandalism still persist.
What ever happened to
the Byker Warden Scheme
Back lanes need constantly
rubbish removed
In the area we have
druggies
The problem of the street
have not reached my end
of the street I live on the
end of the street

None
Without SL landlords will
not be accountable for
maintain standards of
housing appearance or
due-diligence
of
potential
tenants
criminality anti social
behaviour. This provides
a protective framework
of legislation to which to
prosecute violators and
maintain standards of
behaviour and codes of
conduct
Did not know it existed

If
you
think
the
properties will improve
in time.
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I am the owner occupier
and noted a decline in the
area ie ASB when private
landlords bought lots of
properties in the area
several years ago. I have
noticed
very
slight
improvements
since
selective licensing was
introduced.
The people they are
putting in are not vetted
enough I have lived in this
street all my life and it was
a lovely street. Now these
landlords are putting
anyone in these flats I own
mine and I have a good
tenant.

Its unsafe I think its
dangerous and it seems
abandoned especially the
backyards of everyone.
Because
the
private
landlords do not care what
rif raf scallywags they rent
their property's to and the
bad language as they walk
the streets on their
mobiles or to their children
is disgraceful

I feel you only have to walk
around the area to see why
I would be/feel dissatisfied
as a home owners we have
spent a lot of money on
our
property
inside
unfortunately it wont add
any value to the property
as the area devalues it.

It hasn't made the
slightest difference the
gardens walls ect are a
disgrace
To keep on top of bad
landlords
and
bad
tenants
Because im here just 1
year and the property
already was in good
conditions
when
I
arrived.

Well I suppose its better
than nothing as it stops
landlords renting out run
down properties.

Although I feel Selective
Licensing hasn't made a
huge difference it would
be a backwards step not
have it and make things
worse than what they are
currently

Selective Licensing is a
really good idea in theory
however as far as I am
aware it hasn't been
enforced very well in
September we received a
memo through the doors
about
removal
of
rubbish, keeping gardens
tidy etc. This is only time
in the last five years
these issues are not new
ones and have been
ongoing for years maybe
if they had of been
enforced
in
the
beginning
things
wouldn't
have
deteriorated to the
current state eg wheelie
bins, fires, etc, burning
rubbish, fly tipping
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I think tis has been
successful, I don't know
enough
really
to
comment
Because we can depend on
a movement like this and a
umbrella of safety

This area is nearly all
council housing, cannot
comment.

No quite satisfied
No

There are still some sub
standard
or
poorly
maintained properties
I have lived in Renwick
Street since I was 6 months
old, I was born in 1928 and
that makes me as old as
the property it has always
been a quite street well
cared for by the people
who live here
Poor conditions and up
keep of properties in the
are, general appearance of
the area roads litter
gardens areas
Your own tenants are
worse than the private
tenants and even when
you know where and who
the problem is you do
nothing to move them on.

Mostly ok some ASB and
poor up keep
Lots of private landlords
properties are only short
term young groups, the
rubbish
in
back
Emily/Ada/Welbeck
is
appalling. I Have reported
many times properties
that
are
empty
(Council/private) are left in
state of disrepair for long
periods of time 5 and 1
Emily are still empty and
the private properties
5,7,9,11 are a disgrace at
back of house.

The improved of the are
must be maintained

It has helped with the
ASB of those gaining
tenancies

Look to your own tenants
and the family's you
house do a better job
Force absentee landlords
to fix houses or sell
better responsibly for
houses in area.

If it is going to improve
the area then yes but I
personally see no change
in ASB or rubbish or
empty properties.

Thing just continue to get
worse

Do a proper job and house
the deserving not the
pounces of life who you
house now.

Little or none

ISOS
have
always
managed
properties
brilliantly I cannot fault
them at all.
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More empty properties
and properties in state of
disrepair
crowds
congregating at Ladbrokes
Emily St side and the back
lanes are worst they have
ever been in 30 years back
yards in Emily Street (Even
numbers) are filled with
rubbish
and
vermin
(private flats)
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The gardens to the street
are an utter disgrace I have
complained to the council
about serving notice to the
landlords in order to tidy
these areas up. I feel
ashamed to live in this
street because of this and
also because of the types
of tenants that are being
given properties here. A
lot od ASB as well.

Yes of course because of
the reasons mentioned
on Q 5

I am not a tenant I am the
owner but no, none
improvements
have
been made at all

At work most days so don't
see much
Since moving into my own
property I have noticed a
vast decline in the street.
Private landlords just seem
to be putting just anyone
into properties and the
owner occupies are having
to deal with any problems
themselves.

What is the point when
this was supposed to
improve the area and yet
things have stayed the
same this is why the
owners are now selling
up.

new boiler and heating

Things have improved but
can still be better litter is
dreadful at times

Keep the area reasonably
clean & tidy

Maybe this time they can
get it right

Not enough is done when
problems are reported to
little to late lost of rubbish
more enforcement needed
for tenants to look after
properties grade dog mess
on the field.

Hedges should be cut
beside allay way leading to
Chatsworth Gardens
Nothing has changed
people have no respect for
others private landlords
only care about getting the
rent and do not look after
the outside of the
properties or who they let
to communities will never
thrive because of private
tenants and landlords.
More cleaning of streets
and back lanes and seats
on Welbeck Road for the
elderly and moms with
children

It makes no difference
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Any time we had a problem
it has taken 1,2,3 months
to sort out and sometimes
it has never been sorted
out, take a closer look
around the area and take
action without owner
occupation having to
complain to get something
done.
The main problem in this
area is rubbish and the lack
of respect residents have
for the area because there
is a green space residents
come from further a field
to dump rubbish set fires
more needs to be done to
improve the outside of the
properties
why
not
introduce fines.
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Used to be a lovely quite
street and now the private
house next door to me is
occupied by a young man
who is always banging and
hammering at night and
plays music ridiculously
loud.

If they start and check
the people they put in to
private properties.

Don’t know

It is laughable to suggest a
licensing scheme is in the
place is an absolute dump I
bought this 11 years ago
the only place with house
prices going down, nothing
is or has been done to
rectify it its as bad now as
in 2011 if not worse
condn't even bothered to
maintain kids park.

Got a new fence we got a
lot of times help with
boiler and other repairs

It is a pointless exercise
with council employees
demanding expectations
of good landlords while
the bad landlords remain
so who even the
knowledge of knowing
they
need
the
modifications in place.

With in of moving into 202
Scarborough Road I had
my gas meter stolen
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There is no change part
from some fencing and
double glazing that I can
see to show how bad ASB
has become please see the
additional
CCTV
on
lampposts in Scarborough
Road, Bins & fly tipping are
rampant in the back lane of
Grace Street, Scarborough
Road nothing done despite
complaints rats have been
seen present this year
rather than mice even they
are sick.
Here is a
suggestion CPO Grace St,
Scarborough Rd, & Benson
Street and build new
houses. There is absolutely
no saving this place
especially when Council
employees just target the
easy good landlords for
more
and
more
modifications which are
totally unnecessary when
others have boarded up
windows and no fencing
around gardens.
Maybe talk with landlords
about damp proofing
ground floor flats and not
allowing laminate flooring
on upstairs flats
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APPENDIX 2 - FULL LICENSING CONDITIONS 2010 – 2015
Schedule 1: Mandatory Conditions
1.

To ensure at all times that, if gas is supplied to the house to produce on demand
to the Authority for their inspection a gas safety certificate relating to the property
which has been issued within the last twelve months.

2.

To ensure that the electrical appliances and furniture made available as part
of the tenancy for use by the occupants are kept in a safe condition.

3.

To be able, on demand, to supply the Authority with a signed declaration as
to the safety of such appliances and furniture.

4.

To ensure that all smoke and heat alarms required are correctly installed in
the house and to keep them in proper working order.

5.

To be able, on demand, to supply the Authority with a signed declaration as
to the condition and positioning of such alarms.

6.

To supply all occupants of the property with a written statement of the terms
under which they occupy it.

7.

To demand references from persons who wish to occupy the house.

Schedule 2: Other Conditions
To inform the council within 14 working days of the commencement of a new tenancy
and upon demand information regarding tenants including full name and date of birth.
To compile on commencement of a new tenancy a detailed inventory of all items and
provide a copy to the tenant.
To abide by the conditions and responsibilities contained in the tenancy agreement.
To obtain valid references from persons who wish to occupy the house and to be able,
on demand, to supply the Authority evidence of these references.
To take all reasonable and practicable steps to prevent or reduce anti-social behaviour
by persons occupying or visiting the house.
To take reasonable and practical steps should it be found that the property is being used
for illegal or immoral use.
To ensure the property is adequately managed and as such have satisfactory
maintenance arrangements, as well as property and tenancy management procedures.
To inform the Authority within 5 working days of any change of circumstances which
may affect their suitability to remain as the licensee.
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To inform the Authority within 5 working days of any change to the managing agent, and
supply to the Authority a signed copy of the managing agent contract with 14 days.
To inform the Authority within 5 working days if the licenced property becomes vacant.
To take all reasonable measures to secure unoccupied properties from unauthorised
entry.
The licence holder must reside within the UK.
The fire precautions standard must be met in full with immediate effect and maintained
thereafter.
The energy efficiency standard must be met with immediate effect and maintained
thereafter.
The security standard must be met with immediate effect and maintained thereafter.
Special Management Conditions
Within twelve months of the date on which the licence is granted the licence holder must
attend a suitable training course approved by the Local Authority covering Housing Law
and Practice, Tenancy Deposit Schemes and Landlord and Tenant Legislation.
Certificates of attendance and completion are to be provided upon demand.
The following information was provided as guidance to landlords and agent to
help them meet the licensing requirements.
Landlords are encouraged to use the services of a specialist housing solicitor or other
independent professional advisers for full advice concerning their licensing obligations.
Names and addresses will be supplied on request.
Property Management
As part of the Selective Licensing process the proposed licence holder must provide
evidence that safety and security is a priority within their property. The licence holder
must also ensure that at all times the property is compliant with all current Housing
Legislation, and that it has valid buildings insurance.
1. Gas Safety
Under the Gas Safety (Installation and Use) Regulations 1998 gas appliances and
flues must be checked annually by a Gas Safe registered engineer. Following such
an examination a copy must be provided to the tenant and to the council on an
annual basis. Failure to supply a valid CP12 may result in a referral to the HSE. This
could result in legal action being taken against the licence holder, owner and/or the
gas engineer.
2. Electrical Installations
The licence holder must provide a satisfactory periodic inspection report on the
electrical installation at the property. This must be carried out by a ‘competent
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person’ who is a member of one of the government approved schemes i.e. NICEIC,
NAPIT, ELECSA or BRE. Formal inspection and testing should be carried out every
five years. However if the risk is found to be greater, for instance where the
installation is very old or where damage is regularly found during inspections, more
frequent inspections should be carried out. Regular visual inspections of the
electrical installation and fittings should also be carried out by the licence
holder/managing agent.
3. Electrical Appliances
The Licence holder must ensure that all portable electrical appliances i.e. those
items supplied via a plug e.g. kettles, toasters, washing machines, fridges etc.
provided by the landlord are in a safe condition. They must be tested on an annual
basis and at the commencement of each tenancy. A Portable Appliance Test (PAT)
certificate must be provided to verify this. This must be issued by a competent person
as detailed above. A copy of the current test(s) must be supplied with the licence
application.
4. Furniture and Furnishings
The licence holder must ensure that ALL furniture supplied by the landlord complies
with the Furniture and Furnishings (Fire) (Safety) Regulations 1988. All new furniture
must carry a permanent label describing the fire resistance of all the materials used.
Unless a clause is included within the tenancy agreement this does not apply to
furniture provided by the tenant. Provision of furnishings and fittings which do not
comply with the above regulations will be referred to Trading Standards, and may
result in legal action being taken against the owner, managing agent, and/or licence
holder.
5. Fire Precautions
These conditions must be met with immediate effect. The required fire precautions
will vary from property to property depending upon the layout and occupancy type.
A typical property of no more than three storeys with family household occupancy
where the kitchen leads from the lounge:
• Interlinked hardwired smoke alarms with integral battery back-up must be located
on the escape route at ground and first floor levels.
• An additional interlinked hardwired heat detector must be located in the kitchen
or lounge (no more than one metre from the entrance door to the kitchen).
• Where the kitchen leads from the hall/landing the heat detector must be located
in the kitchen.
• Smoke and heat detectors are not permitted to be located on any wall. They must
be suitably located on the ceiling.
If your property is more than two storeys high and/or not of a standard layout and/or
is occupied by more than one family/unrelated individual(s), please contact the
Selective Licencing team for further advice on the fire precautions required.
6. Category 1 Hazards under the Housing Act 2004
To ensure that the property is being properly managed it must be free from category
1 hazards as defined under the Housing Act 2004. It will also need to comply with all
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other Housing and Public Health legislation. Guidance on the 29 Hazards can be
found in appendix 1. In particular the following requirements must be met to ensure
that the property is free from the most common hazards found in the High Cross
area.
Kitchen Facilities
Facilities for the preparation, cooking and storage of food must be safely and
conveniently laid out. The kitchen must be of adequate size for the number of
occupants to ensure it can be used in safety.
The following amenities must be provided:
1. Adequate cupboard/drawer space for the storage of food and equipment.
2. An adequate fixed work surface for the preparation of food, being non-absorbent
and capable of being easily cleaned.
3. A fixed sink comprising at least a bowl and single drainer within a base unit, and
provided with an adequate supply of hot and cold running water.
4. Provision for the installation of a cooker, usually being a 30 amp electric cooker
point or a gas point, with sufficient space available adjacent to the point for the
fitting of an oven and hob.
5. Walls adjacent to preparation and cooking area are to be capable of being easily
cleaned.
6. There should be sufficient space for the fitting of a refrigerator or fridge/freezer.
7. All units and any appliances provided must be in good repair and in good working
order.
8. There should be an adequate number of suitably located electric power points for
the safe use of kitchen appliances.
9. Suitable means of mechanical extract ventilation to the kitchen.
Energy Efficiency
All rented properties with a new tenancy from 1st Oct 2008 are required to have a
valid Energy Performance Certificate [EPC]. An EPC is valid for 10 years. Where
applicable a copy of a valid EPC must be provided with each licence application.
All habitable rooms must be provided with adequate and suitable fixed space heating
appliances or a controllable central heating system. If a hot water cylinder forms part
of the heating system it must be properly lagged with a suitable jacket. All hot water
pipes must also be lagged. Ideally the Licence holder must also ensure that the
property has at least two of the following energy efficiency measures:
i)
ii)
iii)
iv)

Double glazing
Energy efficient central heating boiler.
Cavity wall insulation
Draught-proofing

Byker Selective Licensing Scheme: Evaluation Report April 2016

69

v)
vi)

Radiator thermostats
Low energy light bulbs throughout. (It is the licence holder’s responsibility to
provide replacement energy efficient light bulbs.)

Security
All properties must have adequate security provisions.
• All external doors and frames must be of sound construction and be well
maintained and fitted with five lever BSI mortise locks, unless they are multi-point
locking UPVC, with a 200 mm barrel bolt or similar to be fitted to the rear door.
•

A door viewer and/or door chain should be provided to the front door.

•

Window locks should be fitted to all ground floor and vulnerable first floor
windows. Keys must be available for use by the tenants.

•

The rear boundary of the property must be maintained to ensure it is secure and
in good repair at all times and, where fitted, lane gates/doors must be provided
with a suitable locking device.

Other security provisions may be accepted if the same level of security can be
provided. Contact the selective licensing team for further advice and guidance.
Fire Precautions
• When an inner room (a room where the exit route would be through another room)
is a habitable room (e.g. a bedroom or living room) on the ground or first floor
then an escape window must be provided. This must comprise an unobstructed
opening that has an area of at least 0.33 m2 with no dimension being less than
450 mm and with a cill height between 800-1100 mm from the floor. For use in
an emergency an additional key for the locking device must be permanently
available from within the room. On second floors or higher, escape windows are
not acceptable and a protected route will be required; please contact the
Selective Licensing team for advice.
• All inner rooms must be fitted with a 30 minute fire door hung on one and a half
pairs of high melt point hinges and be complete with intumescent strips. A closer
must be fitted to the door which is adequate for the size and weight of the door,
the closer to be adjusted to ensure that the door closes smoothly and quietly into
the rebate of the doorframe overcoming any latching device. All doors must fit
correctly into the frame. Any lock or latch must be sleeved in intumescent
material.
• All other rooms should be fitted with sound, well constructed, and close-fitting
conventional doors.
• Polystyrene tiles must not be fixed to any ceiling or wall.
• The escape route should not pass through any high risk rooms e.g. kitchen.
• A suitable fire blanket must be provided in all kitchens at suitable locations.
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Where the property has a useable basement/cellar:
• Thirty minutes fire separation must be provided between any basements/cellars
and the ground floor. This can be achieved by fixing 12.5 mm plasterboard with
a 3 mm skim coat maintained in sound condition.
• A hardwired interlinked smoke alarm with integral battery back up must be fitted
in the basement/cellar.
Refuse Provisions
A suitable bin or bins for the disposal of refuse must be provided at the property at
the commencement of each tenancy. Information regarding collection arrangements
must be provided to the tenant. Appropriate steps should be taken to ensure tenants
dispose of waste in an appropriate manner.
7. Finances
Finances must be readily available to the licence holder and/or property manager to
deal with routine and emergency repairs at the property. In cases where a managing
agent is the licence holder, the owner will need to authorise expenditure of 25% of
the yearly income of the house for such repairs (at a minimum of £1500) by the
agent. Existing management contracts between the agent and the owner should be
amended accordingly.
Tenancy Management
8. Training
Licence holders are expected to improve and maintain their knowledge and
competency by undertaking training and development in housing related matters. It
is expected that licence holders will complete at least five hours training per year.
This may include attendance on training courses relating to housing either locally or
nationally, completing a recognised online training course or even attending a private
landlord meeting or event. Please contact the Selective Licensing Team for more
details if you would like information on training.
9. Referencing
All landlords must obtain robust references for prospective tenants before they make
a new tenancy agreement. The main purpose of referencing is to assist in reducing
anti-social behaviour.
Landlords may be asked to provide evidence as to how the references have been
obtained.Examples of information you will need from a prospective tenant will
include:
• Current and previous addresses with landlord details from last three years, if
applicable
• Contact details including full name and dates of birth
• Details of other persons who will be living with the tenant.
Other checks you may want to make are:
• Have they got written references from previous landlords or letting agents
• Proof of employment
• Whether or not they are a Local Housing Allowance (Housing Benefit) claimant
• Proof of identification.
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The Private Rented Service offers a free vetting service requesting information from
prospective tenants from various sources, including the police and previous
landlords. Please contact the Selective Licensing team for further information.
National Landlord Organisations and landlords’ service companies also offer tenant
referencing and vetting services with various different checks including credit
checks.
10. Protecting your tenant’s bond/deposit
All bonds or deposits must be protected by one of the government’s nominated
schemes within 14 days of receiving it from the tenant. If it is not protected within 14
days, a court order may be made requiring the tenant be paid three times the amount
of the deposit and that the deposit is returned to the tenant or protected in a Scheme.
Details of the bond amount and the scheme in which it will be protected must also
be included within the tenancy agreement. This provision applies to all new Assured
Shorthold tenancies commencing on or after April 2007. Failure to protect a deposit
will jeopardise possession proceedings using a section 21 notice.
After the deposit has been protected you must supply the Prescribed Information and
comply with the Initial Requirements of the particular scheme that you use. The three
Schemes have different rules and procedures that apply to them. These rules apply
to anyone who receives a deposit and not just the landlord.
11. Tenancy Agreements
A valid tenancy agreement is required for each letting. A tenancy agreement is a
legal agreement in writing that sets out the rights and responsibilities of both landlord
and tenant. It will contain details such as the length of the agreement, the rent
payable, and what is and isn't allowed in the property, such as pets. It is advisable
not to hand over keys to a tenant unless the tenants have signed the tenancy
agreement.
Seek advice from your own independent adviser before choosing the type of
agreement and the terms it includes to make sure that it meets your own needs.
There are a variety of standard form contracts available through a number of sources
but they often contain differing terms that may not be suitable for you.
Tenancy agreements can be provided, together with a full sign-up service, by the
Private Rented Service so please contact the Selective Licensing Team for more
details.
12. Inventories
An inventory is a list of everything that a landlord may provide in their rented property
e.g. carpets, curtains, furniture and kitchenware together with details of the property
condition prior to the commencement of the tenancy. An inventory is required for
each new tenancy, for both furnished and unfurnished lets. It can help avoid a dispute
over a deposit when a tenant moves out, as it establishes the condition of the
property and its contents before the tenant moved in. The licence holder must ensure
that any remedial works identified during the inventory are rectified within a
reasonable period of time.
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You are advised to complete the inventory together with the tenant. Both parties
must sign and date the forms with each retaining a copy. If you take a deposit and
fail to do an inventory you will find it difficult to claim for damages or deduct from the
deposit money as you would need to provide evidence of the condition of the
property at the start of the tenancy.
When the keys are returned, the landlord and tenant should check the condition of
the furniture, fixtures and fittings against the original inventory and any photographs
taken. This allows both parties to agree on the final condition of the property and its
contents. Wear and tear should be taken into account. Contact will need to be made
with the appropriate rent deposit scheme holder for any disputes over any proposed
deductions.
The Selective Licensing team have sample inventory forms; you can also download
the
forms
from
http://england.shelter.org.uk/get_advice/downloads_and_tools/checklists__and__f
orms, get a copy from a landlord organisation or there are companies which will
complete the inventory process for you.
13. Advice on tackling anti-social behaviour (ASB)
Selective licensing is a vital tool to help deal with problems of Anti-social Behaviour
(ASB) in the private rented sector. The introduction of licensing will require landlords
to take reasonable steps to tackle ASB when caused by their tenants. 'Reasonable
steps' involve investigating any incidents of ASB regarding tenants and taking
appropriate action where necessary. It also includes:
1) Providing new tenants with a tenancy agreement which includes nuisance and
annoyance clauses which will allow the landlord to take reasonable steps to
tackle anti-social behaviour. Contact the Selective Licensing team for further
information and details on clauses that cover ASB
Licence holders or their nominated agents are required to explain these clauses
to new tenants at the tenancy signing up stage.
2) The licence holder and his nominated managing agent must recognise the
importance of tackling anti-social behaviour in order to ensure that communities
are safe and that areas do not suffer because of a failure to act.
3) The licence holder and his nominated managing agent are required to respond
appropriately to any complaints alleging nuisance or ASB which has been made
either directly to them or via Newcastle City Council.
Information relating to nuisance and ASB complaints and dealing with tenants
causing problems has been developed by Newcastle City Council Private Rented
Service. The information gives landlords a step by step procedure which they can
follow to deal with the problem and work alongside their tenant to resolve whatever
issue is causing the problem.
If you are concerned about the behaviour of one of your tenants, or your tenants are
experiencing anti-social behaviour from any other properties, or you would like more
information on procedures to deal with ASB, please contact the Selective Licencing
Team and we will be happy to work with you.
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APPENDIX 3 - LICENSING CONDITIONS 2016-2021
The following is a list of conditions that are required to be met at all times whilst
the licence is in force.
In these conditions, “house” is meant to refer to the building or part of a building, which
is licensed under Part 3 of the Housing Act 2004.
“Authority” refers to the local housing authority, namely Newcastle City Council and
specifically the Selective Licensing Team.
SCHEDULE 1
Mandatory Conditions

1. To ensure at all times that, if gas is supplied to the house to produce on demand to
the Authority for their inspection a gas safety certificate relating to the property which
has been issued within the last twelve months.
2. To ensure that the electrical appliances and furniture made available as part of
the tenancy for use by the occupants are kept in a safe condition.
3. To be able, on demand, to supply the Authority with a signed declaration as to
the safety of such appliances and furniture.
4. To ensure that all smoke and heat alarms required are correctly installed in the
house and to keep them in proper working order.
5. To be able, on demand, to supply the Authority with a signed declaration as to
the condition and positioning of such alarms.
6. To supply all occupants of the property with a written statement of the terms
under which they occupy it.
7. To demand references from persons who wish to occupy the house
SCHEDULE 2
Other Conditions
Property management
8. To inform the council within 14 working days of the commencement of a new tenancy
and upon demand from the council provide information regarding the tenant(s)
including full name(s) and date(s) of birth.
9. To compile on commencement of a new tenancy a detailed inventory of all items
and provide a copy to the tenant.
10. The Licence Holder will ensure that any furniture supplied at the start of a tenancy
or licence is in safe and good condition and maintained or replaced as far as it is
the Licence Holders responsibility throughout the tenancy (under the terms and
conditions of the licence or tenancy).
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11. The Licence Holder and/or his manager are required to make no less that quarterly
visits to the property. In the event a payment of rent is missed, a visit must be
made to the property no later than one month from the date the payment was due,
to ensure that the property is secure and has not been abandoned.
12. To abide by the conditions and responsibilities contained in the tenancy agreement.
13. To obtain valid references from persons who wish to occupy the house and to be
able, on demand, to supply the Authority evidence of these references.
14. To ensure the property is adequately managed and as such have satisfactory
maintenance arrangements, as well as property and tenancy management
procedures.
15. The Licence Holder shall ensure that the exterior of the house is maintained in a
reasonable decorative order and in reasonable repair.
16. The Licence Holder must ensure that all outbuildings, yards, forecourts and gardens
surrounding the house are maintained, in repair and kept in a clean, tidy and safe
condition and free from infestations.
17. To inform the Authority within 5 working days if the licenced property becomes
vacant.
18. The licence holder must reside within the UK.
19. The Licence Holder must provide the occupiers of the house and the occupiers of
any adjoining properties, with details of the following:
1) Name of the licence holder or managing agent;
2) A contact address and daytime telephone number;
3) An emergency contact telephone number.
4) This information must be supplied within 28 days. An emergency contact
telephone number for the licence holder and/or management agency shall
also be available and notified to the authority.
20. The Licence Holder shall ensure that occupants of the house receive written
confirmation detailing arrangements in place to deal with repair issues and
emergencies should they arise.
21. The Licence Holder must ensure that all repairs to the house or any installations,
facilities or equipment within it are to be carried out by competent and reputable
persons and that they are completed to a reasonable standard.
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22. The Licence Holder must provide each occupier of the house with a copy of the
Licence Conditions which are currently in force.
23. The Licence Holder will provide each occupant of the house with copies of user
manuals for any installations or equipment provided as part of the agreement for
the occupation of the house.
24. The Licence Holder will not discriminate against prospective occupiers of the house
on the grounds of race, disability, gender, religion or sexual orientation.
Managing anti-social behaviour (ASB)
25. To take all reasonable and practicable steps to prevent or reduce anti-social
behaviour by persons occupying or visiting the house.
26. The Licence Holder must take all reasonable and all practicable steps for preventing
and dealing effectively with anti-social behaviour, including ensuring that any
future written statement of the terms and conditions on which the house is
occupied contains a clause holding the occupants responsible for any anti-social
behaviour by themselves and/or their visitors. The Licence Holder must ensure
that all occupants are aware of the existence of this clause by advising them upon
taking up residence. The Licence Holder and/or his manager are required to
undertake an incremental process of investigation of any complaints which have
been made either directly to them, or via the Local Authority, regarding their
occupiers. For the purposes of these conditions, anti-social behaviour is taken to
comprise behaviour by the occupants of the house and/or their visitors, which
causes or is likely to cause harassment, alarm, distress, nuisance or annoyance
to other occupants of the house, to anyone who visits the house, including
communal areas, or to persons residing in, visiting or working in the locality of the
house.
27. On demand from the Council to produce details of investigations including copies of
warning letters sent / notices of seeking possession served on the tenants of the
property for breaching tenancy agreements and causing anti-social behaviour.
28. To take reasonable and practical steps should it be found that the property is being
used for illegal or immoral use.
Fit and proper persons – licence holders and nominated managing agents
29. The Licence Holder and his managing agent must inform the licensing team of the
authority within ten working days of any changes in their circumstances as follows:
1) Details of any unspent convictions not previously disclosed to the Local
Authority that may be relevant to the Licence Holder and/or the property
manager and their fit and proper person status and in particular any such
conviction in respect of any offence involving fraud or dishonesty, or
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violence or drugs or any offence listed in Schedule 3 to the Sexual
Offences Act 2003;
2) Details of any finding by a court or tribunal against the Licence Holder and
/or the manager that he/she has practiced unlawful discrimination on
grounds of sex, colour, race, ethnic or national origin or disability in, or in
connection with, the carrying on of any business;
3) Details of any contravention on the part of the Licence Holder or manager
of any provision of any enactment relating to housing, public health,
environmental health or landlord and tenant law which led to civil or
criminal proceedings resulting in a judgment or finding being made against
him/her;
4) Information about any property the Licence Holder or manager owns or
manages or has owned or managed which has been the subject of:
i. A control order under section 379 of the Housing Act 1985 in the
five years preceding the date of the application; or
ii. Any appropriate enforcement action described in section 5(2) of the
Act;
5) Information about any property the Licence Holder or manager owns or
manages or has owned or managed for which a local housing authority
has refused to grant a licence under Part 2 or 3 of the Act, or has revoked
a licence in consequence of the Licence Holder breaching the conditions
of his/her licence;
6) Information about any property the Licence Holder or manager owns or
manages or has owned or managed that has been the subject of an
interim or final management order under the Housing Act 2004;
7) Advertising of the property for sale;
8) Change in managing agent or the instruction of a managing agent;
9) Change of address of Licence Holder or Landlord
10)The undertaking of any substantial works to the property including
conversions and modernisations.
Security
30. To take all reasonable measures to secure unoccupied properties from unauthorised
entry.
31. Adequate security provisions must be in place for the property namely:Byker Selective Licensing Scheme: Evaluation Report April 2016
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1) All external doors and frames must be of sound construction and be well
maintained and fitted with five lever BSI mortise locks, unless they are
multipoint locking UPVC, with a 200 mm barrel bolt or similar to be fitted to
the rear door.
2) A door viewer and/or door chain should be provided to the front door.
3) Window locks should be fitted to all ground floor and vulnerable first floor
windows. Keys must be available for use by the tenants.
4) The rear boundary of the property must be maintained to ensure it is secure
and in good repair at all times and, where fitted, lane gates/doors must be
provided with a suitable locking device.
Fire precautions
32. Fire precautions must be in place as soon as possible and within 6 weeks of any
direction from one of the Council Selective Licensing Team Authorised Officers.
These standards may vary dependent upon the layout and occupancy type of the
property. A typical property of no more than three storeys with family household
occupancy, where the kitchen leads from the lounge would require:1) Interlinked hardwired smoke alarms with integral battery back-up must be
located on the escape route at ground and first floor levels.
2) An additional interlinked hardwired heat detector must be located in the
kitchen or lounge (no more than one metre from the entrance door to the
kitchen).
3) Where the kitchen leads from the hall/landing the heat detector must be
located in the kitchen.
4) Smoke and heat detectors are not permitted to be located on any wall. They
must be suitably located on the ceiling.
5) When an inner room (a room where the exit route would be through another
room) is a habitable room (e.g. a bedroom or living room) on the ground or
first floor then an escape window must be provided. This must comprise an
unobstructed opening that has an area of at least 0.33 m2 with no
dimension being less than 450 mm and with a cill height between 800-1100
mm from the floor. For use in an emergency an additional key for the locking
device must be permanently available from within the room. On second
floors or higher, escape windows are not acceptable and a protected route
will be required.
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6) All inner rooms must be fitted with a 30 minute fire door hung on one and a
half pairs of high melt point hinges and be complete with intumescent strips.
A closer must be fitted to the door which is adequate for the size and weight
of the door, the closer to be adjusted to ensure that the door closes
smoothly and quietly into the rebate of the doorframe overcoming any
latching device. All doors must fit correctly into the frame. Any lock or latch
must be sleeved in intumescent material.
7) All other rooms should be fitted with sound, well constructed, and closefitting conventional doors.
8) Polystyrene tiles must not be fixed to any ceiling or wall.
9) The escape route should not pass through any high risk rooms e.g. kitchen.
10)A suitable fire blanket must be provided in all kitchens at suitable locations.
11)Where the property has a useable basement/cellar 30 minutes fire
separation must be provided between any basements/cellars and the
ground floor. This can be achieved by fixing 12.5 mm plasterboard with a 3
mm skim coat maintained in sound condition and a hardwired interlinked
smoke alarm with integral battery backup must be fitted in the
basement/cellar.
Electrical Safety
33. The Licence Holder must produce to the selective licensing team on demand a
Periodic Electrical Report carried out by a suitably qualified electrical contractor
who must be registered/member of an approved body such as NICEIC, NAPIT,
etc. or registered to undertake electrical works in accordance with Part P of the
Building Regulations. This report must be no more than 5 years old and deem the
electrical installation to be in at least a satisfactory condition.
34. The licence holder must ensure, throughout the period of the licence, that the
premises are covered by a valid Periodic Electrical Report. Where a report expires
during the term of the licence, an up-to-date report must be provided to the
selective licensing team within 28 days of completion or upon demand from the
selective licensing. Should the Periodic Electrical Report specify the installation to
be unsatisfactory, the Licence Holder must ensure that such works are completed
no later than 28 days following the date of the report and must inform the licensing
team upon completion of such works.
35. Should the Periodic Electrical Report specify the installation be satisfactory,
however, lists any other remedial works or recommendations, the Licence Holder
must ensure that such works are completed no later than 12 months following the
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date of the report and must inform the licensing team upon completion of such
works.
36. If accommodation within the house is provided on a furnished basis and includes
electrical appliances, the Licence Holder must produce to the authority for their
inspection a portable appliance test (PAT) certificate within the first twelve months
of the licence period.
Gas Safety
37. Should the landlords gas safety check specify the appliances to be safe for use,
however, lists any other remedial works or recommendations, the Licence Holder
must ensure that such works are completed no later than 12 months following the
date of the report and must inform the licensing team upon completion of such
works.
38. The Licence Holder must install and maintain a fixed battery operated carbon
monoxide detector to be installed in a suitable location within the property.
Arrangements for refuse
39. The Licence Holder must provide adequate facilities for the storage and disposal of
refuse and must outline to the occupiers of the house in writing their responsibilities
in this respect prior to the start of a new tenancy.
40. The Licence Holder shall ensure that suitable and adequate provision for refuse
storage and collection is made at the house and that the Council’s arrangements
for refuse collection including recycling are adhered to. This shall include the
provision of closable bins of suitable capacity as specified by the Council.
Arrangements shall be made immediately for the proper collection and disposal of
any rubbish additional to that within the bins and such rubbish shall be stored
within the curtilage of the property at the rear if feasible. The Licence Holder shall
ensure that all refuse containers are returned within the curtilage of the property
as soon as possible following emptied by the Council.
Energy Performance
41. The Licence Holder must provide each occupier of the house with an Energy
Performance Certificate (where applicable). The Licence Holder shall provide a
copy of the said certificate to the authority on demand. Please note that the letting
of properties with an EPC rating of F or G will be banned from April 2018.
42. All habitable rooms must be provided with adequate and suitable fixed space heating
appliances or a controllable central heating system. If a hot water cylinder forms
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part of the heating system it must be properly lagged with a suitable jacket. All hot
water pipes must also be lagged.
43. If the house is an upper property and can have loft insulation this must be provided
to at least 250mm. Where there is any upgrade of loft insulation, a standard
compatible with current Building Regulations must be met.
44. The Licence holder must also ensure that the property has at least two of the
following energy efficiency measures:
1) Double glazing
2) Energy efficient central heating boiler.
3) Cavity wall insulation
4) Draught-proofing
5) Radiator thermostats
6) Low energy light bulbs throughout. (It is the licence holder’s responsibility
to provide replacement energy efficient light bulbs.)
Kitchen/Bathroom facilities
45. Facilities for the preparation, cooking and storage of food must be safely and
conveniently laid out. The kitchen must be of adequate size for the number of
occupants to ensure it can be used in safety. The following amenities must be
provided:

1) Adequate cupboard/drawer space for the storage of food and equipment.
2) An adequate fixed work surface for the preparation of food, being nonabsorbent and capable of being easily cleaned.
3) A fixed sink comprising at least a bowl and single drainer within a base unit, and
provided with an adequate supply of hot and cold running water.
4) Provision for the installation of a cooker, usually being a 30 amp electric cooker
point or a gas point, with sufficient space available adjacent to the point for the
fitting of an oven and hob.
5) Walls adjacent to preparation and cooking area are to be capable of being easily
cleaned.
6) There should be sufficient space for the fitting of a refrigerator or fridge/freezer.
7) All units and any appliances provided must be in good repair and in good working
order.
8) There should be an adequate number of suitably located electric power points
for the safe use of kitchen appliances.
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9) Suitable means of mechanical extract ventilation to the kitchen should be
provided where there is evidence of condensation mould growth.
46. Suitable means of mechanical extract ventilation to the bathroom should be provided
where there is evidence of condensation mould growth.
Special Management Conditions
47. Licence holders and / or his manager are expected to improve and maintain their
knowledge and competency by undertaking training and development in housing
related matters. It is expected that licence holders will complete at least five hours
training per year. This may include attendance on training courses relating to
housing either locally or nationally, completing a recognised online training course
or even attending a private landlord meeting or event. Evidence to support this
must be produced to the Licensing Team on demand.
Optional conditions
48. NAME is to have no involvement in the management of the property for the duration
of the licence.
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