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Executive Summary

Brent Council carried out a public consultation into their proposals to introduce two selective
licensing designations, the first known as designation one in three wards, the second
designation in 18 additional wards. The council proposed introducing selective licensing
through two designations, designed to tackle the most pressing issues within the ward.

Designation one — Poor property conditions and very high repeat antisocial behaviour (ASB):

e Dollis Hill
e Harlesden & Kensal Green
e Willesden Green

Designation two - Poor property conditions:

e Alperton

e Barnhill

e Brondesbury Park

e Cricklewood & Mapesbury

e Kenton

e Kilburn

e Kingsbury

e Northwick Park
e Preston

e Queens Park
e Queensbury
e Roundwood
e Stonebridge

e Sudbury

e Tokyngton

e Welsh Harp

e Wembley Central
e Wembley Hill

To consult with landlords, tenants, residents, stakeholders and other interested parties, the
council carried out an online survey. The council also hosted several public meetings with
landlords, tenants, residents, and landlord groups. The council used digital and print media
to advertise the consultation, as well as in-person methods.

The consultation ran for 12 weeks from 31 October 2022 until 23 January 2023.

In total, 853 responses were received from the online survey. The online survey incorporated
a quantitative approach and qualitative responses through free text boxes. Qualitative
feedback was also received at public meetings and written responses from interested parties.

The consultation looked at the level of support for introducing selective licensing. The
consultation also sought views on the proposed licence conditions, fees, and the
respondents’ perceptions of the issues of poor property conditions, anti-social behaviour
and deprivation in the borough.
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Key Findings

Overall Landlords, Residents Other

letting or  or local stakeholders
managing businesses
agents
Total consultation survey responses 853 358 448 47
Agree with selective licensing 45% 16% 68% 73%
proposal for designation 1
Disagree with selective licensing 41% 68% 22% 15%

proposal for designation 1

Agree with selective licensing 43% 10% 66% 66%
proposal for designation 2
Disagree with selective licensing 46% 75% 25% 21%

proposal for designation 2

Agree with proposed selective licensing 54% 30% 71% 71%
conditions
Disagree with proposed selective 32% 52% 19% 20%

licensing conditions

Responses to the question 848 356 445 47
Selective licensing fee is about the right 20% 3% 34% 23%
level

Selective licensing fee is too high 63% 95% 40% A47%
Selective licensing fee is too low 11% 0% 19% 21%

The results of the consultation survey and the views of stakeholders gathered during the
consultation will be analysed in this report.
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Introduction

Background

The private rented sector (PRS) in Brent has seen rapid growth over the last eleven years,
with around 58,000 homes in the borough privately rented. However, poverty is widespread
across the borough with many households experiencing financial difficulties. In addition,
there is significant and persistent evidence of antisocial behaviour (ASB) across particular
wards in the borough.

Above average London rents and rising energy costs has severely impacted affordability
which in turn has led to overcrowding, a deterioration in property conditions and high levels
of evictions and homelessness.

The prevalence of Covid-19 has demonstrated the vulnerabilities of those in the most
deprived areas, often where Black, Asian and Minority Ethnic (BAME) communities are
concentrated.

Whilst the majority of PRS properties are well maintained and safe, there is a growing
minority that are sub-standard and dangerous. Even well-meaning landlords may not always
be up to date with the latest legal and safety requirements. These properties not only
endanger the health, safety and wellbeing of tenants, but cause issues with neighbours and
end up requiring many interventions from already stretched council teams.

Brent Council has introduced various five-year licensing schemes intended to tackle some of
the problems associated with private rented properties in the borough. The first selective
licensing scheme applied to all non-HMO privately rented homes in the wards of Harlesden,
Willesden Green and Wembley Central and ended in December 2019. The current five-year
selective scheme applies to the old wards boundaries of Dudden Hill, Kensal Green, Kilburn,
Mapesbury and Queens Park.

Proposals

The council is proposing to introduce two new selective licensing designations that will apply
to all privately rented properties in 21 wards of the borough.

The first phase (designation 1) would cover a total of three wards and would allow the
council to deal with the worst ASB and poor property conditions.

The second phase (designation 2) would cover a total of 18 wards on the basis of poor
property conditions.

The consultation focused on the extent to which respondents agree or disagree with the
council’s proposal to introduce the selective licensing scheme, and the two proposed
designations. The consultation also looked at views on the proposed licence conditions, fees,
and the respondents’ perceptions of the issues of anti-social behaviour and poor property
conditions in the borough.

Public Consultation

The consultation ran for 12 weeks from 31 October 2022 until 23 January 2023. To try and
capture as much feedback from landlord, tenants, residents and other stakeholders the
council used several approaches to promote the consultation.

6
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A programme of communications and marketing activity took place to inform all
stakeholders that the council were consulting on a new selective licensing scheme and
encourage participation.

The communications informed and educated all stakeholders on the successes of the
previous scheme, proposals for the new scheme and the benefits.

The approach to communications and marketing focussed on digital activities, physical hard
copy communications and in-person events to meet the needs of the digitally excluded.

Landlord and managing/letting agent events
The council held a series of meetings and forums to gather feedback from landlords and to
make them aware of the consultation. These events are summarised below:

e Virtual landlord forum, 14 December 2022

e Midas Landlord focus group, 11 January 2023

The above meetings were widely publicised and more than 500 people registered for the
events. A total of more than 260 attended.

Residents, tenants and other stakeholder events

The council held a series of meetings and forums to gather feedback from residents, tenants
and other stakeholders and to make them aware of the consultation. These events are
summarised below:

e Harlesden Brent Connects, 31 October 2022

e Kilburn Brent Connects, 2 November 2022

e Kingsbury & Kenton Brent Connects, 10 November 2022
e Residents meeting with Roundwood ward, 11 November 2022
e Willesden Brent Connects, 15 November 2022

e Wembley Brent Connects, 17 November 2022

e Public drop in session, 6 December 2022

e Public drop in session 7 December 2022

e Public drop in session 11 January 2023

e Public drop in session 18 January 2023

e Renters representative groups, 11 January 2023

The above meetings were publicised to more than 7,000. A total of more than 420 attended.

Communications Channels
The council used a wide range of communication channels to promote the consultation and
make stakeholders aware of the proposals.
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Activities to engage all stakeholder groups, inside and outside the borough, and raise their
awareness included:

A direct email to landlords, MPs and landlord and tenant representatives was sent on
10 November 2022

Updating the council website corporate homepage to include the consultation
Posting a news article about the consultation on the council website

Press release to announce start of consultation was published on 31 October 2022
Inclusion within the Brent Black Community Action Plan members newsletter on 14

November 2022, 19 December 2022, 9 January 2023 and 23 January 2023.

Using the council’s social media

15 twitter posts with a total of 14,503 impressions, 533 engagements, 84 re-tweets
and 32 likes

14 Facebook posts with a total of 4,761 people reached, 28 engagements, 15 likes,
225 clicks, 5 comments, 8 shares and 5,149 impressions

One LinkedIn post on 1 November with a total of 607 impressions, 15 engagements,
10 clicks, 4 reactions and 1 comment.

Activities to reach out to Brent tenants and residents included:

The consultation was included as an item in an email to private tenants on 4 January
2023 to 1,777 subscribers
A direct email to all resident associations in Brent was sent on 14 November 2022
The consultation was included within the following e-newsletters:
o Your Brent on 31 October 2022 and 9 January 2023 to 12,121 subscribers
o Business newsletter on 8 November to 13,682 subscribers
o Brent Town Centre newsletter at the end of November to more than 220 Brent
businesses
A full page advertisement was placed within the Brent Magazine, delivered to 135,905
households across the borough.
An out of home campaign ran with adverts added to 55 JC Decaux print and digital
sites across the borough. The out of home campaign ran from 21 November to 5
December 2022
A borough-wide leaflet drop to 135,905 Brent households was completed on 25
November 2022
Pull up banners were installed and displayed at:
Ealing Road Library
Kilburn Library
Kingsbury Library
Willesden Green Library
Wembley Civic Centre Library
Wembley Civic Centre Welcome Desk from 9 November 2022
Two libraries within the borough displayed information on digital screens
The Civic Centre displayed information across six screens
Seven Community Hubs displayed pull up banners
An announcement was published on 17 November 2022 and sent to 164 Brent
headteachers
Six student sector providers were contacted on 28 November 2022:

o O O O O O
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Igstudent.com
Scape

CRM

Fresh

UNITE
Quintain.

Activities to reach out to landlords included the landlords newsletter and was distributed on
31 October 2022 to 20,909 subscribers.

Activities to reach out to landlords outside the borough included:

e Adigital campaign on the London Property Licensing (LPL) website which ran for 12
weeks. LPL is the award winning, leading website for informing private landlords in
the UK. It is the only website dedicated to providing simple, impartial and expert
advice on property licensing and explaining the licensing requirements across every
London borough. The website reaches out to landlords based throughout the UK and
those based abroad. The campaign started on 31 October 2022 and ran until 23
January 2023. The campaign included:

(@]

A pixel banner advert promoting the licensing consultation was placed on
eight London borough pages from 31 October 2022 to 23 January 2023.
Anyone clicking on the advert was taken directly to the council’s consultation
webpage. The eight boroughs were the neighbouring boroughs:

= Barnet

= Brent

= Camden

» Ealing

=  Hammersmith & Fulham
= Harrow

= Kensington & Chelsea

= Westminster
On 31 October 2022, the London Borough of Brent webpage was updated
with information about the licensing consultation and how to take part.
During the consultation the London Borough of Brent's webpage was the
third most viewed borough webpage on the LPL website
From 31 October 2022 to 23 January 2023 a pixel banner advert promoting
the consultation was placed on the LPL homepage
From 31 October 2022 to 23 January 2023 a banner headline attached to a
rotating image at the top of the LPL home page with a link to the consultation
listing
From 3 November 2022 to 23 January 2023, the consultation was promoted
on the LPL latest events webpage. It was also promoted in the events section
on the LPL home page and eight borough pages
A news article about the consultation was posted in the LPL news section on
31 October 2022, promoted on social media and in the LPL newsletter. The
five most recent news stories are listed on the LPL home page and the
London Borough of Brent's page
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The licensing consultation was promoted in posts on the LPL Facebook page
and the LPL LinkedIn page on 1 November 2022

Tweets about the licensing consultation were published on the LPL Twitter
Feed (@Iplicensing) every 12 to 14 days, timed to cover a variety of morning,
afternoon and evening posts, between 2 November 2022 and 23 January
2023. During this period the @Iplicensing twitter feed had more than 2,300
followers, generating impressions, likes, retweets and comments.

The consultation was promoted in the LPL newsletter on 2 November 2022, 8
December 2022 and 21 December 2022. The newsletter is widely distributed
to landlords, letting agents, organisations, local authority officers and
government officials and sent to more than 3,500 people who have requested
updates on housing regulation and property licensing schemes

A paid Facebook campaign ran from 9 November to 21 November 2022. The
campaign received 583 clicks that went directly to the consultation page
Emails were sent to neighbouring borough regulatory services on 14
November.

Activities to make digitally excluded and vulnerable stakeholders aware of the consultation

included:

e Reaching out to local community and outreach groups to ask them to share the
consultation with the groups they interact with:

(@]

O O O O O O

Rumi’s Kitchen

Granville Community Kitchen

Kilburn Street Kitchen

Salvation Army Lunch Club Brent Food Bank

Sufra

Willesden Mutual Aid

Posters were sent to eight Wellbeing Family Centres on 9 November 2022.

Activities to make stakeholders within the council aware of the consultation included:

¢ Notices were placed on the internal channel Yammer on:

o
(@]

31 October 2022, and seen by 157 members of staff
9 January 2023 and seen by 93 members of staff

e Updating the council website corporate homepage to include the consultation

e Posting a news article about the consultation on the council website on the first day
of the consultation

e Six digital screens in the Civic Centre displayed messages

e Members bulletin was published on 4 November 2022

e Managers brief was published on 7 November 2022

e Weekly round up was published on 23 November 2022

e Email to all Housing staff was sent on 5 December 2022

e Brent Black Community Action Plan members newsletter on 14 November 2022, 19
December 2022, 9 January 2023 and 23 January 2023

e Using the council’s social media:

10



) CADENCE
INNOVA

o 15 twitter posts with a total of 14,503 impressions, 533 engagements, 84 re-
tweets and 32 likes

o 14 Facebook posts with a total of 4,761 people reached, 28 engagements, 15
likes, 225 clicks, 5 comments, 8 shares and 5,149 impressions

o One LinkedIn post on 1 November with a total of 607 impressions, 15
engagements, 10 clicks, 4 reactions and 1 comment.

Activities to make other stakeholders outside the borough aware of the consultation
included emails to neighbouring London borough councils Private Sector Housing teams at:

e Ealing

e Westminster City
e Camden

e Harrow

e Royal Borough of Kensington & Chelsea
e Hammersmith & Fulham
e Barnet.

Consultation Methods
The council used several formats to gather feedback from stakeholders on the consultation.

Online Survey

The online survey was open to the general public. In total, there were 853 responses to the
online survey. The consultation survey was the main method of gathering feedback during
the consultation. Respondents were asked their views on selective licensing, the proposed
fees and conditions, and their views on issues within the borough. Their responses are
analysed and broken down by stakeholder type below. Respondents could also request a
paper version of the survey.

Public Forums

The council ran online public forums to provide more information about the proposed
scheme and to gather feedback from stakeholders who would be impacted by licensing. The
public meetings were held over Microsoft Teams and in person where council officers
presented information about the proposed schemes, followed by a question-and-answer
session.

Other Written Feedback

The council accepted feedback on the proposed licensing schemes by email or written
response. The feedback in the emails received has been analysed below and the written
responses received can be found in the appendices.

11
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Consultation Survey Results
This section of the report presents the results from the consultation survey. There were 853

responses to the consultation survey.
In the following analysis, the percentages are based on the answers to the question and will
state where less than the total 853 respondents answered the question.

Overall Consultation Response
Respondents to the consultation were categorised into the following stakeholder groups.

1 - In what capacity are you responding to this questionnaire?

448
400 358 53%
200
47
0

As a Brent resident or a As a landlord, letting or As another type of
local business in Brent managing agent with stakeholder
(but not a landlord) properties in Brent

Respondents who stated they were a Brent resident or local business, or a landlord, letting or
managing agent were then asked which description would best describe them.

Of the 448 residents and local businesses who responded, 195 (44%) said they were an
owner occupier and 157 (35%) said they were private tenants living in a single family
dwelling.

2 - If you are a resident living in Brent, or responding on behalf of a local
business in Brent which of the following best describes you?

200
157
100
23 17 1 6
0
Owner Private Private Housing Brent Shared Local
occupier tenant tenant  associati... Council owner - business in
livingina livingina tenant tenant with a Brent (but
single House in share in not a
family Multiple the equity landlord)
dwelling Occupati... of the
(e.g. a se... (HMO) o... home

12
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Of the 358 landlords, letting or managing agents who responded, 213 (59%) said they were a
landlord who manages their own property, and 121 (34%) said they were a landlord who
uses a managing agent.

3 - If you are a landlord or agent with properties in Brent which of the following best
describes you?

213
200
121
100
12 9 1 1 1
O —
Landlord who Landlord who Managing Letting agent Freeholder Leaseholder to Registered
manages their uses a agent leased to a Notting Hill  social landlord
own property managing ag... landlord Genesis Hou...

The range of respondents to the consultation show a good representation of views from
different stakeholder groups.

Landlords, letting or managing agents who responded to the consultation were asked if they
lived in the London Borough of Brent. Of the 358 landlords, letting or managing agents who
responded, 157 (44%) said they lived in Brent, and 201 (56%) said they lived outside of Brent.

4 - Do you live in Brent?

®No ®Yes
157 (44%)

Landlords
201 (56%)

These results clearly indicate that the consultation reached landlords both in and outside the
borough.

Views on the proposed licensing scheme for designation 1

The council is proposing to introduce two selective licensing designations which would apply
to privately rented homes across 21 wards. To understand the views on the two designations,
respondents were asked about the two designations separately. This section covers the
responses regarding the proposed selective licensing scheme in designation 1, which would
apply to the following three wards, Dollis Hill, Harlesden & Kensal Green and Willesden

13
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Green based on the criteria of poor property conditions and very high repeat antisocial
behaviour (ASB).

The overall majority, around 45% of respondents, agree with the proposal for selective
licensing in designation 1 and around 41% disagree.

All respondents (853) to the online consultation answered this question.

Q14 - To what extent do you agree or disagree with this proposal for the
selective licensing scheme in the three wards of Dollis Hill. Harlesden &
Kensal Green, and Willesden Green?

33%

30%

20%

1%
10% % 8%

HEE=
. =

Strongly  Tend to Neither Tendto  Strongly Don't
agree agree agree nor disagree  disagree know
disagree

Looking at the responses by group, residents / local business and other stakeholders are in
favour of the proposals with over 65% of each group agreeing. Landlords are opposed to the
proposals with over 65% disagreeing.

To what extent do you agree or disagree with this proposal for the
selective licensing scheme in the three wards of Dollis Hill,
Harlesden & Kensal Green and Willsden Green?

Landlord / agent (358) W&Z 12% 56%
Resident / local business (448) 54% 6% 17%
Stakeholder (47) 62% 11% 11% 253

0% 10% 20% 30% 40% 50% 60% 70% 80% 90% 100%

W Strongly agree W Tend to agree B Neither agree or disagree

W Tend to disagree B Strongly disagree H Don't know

14
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Views on the proposed licensing scheme for designation 2

The council is proposing to introduce two selective licensing schemes which would apply to
privately rented homes across 21 wards. To understand the views on the two designations,
respondents were asked about the two schemes separately. This section covers the
responses regarding the proposed selective licensing scheme in designation 2, which would
apply to the following 18 wards based on the criteria of poor property conditions:

e Alperton

e Barnhill

e Brondesbury Park

e Cricklewood & Mapesbury

e Kenton

e Kilburn

e Kingsbury

e Northwick Park
e Preston

e Queens Park
e Queensbury
¢ Roundwood
e Stonebridge

e Sudbury

e Tokyngton

e Welsh Harp

e Wembley Central
e Wembley Hill

The overall majority, around 46% of respondents, disagree with the proposal for selective
licensing in designation 2 and around 43% agree.

All respondents (853) to the online consultation answered this question.

15
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Q16 - To what extent do you agree or disagree with this proposal for the
selective licensing scheme designation for the remaining 18 wards
(excluding the ward of Wembley Park)?

40% 38%
32%

30%

20%

11%
10%

8%

Strongly  Tend to Neither Tendto  Strongly Don't
agree agree agree nor disagree  disagree know
disagree

Looking at the responses by group, residents / local business and other stakeholders are in
favour of the proposals with over 65% of each group agreeing. Landlords are opposed to the
proposals with around 75% disagreeing.

To what extent do you agree or disagree with this proposal for the
selective licensing scheme designation for the remaining 18 wards
(excluding the ward of Wembley Park)?

Resident / local business (448) 52% 4% 5%
Stakeholder (47) 53% 9% KX/

0% 10% 20% 30% 40% 50% 60% 70% 80% 90% 100%

W Strongly agree ® Tend to agree H Neither agree or disagree

Tend to disagree B Strongly disagree H Don't know

Views on the proposed licensing scheme fees

The consultation asked respondents for their views on the proposed licence fees for the
proposed selective licensing scheme. Information about the proposed licence fees was
provided within the consultation documents.

16
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Respondents were asked how reasonable they feel the proposed selective licence fee of £640
for a five-year licence is.

The overall majority of respondents, 63% said that they thought that the fee is too high. 848
respondents to the online consultation answered this question.

Q20 - What are your views on the proposed
fees? A basic fee of £640 per property for a
selective licence

63%
60%
40%
s 1%
-
- —

| think | think 1 think Don‘t
thefeeis thefeeis thefeeis know
too high atabout too low

the right

level

Looking at the responses by group, 356 landlords/ agents, 445 residents / local business and
47 other stakeholders answered the question.

Residents / local businesses and other stakeholders had a more mixed view of the fee, with
40% and 47% respectively saying that the fee was too high. However, 53% of residents/local
business and 44% of other stakeholders said the fee was about the right level or too low.
Landlords / agents had a more consistent view, with 95% saying that the fee was too high.

What are your views on the proposed fees? A basic fee of *£640 per
propety* for a selective licence

Landlord / agent (356) 95% 2%
Resident / local business (445) 40% 34% -
Stakeholder (47) 47% 23%

0% 10% 20% 30% 40% 50% 60% 70% 80% 90% 100%

M | think the fee is too high M | think the fee is at about the right level

| think the fee is too low ® Don't know

17
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Free Text Comments

The free text comments for the questions asking respondents to explain if they disagreed
with the proposed licence schemes, and if they had any further comments were analysed.
The analysis looked at the responses by stakeholder type.

Landlords/agents
For landlords / agents, the top reason given for negative responses is the perception that
PRS licensing is a money-making scheme for Brent Council. Over a quarter of negative
comments from landlords focused on this subject area. This reflects a general sense of
cynicism about Brent Council. For instance, respondents question what the council is doing
with the money from the scheme. There also are some requests to see the data and
calculations that the fees are based on.
e “This is just another 'cash grab' introduced to rinse landlords’ pockets as much as
possible.”
e "l believe Selective Licensing is nothing more than a cash collecting scheme for Brent
Council.”
o "l feel it is another money grabbing exercise, not to help the landlord or tenant.”
e "I paid the fee and have seen nothing from the council. No checks, no property
(nspection.”
e “Prove with facts that the last scheme from 2015 achieved anything. | haven't seen any
data.”

In regards to the concerns raised by landlords, the next most important issues with PRS
licensing are that 1) extra costs incurred by landlords will lead to higher rents, and 2) the PRS
scheme treats both responsible and rogue landlords in the same way. Both these notions
received around a fifth of negative comments from landlords.
e "As | stated in the previous page, any cost to landlords is passed to the end users, who
are tenants.”
e “Unnecessary burden on the landlord which WILL be passed onto tenants.”
e “Deal with problem landlords and not have one size fits all policy and be more flexible
with responsible landlords.”
e “The licensing scheme does nothing for decent landlords.”

Lastly, landlords also expressed some concern that PRS fees would incentivise them to sell

their properties, resulting in reduced housing stock in Brent as a whole. While, as with

residents, concerns over lack of enforcement were also mentioned as some landlords felt

that current legislation is already robust enough and more bureaucracy isn't needed.

“The higher the fees are the more landlords will just quit the market.”

“If the fee gets too high the landlords will leave the borough.”

e "l would only be in favour of selective licensing in Brent if | really thought it targeted
rogue landlords and had the resources to be properly enforced.”

e "Anything a selective license is likely to add is already covered by existing procedures
and services.”

18
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Residents/ local businesses
For residents, the top reason for negative responses is the perception that PRS licensing will
increase rents. Almost a third of negative comments from residents mentioned this.
« "Licensing only has the effect of pushing up rents and property prices.”
o “You will push landlords out of renting resulting in fewer properties which will result in
higher rents.”
o ‘I don't believe it's time to do more licensing which in the end will be reflected in the
tenant's rent.”

Next comes the idea that PRS licensing is a money making scheme for Brent. Over 20% of
resident comments mentioned this.
e “Kensal does not have an anti-social problem and | view this as a method of raising
more funds in an illegitimate manner.”
o Licences are purely being introduced to raise revenue for the Council.”
o ‘Licensing appears to be a money-making scheme for Brent.”

Other notable themes were lack of enforcement and the idea that PRS licensing treats good
and bad landlords in the same way.
o "Adifference will only be made if they are properly enforced.”
e "Be careful not to price good landlords out of Brent. Good landlords have a much lower
profit margin. Bad landlords charge us tenants the same rent but with much worse
upkeep and responsiveness to repairs.”

Other stakeholders
The most notable sentiment among stakeholders is that PRS licensing is unnecessary,
providing no benefit to those involved. A third of stakeholder comments related to this.
e "l don't see any benefit."
e “No need for it.”

Other themes that appear important to stakeholders are that licensing will lead to higher
rents and that it is a money-making scheme for Brent.
e ‘“Licensing is not necessary, it is just a money making exercise.”
e “A blanket rule of selective licensing for every PRS property will increase the cost for
landlords therefore the rent will go up which is already high, this can lead to
homelessness.”

Alternative Solutions
Many of the respondents had suggestions about how to improve the scheme and the private
rented sector in Brent in general. These focused on three main areas:

e Lowering the licensing fee

o Better enforcement of current legislation

e The council should increase its own housebuilding
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Views on the proposed licensing scheme conditions
The consultation asked respondents for their views on the proposed set of licence

conditions. Information about the licence conditions was provided within the consultation
documents.

The overall majority of respondents (54%) agreed with the proposed licence conditions. All
respondents (853) to the online consultation answered this question.

Q18 - To what extent do you agree or disagree with the proposed
selective licensing conditions?

Strongly agree

Tend to agree

Neither agree nor disagree
Tend to disagree

Strongly disagree

Don't know I 3%
0%

20%

Looking at the responses by group, residents / local businesses and other stakeholders are in
favour, with over 70% of each group agreeing. Landlords are opposed, with 52% disagreeing
with the proposed licence conditions.

To what extent do you agree or disagree with the proposed
selective licensing conditions?

Resident / local business (448) 52% 7% 15% A

Stakeholder (47) 43% 9%

0% 10% 20% 30% 40% 50% 60% 70% 80% 90% 100%

W Strongly agree ® Tend to agree H Neither agree or disagree

= Tend to disagree m Strongly disagree ® Don't know
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Comments regarding the licence conditions

The free text comments for the questions asking respondents to explain why they disagreed
with the proposed licence conditions were analysed. The analysis looked at the responses by
stakeholder type.

Landlords / agents

For landlords / agents, the most common theme in the comments regarding the licence
conditions is that the conditions are already covered by existing law, and therefore
questioning the value of the proposed scheme:

e "All of these issues are already addressed by law and by competent landlords who also
require them for building insurance. Brent is adding nothing by requesting what is
already being complied with.”

e "All the conditions are already mandatory under Landlords and Tenants legislation.
Putting this in a licensing is nothing more than check tick exercise. The license simply
does not add value”

e "Most of these conditions are covered by law anyway and should be followed but | do
not agree selective licencing is the way to do this”

e “Some of the conditions are already mandatory. there is no need for more paperwork
and red tape. tenants are free to move on if conditions are unsuitable.”

e “These are basic requirements which most responsible landlords do anyway. Making
them for a licence in addition to this is unnecessary.”

e “These are covered by Law in any case we don't need repetitive work by Brent on this”

Landlords also expressed a view that good landlords will already be meeting these
conditions:

e “They are all things a responsible landlord already does, by Law. The council do not
require any further fees to chase down those that do not comply”

o "All the conditions listed (gas appliance safety cert, electrical safety cert, How to Rent
booklet, references, and so on are things a good landlord does anyway, and he/she
should not need to pay the council for a licence for something they already do. Why not
canvass individual tenants asking about their personal tenancies then target the bad
landlords that way?”

A theme in landlord responses, and in all other stakeholder responses, was opposition to the
licence condition requiring references from tenants:

e “Landlords can vet their own tenants and shouldn't be forced to obtain references and
council should not be able to have this much control on properties”

e “many Brent tenants do not have any persons who could provide honest references for
their renting, even when they are existing/previous Brent council tenants!”

Another theme was that licensing would cause rents to increase and that it is a money-
making scheme for the council, and that the fee is too expensive.

e ‘It is just going through the motions and a way for the council to make money.”
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e “as before, not fair on tenants. increased costs for landlords will always be passed to
tenants in higher rents. this is unfortunate for tenants.”

e "l agree to the standards but not the high fee that the council requires for doing
nothing.”

Lastly, landlords felt that the council should be doing more to support landlords and that
tenants also have responsibilities as well:

“Other than the costly eviction route that can take up to 12 months through the courts
- what support does a landlord have when the tenant does not look after the furniture
or comply with the terms of the occupation? As it stands the tenant can in many ways
trip up the landlord on technicalities which prevents the landlord seeking justice though
the courts. The landlord can also do with free legal support as the tenant currently does
- justice shouldnt be one sided!”

“Landlords should not shoulder all responsibility, tenants must do their part as well"

Residents / local businesses
Similarly to the responses from landlords / agents, the most common theme was that the
licence conditions are covered by existing law:

“Aren't this already legal requirements?”

“The conditions set out are already legal conditions applicable to any rental houses”
“These are generally already required under a standard lease. This scheme does not
provide additional requirements”

“These are standard conditions which landlords already have to meet in order to let a

property.”

Residents / local businesses also stated that they thought licensing would cause rents to
increase:

“Just adding further layers of cost, which will increase rents for tenants. You will end up
with a borough with little or no rental accommodation available within the next five

years.”

“Reduce rental stock and push up rent prices”

Other themes were that there should be more conditions and opposition to the condition
requiring references from tenants:

“How about having to provide the right number of bins? Telling the truth about the
number of people? Having the right number of people relative to rooms and bathrooms
in-line with Building Regulations? Insulating the property to a minimum level? Proving
they have a cleaning contract for properties in multiple occupation, when tenants tend
to not do anything?”

“There ought to be greater regulation on people proposing to be landlords l.e that they
are indeed a “fit and proper” person, are responsible, have the means and capability of
maintaining a property and the basic understanding and respect that the property is
another a tenant’s home”
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“They do not go strong enough - some of these landlords own hundreds of properties
and businesses in the borough and they should have a duty of care to ensure their
properties are well maintained, clean and tidy inside and out and that their tenant do
not undertake ASB”

“I don't agree with the final condition of references. It's an unfair ask on tenants who
might face barriers in securing a reference that is deemed acceptable, and might lead
to forms of discrimination. While the conditions for selective license puts some onus on
landlords, they aren't required to provide proof of being an otherwise good landlord, so
tenants shouldn't be asked either.”

Other stakeholders
The most consistent comment from stakeholders was that they disagreed with the licence
condition relating to licence holders asking for references from tenants:

“References are a further obstacle to prospective tenants which disproportionately
affects lower income families”

“The requirement for persons wishing to occupy a dwelling to supply references makes
it extremely difficult/impossible for people with no history of renting in England to live
anywhere but 'the shadow PRS' as landlords will invariably demand a reference from a
previous landlord. For those who have recently arrived in England, it is extremely
difficult/impossible to negotiate an alternative referee because those people are not
familiar enough with local law to know that landlords are not obliged to provide a
reference so landlords cannot be specific about the source of any reference. But in any
event, in practice, such a requirement leaves those newly-arrived unable to access
licensed property.”

Other themes that appeared in the comments from stakeholders are that the conditions are
already law and concerns about the implementation of the scheme:

"All the conditions included to obtain a selective licencing are already law (such gas
safety etc) so why you need a separate licence. If you need to see safety documents
create a central database where landlords can upload themselves. This shouldn't cost
much and doesn't require admin teams to administrate the licencing scheme like how
its done now. Council can check the landlords on database for up to date documents
where necessary.”

“Do not disagree however have doubts regarding f it is going to be executed properly”
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Views on issues in the Brent
Respondents to the survey were asked their opinion of issues relating to poor property
conditions, ASB and deprivation in private rented properties in the borough.

Respondents were asked to what extent they believed that anti-social behaviour, poor
property conditions and deprivation are problems in their local area of Brent.

For each question the number of responses is shown as ‘count’ for the total responses, and
in brackets against each stakeholder type.

Anti-social behaviour
51% of respondents thought that ASB was a very big or fairly big problem as opposed to
42% who thought it was not a problem at all or not a very big problem.

9a - Anti-social behaviour (ASB)

Count
. - 848
30%
20%
20%
12%
- - -
o I
Not a problemat  Not a very big A fairly big A very big Don‘t know

all problem problem problem

Looking at the responses by group, over 50% of all respondent groups think that ASB is a
fairly big or very big problem in their area.

9a To what extent do you believe ASB to be a problem in your local area
of Brent?

Landlord / agent (358) 12% 20%

Resident / local business (443)
Stakeholder (47)

0% 10% 20% 30% 40% 50% 60% 70% 80% 90% 100%

B Not a problem at all ~ ® Not a very big problem = A fairly big problem

B A very big problem H Don't know
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Poor property conditions
For poor property conditions, the majority of responses stated that they thought that poor
property conditions are not a very big problem (29%) or a very big problem (27%).

9b - Poor property conditions Count
30% 29% 27%
20% 19%
15%
) . ]
Not a problem  Not a very big A fairly big A very big Don't know
atall problem problem problem

Looking at the responses by group, residents / local businesses and other stakeholders think
that poor property conditions are a fairly big or very big issue (over 65% of each group).
Landlords / agents think it is not a problem at all or not a very big problem.

9b To what extent do you believe poor property conditions to be a
problem in your area?

Landlord / agent (352) - |NNEREZSMNN T e s NS
Resident / local business (439)  IEREZ 6% 1 24% Y 7S5
Stakeholder (47) [T 5% 230 =

0% 10% 20% 30% 40% 50% 60% 70% 80% 90% 100%

M Not a problem at all = Not a very big problem = A fairly big problem

H A very big problem ® Don't know
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Deprivation

For deprivation, the largest proportion of respondents (29%) responded that deprivation is a
fairly big problem.

9c - Deprivation

Count
30% 29% 847
24% 23%
20%
13%
11%
0%
Not a problem at  Not a very big A fairly big A very big Don't know

all problem problem problem

Looking at the responses by group, residents / local businesses and other stakeholders think
that deprivation is a fairly big or very big issue (over 65% of each group). Landlords / agents
think it is not a problem at all or not a very big problem (54%).

9c To what extent do you believe deprivation to be a problem in your
area?

Landlord / agent (354)

Resident / local business (446) 11% 34%

Stakeholder (47) ZE74 30%

0% 10% 20% 30% 40% 50% 60% 70% 80% 90% 100%
H Not a problem atall = Not a very big problem = A fairly big problem

B A very big problem m Don't know

Views on the private rented sector in Brent
Respondents were also asked about their views on the private rented sector in Brent.

Poorly maintained and poorly managed properties
Respondents were asked to what extent they agreed that poorly maintained properties and
poorly managed properties are contributing to the decline in some areas in Brent.

For each question the number of responses is shown as ‘count’ for the total responses, and
in brackets against each stakeholder type.

26



CADENCE
@ INNOVA

Poorly maintained properties
When asked about poorly maintained properties contributing to the decline of some areas in

Brent, the largest proportion of respondents (34%) strongly agreed.

10a - Poorly maintained properties are contributing to the decline of some areas

in Brent
851
30%
21%
20% .
14% e
10%
10%
- - -
m (=
Strongly agree  Tend to agree  Neither agree Tend to Strongly Don't know
nor disagree disagree disagree

Looking at the responses by group, residents / local business and other stakeholders
strongly agree that poorly maintained properties are contributing to the decline of some
areas in Brent. The response from landlords is more evenly spread, with 23% responding with
tend to agree and neither agree or disagree, and 21% strongly disagreeing.

10a Poorly maintained properties are contributing to the decline of some
areas of Brent

Landlord / agent (358) BEF4 23% 21%
Resident / local business (446) 54% 7% 12% (4
Stakeholder (47) 47% 9% 13%

0% 10% 20% 30% 40% 50% 60% 70% 80% 90% 100%

W Strongly agree ® Tend to agree H Neither agree or disagree

= Tend to disagree H Strongly disagree ® Don't know
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Poorly managed properties
When asked about poorly managed privately let properties contributing to the decline of
some areas in Brent, the largest proportion of respondents (34%) strongly agreed.

10b - Poorly managed privately let properties are contributing to the decline of
some areas of Brent

30%
19% 4
20% = 125
13%
10%
10%
) - - =
0% (—
Strongly agree Tend to agree  Neither agree Tend to Strongly Don’t know

nor disagree disagree disagree

Looking at the responses by group, residents / local business and other stakeholders
strongly agree that poorly maintained properties are contributing to the decline of some
areas in Brent. The response from landlords is more evenly spread, but the largest portion of
respondents (28%) strongly disagree.

10b Poorly managed privately let properties are contributing to the
decline of some areas of Brent

Landlord / agent (354)  [EZ% 22%

Resident / local business (440) 54% 6% 1%

Stakeholder (47) 53% 6%

0% 10% 20% 30% 40% 50% 60% 70% 80% 90% 100%

W Strongly agree W Tend to agree B Neither agree or disagree

W Tend to disagree B Strongly disagree M Don't know

Landlord responsibility and ‘fit and proper’ persons

Respondents were asked to what extent they agreed that landlords have a responsibility to
manage their properties properly, and that to help with the management of privately let
properties in the borough, landlords should be ‘fit and proper’ persons.

For each question the number of responses is shown as ‘count’ for the total responses, and
in brackets against each stakeholder type.

Landlord responsibility
When asked if landlords have a responsibility to manage their properties effectively, the
largest proportion of respondents (75%) strongly agreed.
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10c - Landlords have a responsibility to manage their properties effectively

80% Lt Count
60% 848
40%
19%
20%
3% 1% 1% 0%
0%
Strongly agree Tend to agree  Neither agree Tend to Strongly Don't know
nor disagree disagree disagree

Looking at the responses by group, there is consistent strong agreement from each

stakeholder group.

10c Landlords have a responsibility to manage their properties effectively

Landlord / agent (358) 68% iy
Resident / local business (443) 81% R
Stakeholder (47) 79% 2%%,

0% 10% 20% 30% 40% 50% 60% 70% 80% 90% 100%

W Strongly agree # Tend to agree H Neither agree or disagree

= Tend to disagree H Strongly disagree ® Don't know

‘Fit and proper’ person
When asked if to help with the management of privately let properties in the borough,
landlords should be ‘fit and proper’ persons, there was strong agreement (57%).

10d - To help with the management of privately let properties in the borough,
landlords should be ‘fit and proper’ persons

Count
ke 847
50%
24%
10%
4% 4% 1%
0%
Strongly agree Tend to agree Neither agree Tend to Strongly Don‘t know
nor disagree disagree disagree
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Looking at the responses by stakeholder group, the majority of each stakeholder group
agreed with the statement.

10d To help with the management of privately let properties in the
borough, landlords should be 'fit and proper' persons

Landlord / agent (35¢) | NECE M 359 RIS 5% 5t

Resident / local business (442) 71% 0 4%4%

Stakeholder (47) 70% T

0% 10% 20% 30% 40% 50% 60% 70% 80% 90% 100%

W Strongly agree W Tend to agree B Neither agree or disagree

Tend to disagree Strongly disagree H Don't know

Views on existing and previous selective licensing schemes in the Brent
Respondents were also asked about their view on the previous and current smaller selective
licensing schemes in Brent.

Views on the existing selective licensing scheme

Respondents were asked if they thought that the selective licensing scheme had improved
things in Brent. The question gave the following options and respondents could choose as
many as they thought applied:

Improved the condition of properties

Reduced waste/rubbish such as mattresses dumped in private property front gardens
Reduced waste/rubbish dumped on streets

Reduced noise from neighbouring privately rented properties

Reduced overcrowding in privately rented properties

Tackled deprivation and inequalities in Brent

Support to landlords and tenants

Other (Please specify)

None of the above

The option that received the highest number of responses was “none of the above”.
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Q11 - In which of the following ways do you think the selective licensing schemes
have improved things in Brent?

®Landlord / Agent @ Resident / Local Business ® Stakeholder

=
400
« Multiple Choice Question
» Plus 88 comments listed under Other
187
300
200
100 —
70 71
65 58
44 44
0 19
None of the Improved Reduced Reduced Supportto Reduced Reduced Tackled
above the overcrowd... waste/rub... landlords waste/rub... noise from deprivation
condition of in privately suchas andtenants dumpedon neighbour... and
properties rented mattresses streets privately  inequalities
properties dumped in rented in Brent
private properties
property
front
gardens

Looking at the responses by group, landlords / agents had the largest response for “none of
the above”, with comparatively very few other responses.

Q11 - In which of the following ways do you think the selective licensing schemes have improved
things in Brent?

241
« Multiple Choice Question
200 « Plus 88 comments listed under Other
100
44 44 -
13 12 6 4
5 N

None of the Improved the Reduced Support to Reduced Reduced Tackled Reduced
above condition of overcrowding landlords and waste/rubbish waste/rubbish ~ deprivation noise from
properties in privately tenants such as dumped on and neighbouring
rented mattresses streets inequalitiesin  privately
properties dumped in p... Brent rented prop...

Residents / local businesses also gave the highest number of responses to “none of the
above”, but there were also a high number of responses for “improved the condition of
properties” and “reduced overcrowding in privately rented properties”.
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Q11 - In which of the following ways do you think the selective licensing schemes have improved

things in Brent?

« Multiple Choice Question
« Plus 88 comments listed under Other

200 187
143
18
9%
wo . . - 71 70 65 ’
0 - - - -

None of the Improved the Reduced Reduced Reduced Support to Reduced Tackled
above condition of overcrowding waste/rubbish waste/rubbish landlordsand noise from deprivation
properties in privately such as dumped on tenants neighbouring and
rented mattresses streets privately  inequalities in
properties  dumped in p... rented prop... Brent

The highest response of other stakeholders was “improved the condition of properties” and
“reduced overcrowding in privately rented properties”.

Q11 - In which of the following ways do you think the selective licensing schemes have improved
things in Brent?

20
« Multiple Choice Question

18
16
12 12 « Plus 88 comments listed under QOther
10 2 8
- - 6 :
: I .

Improved the Reduced None of the  Support to Tackled Reduced Reduced  Reduced noise
condition of overcrowding above landlords and  deprivation ~waste/rubbish waste/rubbish from
properties in privately tenants and such as dumped on  neighbouring
rented inequalities in  mattresses streets privately
properties Brent dumped in p... rented prop...

Views on the consequences of stopping the selective licensing schemes
Respondents were asked if the selective licensing schemes in Brent stopped and were not
continued, what issues they thought would get worse as a consequence.

The question gave the following options and respondents could choose as many as they
thought applied:

e The condition of properties

e The amount of waste such as mattresses dumped in private property front gardens
e The amount of waste/rubbish dumped on streets

¢ Noise from neighbouring privately rented properties

e Overcrowding in privately rented properties

e Deprivation and inequalities in Brent

e Support to landlords and tenants

e Other (Please specify)

¢ None of the above
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The highest number of responses were for “overcrowding in privately rented properties”,
“none of the above"” and "the condition of properties”.

Q12 - If the selective licensing schemes in Brent stopped and were not
continued, which of the following do you think would get worse as a
consequence?

® Landlord / Agent ®Resident / Local Business ® Stakeholder

350
300 « Multiple Choice Question
» Plus 52 comments listed under Other
250
200
150
100
50
1
0 8
Overcro... None of The The Deprivati... The Noise from Support to
in privately the above condition amount of and amount of neighbo... landlords
rented of waste/ru... inequaliti... waste such privately and
properties properties dumped in Brent as rented tenants
on streets mattresses properties
dumped in
private
property
front
gardens

Looking at the responses by group, landlords / agents had the largest response for “none of
the above”, with comparatively very few other responses.

Q12 - If the selective licensing schemes in Brent stopped and were not continued, which of the
following do you think would get worse as a consequence?

« Multiple Choice Question
« Plus 52 comments listed under Qther

231
200
100 66
46
- 19 18 18 18 15
0 - I I B D S—

None of the Overcrowding The condition The amount  Deprivation Supportto  Theamount  Noise from

above in privately  of properties of and landlords and of waste such neighbouring
rented waste/rubbish inequalities in tenants as mattresses privately
properties dumped on Brent dumped in rented
streets private prop...  properties

Residents / local businesses gave the highest number of responses to “the condition of
properties” and “overcrowding in privately rented properties”.
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Q12 - If the selective licensing schemes in Brent stopped and were not continued, which of the

following do you think would get worse as a consequence?
« Multiple Choice Question

« Plus 52 comments listed under Other

Deprivation None of the Support to

The condition Overcrowding Theamount Noise from  The amount

of properties  in privately of neighbouring of waste such and above landlords and
rented waste/rubbish privately as mattresses inequalities in tenants
properties dumped on rented dumped in Brent
streets properties  private prop...

Similarly, other stakeholders also gave the highest number of responses to “the condition of
properties” and “overcrowding in privately rented properties”.

Q12 - If the selective licensing schemes in Brent stopped and were not continued, which of the

following do you think would get worse as a consequence?
« Multiple Choice Question

« Plus 52 comments listed under Other

Supportto  Theamount Theamount Noisefrom  None of the

The condition Overcrowding Deprivation

of properties  in privately and landlords and of waste such of neighbouring above
rented inequalities in tenants as mattresses waste/rubbish privately
properties Brent dumped in dumped on rented
private prop... streets properties

Views on if continuing selective licensing would improve the condition and

management of privately rented properties
Respondents were asked the extent they agreed or disagreed that continuing selective
licensing would improve / further improve the condition and management of privately

rented properties in Brent.
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844 respondents to the survey answered this question.

Q13 - To what extent do you agree or disagree that continuing
selective licensing would improve / further improve the condition
and management of privately rented properties in Brent?

Strongly agree

Tend to agree

Count
Neither agree nor disagree 844
Tend to disagree
Strongly disagree 32%

Don't know

Looking at the responses by group, residents / local businesses and other stakeholder agree
that continuing selective licensing would improve the condition and management of
privately rented properties in Brent, whilst landlords / agents disagree.

13 - To what extent do you agree or disagree that continuing selective
licensing would improve / further improve the condition and
management of privately rented properties in Brent.

0% 10% 20% 30% 40% 50% 60% 70% 80% 90% 100%

B Strongly agree M Tend to agree B Neither agree or disagree

W Tend to disagree B Strongly disagree B Don't know
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Online Survey Respondents

The respondents to the consultation survey were asked if they would give their age range,
sex and their ethnic background. Their responses were compared with benchmarks for the
borough.

The number of respondents to each question is shown in each graph as the “count”.

Gender of respondents
Respondents were asked their gender. 93% of respondents chose to respond to this
question. The highest proportion of responses were from male respondents.

What is your gender?

Male 46%
Female 40%

Prefer not to say 13%

Count

795

Non-binary 1%
0% 20% 40%

A proportion (13%) of those who answered the question gave the response of “Prefer not to

"

say”.

According to the 2021 Census, the population of Brent is 51% female and 49% male,
therefore male respondents are slightly overrepresented, and female respondents are
underrepresented in the consultation.

Age of respondents
Respondents were asked which age bracket they were in. 95% of respondents chose to
answer this question.

What was your age on your last birthday? Count

21% 21%  21% 814

20%
16%
15%
10%
10%
1%
0% —

Under 25to 35to 45to 55to 65o0r Prefer
25 34 44 54 64 above notto
say

10%

W
P
&

The expectation is that residents, landlords and stakeholders 18 and over were likely to
respond to the consultation.

A proportion (10%) of those who answered the question gave the response of “Prefer not to

"

say”.
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The age groups of 35 to 44, 45 to 55 and 55 to 64 were evenly represented by the
respondents, with each group making up 21% of respondents. The age groups of 55 to 64
were overrepresented in the consultation.

The 25 to 34 age group is underrepresented at 10% compared to the Census figure of 23%
for that age group in the London Borough of Brent.

2021 Census - Usual resident population for Brent (Adult
population*)

25% 23%
21%

20% 18%
15%
0,
15% 14%
10%
10%

0%
20 to 24 25to 34 35to 44 45 to 54 55 to 64 65 or above

*Please note that the Census figures are the percentage of the adult population (percentage based on
figures with ages 0-19 removed)

Ethnic origin of respondents
Respondents were asked “"How would you describe your ethnic origin?”. 669 (78%) of
respondents chose to respond to this question.

How would you describe your ethnic origin?

White: English/Welsh/Scottish/Northern Irish/British
Prefer not to say _ 16%
Asian/Asian British: Indian _ 16%
Any other White background _ 12%
Black/Black British: African [ N SN &%
Black/Black British: Caribbean _ 5%
white: Irish [ 3%

Count
Any other Asian/Asian British background [l 3%
Any other ethnic group [l 3% 669
0% 10% 20% 30%
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31 - How would you describe your ethnic origin? %, Count
White: English/Welsh/Scottish/Northern Irish/British [ 28% 188
Prefer not to say 16% 106
Asian/Asian British: Indian 16% 105
Any other White background 12% 77
Black/Black British: African 6% 39
Black/Black British: Caribbean 5% 34
White: Irish 3% 21
Any other Asian/Asian British background 3% 19
Any other ethnic group 3% 18
Asian/Asian British: Pakistani 2% 12
Any other mixed/multiple ethnic background ] 1% 10
Mixed: White and Black African 1% 8
Arab 1% 7
Mixed: White and Asian 1% 7
Asian/Asian British: Bangladeshi 1% D
Asian/Asian British: Chinese 1% 5
Mixed: White and Black Caribbean 1% 5
White: Gypsy or Irish Traveller | 0% 2
Any other Black/Black British background 0% 1
Total 100% 669

A notable proportion (16%) of those who answered the question gave the response of

"Prefer not to say”.

The 2021 Census results for Brent regarding ethnic groups are shown below:

Ethnic Group Percentage
(2021 Census)
Asian, Asian British or Asian Welsh: Bangladeshi 0.6
Asian, Asian British or Asian Welsh: Chinese 1.0
Asian, Asian British or Asian Welsh: Indian 19.5
Asian, Asian British or Asian Welsh: Pakistani 4.5
Asian, Asian British or Asian Welsh: Other Asian 7.2
Black, Black British, Black Welsh, Caribbean or African: African 9.1
Black, Black British, Black Welsh, Caribbean or African: Caribbean 6.3
Black, Black British, Black Welsh, Caribbean or African: Other Black 2.1
Mixed or Multiple ethnic groups: White and Asian 1.1
Mixed or Multiple ethnic groups: White and Black African 0.9
Mixed or Multiple ethnic groups: White and Black Caribbean 1.1
Mixed or Multiple ethnic groups: Other Mixed or Multiple ethnic 20
groups
White: English, Welsh, Scottish, Northern Irish or British 15.2

38

CADENCE
INNOVA



) CADENCE
INNOVA

Ethnic Group Percentage
(2021 Census)
White: Irish 2.7
White: Gypsy or Irish Traveller 0.1
White: Roma 0.7
White: Other White 15.9
Other ethnic group: Arab 53
Other ethnic group: Any other ethnic group 4.7

The largest group were people of White British ethnic origin (28%), which is above the
borough’s demographic figure of 15.2%. However, any other white background (12%) is
slightly under the borough figure of 15.9%. The proportion of respondents of Asian/Asian
British: Indian ethnic origin (16%) is slightly below the borough figure of 19.5%.

The proportion of black / black British: African (6% of respondents vs 9.1% of the borough),
black / black British: Caribbean (5% of respondents vs 6.3 of the borough), Asian / Asian
British: Pakistani (2% of respondents vs 4.5% of the borough) and other Asian / Asian British
background (3% of respondents vs 7.2% of the borough) are below the borough figures.

Religion and beliefs of respondents
Respondents were asked their religion or beliefs. 89% of respondents chose to answer this
guestion. The largest proportion of respondents gave “Prefer not to say” as their response.

What is your religion or belief?

30% 28%
3 e Count
20% 17%
10%
0o,
109 8/ 6%
1% 1% 0% 0% 0% 0% 0% 0% 0% 0%
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The 2021 Census results for Brent regarding religion or beliefs are shown below.

Religion or beliefs Percentage (2021 Census)
No religion 13.6
Christian 38.8
Buddhist 0.9
Hindu 15.6
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Jewish 1.1
Muslim 214
Sikh 0.5
Other religion 1.3
Not answered 6.9

Based on the answers of those who gave their religion or beliefs, Christians, people with no
religion, Hindus and Muslims were underrepresented in the survey's respondents.

Sexual orientation of respondents

Respondents were also asked their sexual orientation. 89% of respondents chose to answer
this question. The largest proportion of responses were from people who identified as
heterosexual / straight. A large portion of respondents, 32%, gave the responses “prefer not

to say”.

What is your sexual orientation?

@®ace @Bisexual @Gay man @Heterosexual/str... @irrelevant for t... @ Lesbian

None of your... @Pansexual @ Prefer not to ... @Queer
Count

756

For clarity, the consultation survey respondents responses were:

Sexual orientation Percentage (Consultation response)
Straight or Heterosexual 61.4%
Prefer not to say 324%
Gay man 2.5%
Bisexual 2.2%
Lesbian 0.8%
Pansexual 0.1%
Asexual 0.1%
Queer 0.1%
Irrelevant / none of your business 0.2%

The 2021 Census results for Brent regarding sexual orientation are below.

Sexual orientation Percentage (2021 Census)
Straight or Heterosexual 85.10
Gay or Lesbian 1.31
Bisexual 1.29
Pansexual 0.45
Asexual 0.04
Queer 0.03
All other sexual orientations 0.07
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Sexual orientation Percentage (2021 Census)
Not answered 11.70

Straight / heterosexual respondents are underrepresented by the consultation responses
(61% compared to 85% according to 2021 Census). Gay and lesbian respondents were
slightly over presented, as were bisexual respondents.

Long standing illness or disability of respondents
Respondents were also asked if they had a long-standing illness or disability. 93% of
respondents chose to respond to this question.

Do you have any long-standing illness or disability?

Count
®No @ Prefer not to say @ Yes 79 ]
70% 16% 14%

A proportion (16%) of those who answered the question gave the response of “Prefer not to
say”.

14% of the respondents to the question said they have a long-standing illness or disability,
which is comparable with the combined figures of 7.1% of people in Brent who are disabled
under the equalities act and their day-to-day activities are limited a lot, and the 7.6% of
Brent who are disabled under the equalities act and their day-to-day activities are limited a
little (figures from 2021 Census).
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Public Meetings and Written Responses

Brent Council held three public meetings, attended five Brent Connects meetings and a
residents’ ward meeting and held four public drop-in sessions to gather feedback from
stakeholders. Feedback was also gathered through written responses on the proposed
schemes by email. Below is a summary of the key themes that came out of the Brent
Connects and the written feedback. It should be noted that council officers were present at
every meeting and that most of the sessions were taken up by a question and answer session
following on from a presentation about the proposals. During each public meeting, council
officers attempted to address all questions posed by attendees or directed them to the
consultation documents for further information (often when there were specific questions
about the proposed licence conditions, fees etc). Council officers also responded to email
queries that were sent as part of the consultation.

The full email and written responses can be found in the appendices. All representations to
the consultation will be considered in line with the Housing Act 2004 and published as an
Annex to this consultation report.

Landlord Meetings

The council held two meetings aimed at engaging with landlords and agents, to make them
aware of the consultation and to gather their feedback. There was an online meeting (via
Microsoft Teams) which was held on 14 December 2022 with around 120 attendees (the
actual number of attendees fluctuated during the meeting as attendees joined late or left
early), and an in-person event held on 11 January 2023, with 140 attendees.

For both meetings, a presentation was given on the two proposed selective licensing
schemes, followed by a question and answer session, where attendees could give their views
and ask questions about the proposals. Participants were able to express their opinions freely
and to highlight areas on which they required clarification while suggesting matters for the
council officers to consider. The main themes of the questions and views expressed were:

e Licensing will force landlords to leave the market / sell their properties

e The fee is too high

e Questions about the level of inspections that will take place under the scheme

e Licensing is money making scheme for the council / a landlord tax

e The emphasis of the scheme is to penalise not supporting landlords

e Which landlord organisations are eligible for a discount?

e Why is licensing necessary for landlords with managing agents

e Issues are often due to tenant behaviour, which is not the responsibility of the
landlord

e What is the benefit of the scheme to landlords?

e Will there be advice and support for landlords?

e How will the council make landlords aware of the proposed scheme if approved?

e If there are issues with damp and mould, this may be due to the tenants behaviour,
as they will control the heating and ventilation of the property, and may not want to
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heat and air the property in the winter and during a cost of living crisis/high energy
prices.

In summary, most landlords and agents held strong views and were negative to PRS
licensing in general. In particular, the negative perception linking ASB to private renting and
the effectiveness of selective licensing schemes in combating problems in the areas, and the
economic costs of licensing schemes on landlords.

Some attendees made points and suggestions about ways that Brent Council might act to
make the scheme either more effective or less unpalatable to landlords and agents e.g., a
focus on inspections and to consider the impact of the licence conditions, with thoughts on
the impact on housing homeless clients.

Renters Representative Forum

The council held a meeting with renter representatives aimed at gathering their feedback on
the proposed schemes. The forum was held in person on 11 January 2023 with
representatives from Brent Renter’s Union, Willesden Residents Town Centre team, Crisis,
Single Homeless Prevention Service and Brent Advice for Renters.

At the meeting a presentation was given on the two proposed selective licensing
designations, followed by a question and answer session, where attendees could give their
views and ask questions about the proposals. Participants were able to express their opinions
freely and to highlight areas on which they required clarification while suggesting matters for
the council officers to consider. The main themes of the questions and views expressed were:

e How is the scheme going to be enforced and what difference will it make to tenants?

e The scheme should be more about aggressive enforcement, and punishing landlords
if they don’t meet the conditions

e What is the enforcement policy?

e Will the council fine landlords if properties aren't licenced?

e How are you planning to educate tenants and landlords?

e The licence conditions should have more emphasis on the property conditions

e The council need to educate tenants on their rights, but be aware that tenants can
face eviction if they report their landlords, so the emphasis should be on the council
not the tenants, and there needs to be better information for tenants when
threatened with eviction

e Other councils found that landlords feel more responsible for their properties with
licensing schemes, but they are aware it's a balance between improving conditions
and not reducing the stock of PRS available

e The council should support smaller landlords, who may need a lot of communication
and support. The licence conditions can give them a guide

e  Will the council consider an early bird scheme to encourage early applications?

e What are metrics for success when the scheme is rolled out, and what the benefits of
the scheme will be.
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In summary, the attendees supported the proposed selective licensing scheme, but were of
the view that the schemes had to be enforced for them to have an impact. There was also an
emphasis on support for tenants who complain to the council about their rented properties,
or make the council aware of an unlicensed property, as there was a view that this would
lead to illegal evictions.

Brent Connects and Written Responses
Below is a summary of the key themes that came out from both the written responses and
the feedback from the public meetings:

Concerns that licensing will cause an increase in rents

Questions about how the scheme will be enforced and inspections

Questions about the council’s capacity to enforce the scheme

Questions about how licensing can address ASB, and if it would have an impact in
ASB

Questions about the role of tenants, and the need for tenants to be educated on their
rights and responsibilities

Questions about what the benefit is for landlords of the scheme

Questions about why licensing is necessary, with existing legislation on rented
properties.

Appendices
Please see Consultation on Private Sector Licensing in Brent Appendices document. The
appendices include:

Maps of the proposed licensing designations
The survey questions

Communication visuals

Email responses to the consultation.
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Consultation Survey Questionnaire

(QD)
D) Brent

Consultation on selective licensing of private rented
housing

Over the last 20 years, there has been an increase in the number of properties in
Brent that are rented out by private landlords. The London Borough of Brent
wants to ensure that private rented properties offer residents a choice of safe,
good quality and well managed accommodation.

In January 2015, the council introduced an additional licensing scheme which
applied to Houses in Multiple Occupation (HMOs) borough-wide and selective
licensing for all other privately rented properties such as single-family dwellings
in certain wards. In the old wards of Queens Park, Kensal Green, Kilburn, Dudden
Hill and Mapesbury the council introduced a further (current) selective licensing
scheme in 2018 for non-HMO privately rented properties which will end in April
2023. The council is considering introducing new schemes that will apply to the
three wards of Dollis Hill, Harlesden & Kensal Green, and Willesden Green and
also extending to a further 18 wards (excluding the ward of Wembley Park.

You can read about the proposals for the new schemes in the council’s consultation
document, which is available at www.brent.gov.uk/landlordconsultation

To give your feedback, please complete the online questionnaire, which you can access
via the Council website [URL} by 23 January 2023 deadline, or you can request a paper
copy complete and return it FREEPOST to the Council to arrive by the same deadline
date.

Brent Council has appointed Cadence Innova, an independent business
management company, to support the consultation exercise. Brent will produce
a consultation report in which feedback from individual members of the public
will be anonymous, but views from organisations may be attributed in full.



Any information that you provide in response to this consultation will be
processed in accordance with the UK Data Protection Act and the EU General
Data Protection Regulation. Information will only be used to inform this
consultation and any personal information that could identify you will be kept for
no more than one year after any decisions have been finalised. For further
information, please see https://www.brent.gov.uk/the-council-and-

democracy/access-to-information/data-protection-and-privacy/brent-privacy-
policy .

If you have any queries about the consultation, or to request a paper copy of the
survey, please contact Tony Jemmott, Private Housing Licensing Manager at
Brent Council by emailing the licensing team on prslicensing@brent.gov.uk or by
telephoning the team on 020 8937 2384/5.

YOUR CONNECTION TO LONDON BOROUGH OF
BRENT

Q1 In what capacity are you responding to this questionnaire?
PLEASE TICK v ONLY ONE BOX THAT APPLIES TO YOU

[] As a Brent resident or a local business in Brent (but not a landlord) — please
answer the red shaded question overleaf, then go to the ‘Local Issues?’ section

[] As a landlord, letting or managing agent with properties in Brent — please
answer the blue section overleaf, then go to the ‘Local Issues?’ section

[] As another type of stakeholder — please answer the green shaded section
overleaf, and following questions

Please provide the following information about yourself (where relevant) so that we can
monitor the representativeness of the responses and identify trends. We will take all feedback
into account, regardless of whether you provide your personal details.

INFORMATION ABOUT YOU: BRENT RESIDENTS &
BUSINESSES

Q2 If you are a resident living in Brent, or responding on behalf of a local
business in Brent which of the following best describes you? PLEASE TICK v ONE
BOX ONLY




Private tenant living in a single family dwelling (e.g. a self-contained flat or house)

Private tenant living in a House in Multiple Occupation (HMO) or bedsit where you share
some basic amenities (e.g. toilet, bathroom, kitchen) with others

Brent Council tenant
Housing association tenant
Owner occupier

Shared owner — with a share in the equity of the home

OO

Local business in Brent (but not a landlord)

Other

[ ]

INFORMATION ABOUT YOU: LANDLORDS AND
AGENTS

Q3 If you are a landlord or agent with properties in Brentwhich of the following
best describes you? PLEASE TICK v ONE BOX ONLY

Landlord who manages their own .
|:| STy |:| Managing agent
|:| Landlord who uses a managing agent |:| Registered social landlord

Other

[] Letting agent []

Q4 Do you live in Brent?

[]  VYes [] No

Q5 Please indicate how many properties you own/manage in Brent, for each of
the following types. PLEASE TICK v ONE BOX FOR EACH TYPE OF
PROPERTY

1 2-10 11-50 51-100 101+

[] L] [] []

0
Single family occupancy
house/bungalow D D
Self-contained flat
converted D D D D D D
[] [] [] [] [] []

Self-contained flat



purpose built

HMO
(3 or more people)

[] [] [] L] [] []

Q6 Are you a member of any of the following? PLEASE TICK v" ALL THAT APPLY
Association of Residential Lettings

|:| National Landlords Association (NLA) |:| Agents (ARLA)
_ ) o Other landlord/letting agent
D Residential Landlords Association D ceaedEeT
(RLA)
D London Landlord Accreditation D No

Scheme (UKLAS/LLAS)

INFORMATION ABOUT YOU: ORGANISATIONS AND
OTHER STAKEHOLDERS

Q7 If you are responding on behalf of an organisation, which organisation do
you represent?

PLEASE ANSWER IN THE BOX BELOW AND CONTINUE ON A SEPARATE SHEET IF
NECESSARY

Q8 If you are another stakeholder (e.g. with links to a neighbouring borough),
please use the box below to provide full details. PLEASE ANSWER IN THE BOX
BELOW AND CONTINUE ON A SEPARATE SHEET IF NECESSARY

LOCAL ISSUES?

Q9 To what extent do you believe each of the following to be a
problem in your local area of Brent? PLEASE TICK v ONE BOX IN EACH ROW
Not a Not a A fairly A very
problem very big big big
at all problem problem problem

Don't
know



Anti-social behaviour D D D D D

(ASB)
Poor property conditions |:| |:| |:| D D
Deprivation D D D D D

Q10 And thinking about the private rented sector (PRS) as a whole in

Brent, to what extent do you agree with the following statements?
PLEASE TICK vONE BOX FOR EACH STATEMENT

Neither

Strongly T:: agree Tend to Strongly Don't
agree . nor disagree disagree know
9 disagree

Poorly maintained

properties are

contributing to the decline L] L] L] L] L] L]
of some areas in Brent

Poorly managed privately

let properties are

contributing to the decline D D D D D |:|
of some areas of Brent

Landlords have a

responsibility to manage D D |:| D D D

their properties effectively

To help with the

management of privately

let properties in the

borough, landlords should

be ‘fit and proper’ persons |:| |:| |:| |:| |:| |:|
(e.g. have proper

management or financial

arrangements in place, and

not have convictions for

certain types of offences)

THE LICENSING SCHEMES

Brent Council has introduced various five-year licensing schemes intended to tackle
some of the problems associated with private rented properties in the borough. The
first selective licensing scheme applied to all non-HMO privately rented homes in the
wards of Harlesden, Willesden Green and Wembley Central and ended in December
2019 and the current five—year selective scheme applies to the old wards boundaries of
Dudden Hill, Kensal Green, Kilburn, Mapesbury and Queens Park.



Since the schemes were introduced, the council has selectively licensed 11,000
properties. Licensing has also been used strategically to deal with problems of ASB and
to improve conditions associated with the PRS. For example, the council has operated
a licence condition and compliance inspection regime, along with proportionate
enforcement action, to target non-compliant landlords and improve the condition of
properties. This has led to over 9,600 properties being improved in the period outturns
for the eight years 2015 to 2022/23.

Within Private Housing Services over the same period, over 2,200 enforcement notices
have been served on private landlords with over 160 prosecutions, resulting in fines
and costs totalling £1.5m. As an alternative to prosecutions, the council has also
issued over 100 civil penalty notices.

Q11 In which of the following ways do you think the selective licensing
schemes have improved things in Brent? PLEASE TICK v ALL THAT APPLY

Improved the condition of properties

Reduced waste/rubbish such as mattresses dumped in private property
front gardens

Reduced waste/rubbish dumped on streets

Reduced noise from neighbouring privately rented properties
Reduced overcrowding in privately rented properties

Tackled deprivation and inequalities in Brent

Support to landlords and tenants
Other (Please specify)

O oo d o

None of the above D

Q12 If the selective licensing schemes in Brent stopped and were not
continued, which of the following do you think would get worse as a
consequence? PLEASE TICK v ALL THAT APPLY

The condition of properties []

The amount of waste such as mattresses dumped in private property front
gardens

The amount of waste/rubbish dumped on streets

Noise from neighbouring privately rented properties

[]
[]
[]
[]

Overcrowding in privately rented properties



Deprivation and inequalities in Brent

Support to landlords and tenants

Other (Please specify)

1 OO

None of the above D

Q13 To what extent do you agree or disagree that continuing selective
licensing would improve / further improve the condition and
management of privately rented properties in Brent? PLEASE TICK v ONE

BOX ONLY
Strongly Tend to Neither Tend to Strongly Don't
agree . .
agree agree disagree disagree know

nor disagree

[] [] L] L] [] []

SELECTIVE LICENSING SCHEMES (i.e. the licensing of properties

occupied by a single family or household, or by two unrelated people sharing)

Brent Council knows that many landlords operate properly. However, as the PRS in
Brent continues to grow, the council remains concerned about levels of ASB, poor living
conditions, deprivation and poor tenancy and property management.

Therefore, Brent Council proposes to continue selective licensing scheme(s) beyond the
current scheme which received Secretary of State Approval in 2018, for the wards of
Dudden Hill, Kilburn, Queens Park, Kensal Green and Mapesbury. This scheme ends on
30 April 2023. The council believes that licensing will allow it to continue to find
landlords who are not fit and proper, to improve conditions for tenants and to improve
the area in general by tackling ASB, poor property conditions and deprivation.

The council has identified particular problems with property conditions and ASB in the
three wards of Dollis Hill, Harlesden & Kensal Green, and Willesden Green. It also
believes that the remaining 18 wards (excluding the ward of Wembley Park) have poor
property conditions significantly higher than the national average, and that particular
have specific issues with deprivation. The council believes that there are links between
these issues and the PRS.

The council has also chosen to exclude the Wembley Park ward because it does not
believe the area is suffering from poor property conditions, ASB linked to the PRS or
deprivation.



Factors that have been used to determine whether a proposed area suffers from high
level of deprivation include: the employment status of adults; the average income of
households; the health of households; the availability and ease of access to education,
training and other services for households; housing conditions; the physical
environment; and levels of crime.

More information about the criteria and evidence used to select the areas above, and
about the evidence linking the issues to the PRS, can be found in the consultation
document.

The council is considering proposals for two specific designations for selective

licensing, each affecting different wards in the borough. The council proposes to
consult with the public for a minimum of ten weeks commencing in November 2022.

1. To introduce a selective licensing scheme under Part 3 of the Housing Act 2004 to
the following designated area of the borough with effect from 1 June 2023, or at a
later date, in accordance with the statutory time in the three wards of Dollis Hill,
Harlesden & Kensal Green, and Willesden Green (covering 18% of the PRS stock in
Brent and 14.12% of the total geographical area of the borough). The grounds for
this designation will be Poor Property Conditions and ASB.

2. Consult on the designation in the remaining 18 wards (excluding the ward of
Wembley Park) on the grounds of poor property conditions. The decision to
designate other areas will be brought to a Cabinet meeting at a later date than the
first proposed designation as more time will be needed to consider the consultation
responses as this proposed designation covers a significantly much larger area. If
this was to be designated, consent from the Secretary of State for the Department
for Levelling Up, Housing and Communities (DLUHC) will be needed.

If the schemes are implemented, landlords will be required to apply to the council for a
licence for each privately rented property they own or manage in the area. Each licence
application must be accompanied by a licence fee. Conditions will be attached to each
licence and landlords would be bound by these conditions. Details of the proposed
areas, licence conditions and fees are detailed in the consultation document and on the
website www.brent.gov.uk/landlordconsultation




INTRODUCING SELECTIVE LICENSING INTO AREAS

Q14 To what extent do you agree or disagree with this proposal for
the selective licensing scheme in the three wards of Dollis Hill,
Harlesden & Kensal Green, and Willesden Green? PLEASE TICK v ONE BOX

ONLY
Strongly Tend to Neither agree Tend to Strongly Don't
agree agree nor disagree disagree disagree know

Q15 To what extent do you agree or disagree with this proposal for
the selective licensing scheme designation for the remaining 18 wards
(excluding the ward of Wembley Park)?

PLEASE TICK v ONE BOX ONLY

Strongly Tend to Neither agree Tend to Strongly Don't
agree agree nor disagree disagree disagree know
[] [] [] [] [] []

If you disagree with any of the above, please can you explain why and
what alternatives you think should be considered to address the
problems?

PLEASE ANSWER IN THE BOX BELOW AND CONTINUE ON A SEPARATE SHEET IF
NECESSARY




LICENCE CONDITIONS

Selective licence conditions

The council has discretion to set the precise conditions of the licence. These can
include conditions relating to the management, use or occupation of the house, and
measures to deal with ASB of the actual tenants or those visiting the property. There
are also certain mandatory conditions which must be included in a licence. For
example, licensees are required to:

e Have a valid gas safety certificate covering the current 12 month period, if gas is
supplied to the house;

e Keep electrical appliances and furniture (supplied under the tenancy) in a safe
condition;

e Install smoke and carbon monoxide alarms and keep them in proper working
order;

e Supply the occupier with a written statement of the terms of occupation; and
e Request references from persons wishing to occupy the house.

Full selective licensing conditions can be found in the annex of the consultation
document found at www.brent.gov.uk/landlordconsultation

Q16 To what extent do you agree or disagree with the proposed
selective licensing conditions?
PLEASE TICK v ONE BOX ONLY

Strongly Tend to Neither agree Tend to Strongly Don't
agree agree nor disagree disagree disagree know

[] [] [] [] [] []

If you disagree with any of the conditions for selective licensing,
please can you explain why?

PLEASE ANSWER IN THE BOX BELOW AND CONTINUE ON A SEPARATE SHEET IF
NECESSARY



LICENCE FEES

The Housing Act 2004 permits the council to set licensing fees to cover the costs of
administering the licensing scheme over five years but this charging is not designed to
make a profit. As long as the conditions are complied with, the licence would remain
valid up to a maximum of five years.

The current basic fee in Brent effective from 1 June 2018 is £540.00 for a selective
licence. A fee discount of £40.00 per property application is allowed for landlords who
are accredited to the London Landlords Accreditation Scheme (LLAS).

It is proposed that the fee for a selective licence will increase to £640.00. Due to case
law and in accordance with the European Services Directive (ESD), the licensing fee is
collected in two parts. For the selective licence, a proportion at the time of the

application (£340.00) and the remainder (£300.00) prior to the licence being issued.

The licensing fees will be kept under review at least annually.

Q17 What are your views on the proposed fees? PLEASE TICK v ONE BOX

ON EACH ROW
| think the fee : t.hmk the fee | think the fee Don't
is too high is at about is too low know
the right level
A basic fee of £640 per property ] ] ] ]

for a selective licence

DO YOU HAVE ANY FURTHER COMMENTS?

Are there any other things you think the council should consider to

help improve the condition and management, ASB, deprivation and
other issues about the PRS in Brent? Are there any other comments
that you would like to make about the licensing proposals?



PLEASE ANSWER IN THE BOX BELOW AND CONTINUE ON A SEPARATE SHEET IF
NECESSARY

LICENSING DESIGNATION

Brent Council is legally obliged to offer to send you a copy of the Licensing
Designation(s) before any licensing scheme is introduced. These are supporting
documents that define various things including the area where licensing will be
required, as well as detailing the commencement and duration of the designation(s).

If you would like to receive a copy of the Licensing Designation(s) please
provide your name with either an email or postal address in the box
below.

Please be aware that Brent Council are the data controllers and the data processors for this
guestionnaire and that any contact details you provide will be sent to Brent Council. Your
contact details will be separated from your questionnaire response before being sent;
therefore, you will not be identified in the results and report of findings received by the
Council. We will not pass your details on to any third parties. The Council's Data Protection
Officer can be contacted via dpo@brent.gov.uk, or 020 8937 1402.

Your contact details will be used by Brent Council only for the purpose of the Notification
under the Housing Act 2004, and of issuing the Licensing Designation(s), as required to fulfil
the council’s duties under Regulation 9 (3) - The Licensing and Management of Houses in
Multiple Occupation and Other Houses (Miscellaneous Provisions) (England)
Regulations 2006 - the publication requirements relating to designations made under the
Housing Act 2004, require that within two weeks after the designation was confirmed or made
the local housing authority must send a copy of the notice to any person who responded to
the consultation.

The contact information will not be shared, shall be retained for no more than three years after
decisions have been finalised, and shall be processed in adherence to your legal rights,
including but not limited to the right to withdraw consent, right to copies of your information
and right to be forgotten. If you are dissatisfied with the processing of your information, you



|
can raise your concern with the council’s data protection officer. You have a right to lodge a
complaint with the Information Commissioner’s Office (www.ico.org.uk). Further information

can be found at www.brent.gov.uk/privacy

MORE INFORMATION ABOUT YOU

What is your full postcode?
This will help us understand views in different areas

If you are providing your own personal response, please answer the questions

below...

Brent Council has a duty to promote equality and wants to make sure all parts of the
community are included in this consultation, but these questions are optional. All consultation
responses will be taken fully into account when making decisions, regardless of whether you

provide your details.



What was your age on your last birthday?

[] Under 25 [] 55to 64

[] 25to0 34 [] 65 or above

[] 35to 44 ] Prefer not to say
[] 45 to 54

What is your gender?

[] Male
[] Female
[] Prefer not to say

How would you describe your ethnic origin?

1 Asian/Asian British: Bangladeshi

L] Asian/Asian British: Chinese

L] Asian/Asian British: Pakistani

] Asian/Asian British: Indian

1 Any other Asian/Asian British background
Black/Black British: African

Black/Black British: Caribbean
Any other Black/Black British background
Mixed: White and Black Caribbean

Mixed: White and Black African
Mixed: White and Asian

I N I A R R

L] Any other mixed/multiple ethnic background

[] White: English/Welsh/Scottish/Northern Irish/British
[] White: Irish

[] White: Gypsy or Irish Traveller

L1 Any other White background

L] Arab
1 Any other ethnic group
L] prefer not to say

Do you have any long-standing illness or disability?
[] Yes

[] No
[] Prefer not to say



What is your religion or belief?

[] Agnostic ] Muslim

[] Buddhist ] Sikh

[] Christian ] No religion/belief

[] Hindu ] Other (please specify)

[ Humanist [] Prefer not to say
[] Jewish

What is your sexual orientation?

[] Heterosexual/straight [] Bisexual
[] Lesbian [] Other (please specify)
[] Gay man

[] Prefer not to say

How did you hear about this consultation? (tick all that apply)
[] Leaflet [] Poster
[] Email ] Brent website
[ ] Brent Connects (] Local newspaper
[] Brent Citizens' ] Word of mouth
Panel ] Other (please
specify)

How long have you owned property in Brent?
[] Less than oneyear ] 5- 10 years

] 1-2years ] 10+ years

[] 2-5years ] Not applicable



Examples of Communication Visuals
Flyer

BRENT'S LANDLORD
LICENSING CONSULTATION

We want to know what you think
about our proposals concerning
licensing privately rented homes
across Brent.

www.brent.gov.uk/landlordconsultation




Library Screen Graphic

BRENT'S LANDLORD
LICENSING CONSULTATION

www.brent.gov.uk/landlordconsultation

JCD Screen Graphic and JCD Screen Photo

BRENT'S
LANDLORD
LICENSING
CONSULTATION

www.brent.gov.uk/landlordconsultation
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ATLAS & LLAS (London Landlord Accreditation Scheme) Press Advertisement

ATLAS 5 LLASPR S

50t Edition October 2022

BRENT'S LANDLORD
LICENSING CONSULTATION

wivwbrent govuk Amdlordconaitation
LLAS & ATLAS PRS Conference & Training Day ' '
Bringing you up to date with PRS Legislation
Thursday 23 March 2023
From: 10am to 2pm
VIRTUAL -ONLINE

Book at
Have your say on licensing for private rented

properties in Brent

A borough-wid on landlord [k ing for privately rented properties in Brent launched yesterday
{31 October 2022) for twelve weeks. The consultation is now five.

The online consultation is open to anyone to have their say on landlord licensing in the borough

. Three types of licensing schemes operate in the borough: mandatory, additional, and selective licensing.
n SI e Selective licensing applies to a single household renting a property. be that a family or just one or two tenants.
t :

This consultation asks people whether they are in favour of selective licensing schemes in Brent.

Cllr Promise Knight, Cabinet Member for Housing, Homelessness & Renters Security, said: "More than a third
of people in Brent rent in the private sector. Whilst most landlerds provide safe and decent homes, sadly that
isn't always the case.

"Licensing has helped keep renters safe. Since we introduced our first selective licensing scheme in 2015,
we've driven up housing standards, reduced overcrowding and tackied anti-social behaviour. Where landiords
have fallen short, we have been relentless in taking action and will not hesitate to throw the full-force of the
law at rogue landiords "

All wards, with the exception of Wembley Park, are being idered for sel li ing in Brent. Sel
opety Koswsex ficensing previously applied to Harlesden, Wembley Central and Willesden Green, and presently applies to the
old wards of Queens Park, Kensal Green, Kilburn, Dudden Hill and Mapesbury. But this current scheme ends
on 30 April 2023.

Have your say on the licensing consultation today at  www.brent.gov.uk/landiordconsultation
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Letters of Support

Willesden Green Town Team

Willesden Green Town Team is a not-for-profit volunteer lead organisation and limited by
guarantee. We work with all stakeholders in the Willesden Green area, from businesses to
local residents, Brent Council and other organisations, to help bring about improvements
that will benefit the entire community. Our projects focus on environmental improvements
and other leisure and cultural activities for the wellbeing of our community.

We wish to submit a letter in support of Brent Council’s application for Selective Licensing
for the Private Rented sector, in Willesden Green and across the borough of Brent. This letter
is in addition to the video* in support of the scheme produced by Willesden Green Town
Team, and to feedback provided when | attended the consultation meeting hosted by
yourself on the 17th of January, 2023. (*Video can be viewed on our Facebook page or
www.youtube.com/watch?v=wcglzL6ef9Y)

Willesden Green, has long suffered from problems of Antisocial Behaviour including noise
nuisance, flytipping, waste mismanagement, and poor quality and unsafe property
conditions that are associated with the private rented (46% of residents in Willesden Green
live in private rented accommodation). As such, we are in favour of the additional powers
and funds that the Selective Licensing Scheme and fees will bring, in order for Brent Council
to tackle these long standing issues more effectively by targeting rogue landlords and bad
tenants.

The aim of further licensing is to provide an additional tool to assist Brent Council, the Police,
Social Services and other parties to help to bring about a transformation of the private rental
market in Willesden Green; by improving the condition of private rental properties the
scheme will also encourage better and longer term tenancies which in turn will help to create
a stronger sense of belonging and community spirit.

As a lot of antisocial behaviour and linked activity isn't limited by ward boundaries, we
support Brent Council application for Selective Licensing across all other wards. This will
ensure a consistent approach and clear messaging across the entire borough which we
believe will ensure greater success of the scheme.

Harlesden Neighbourhood Forum Response

The Harlesden Neighbourhood Forum's (HNF) membership is drawn primarily from the
Harlesden and Kensal Green (ward) community, and HNF works closely with other local
stakeholders in the aim of making our area a better place to live and work.

The HNF is in favour of the new selective licensing scheme proposed, which includes
designation of our local ward in Phase 1. The Forum is very supportive of Brent's drive to
improve the condition of housing in the private rented sector, but also keen to see solutions
that aim to tackle anti-social behaviour. Having reviewed the evidence base it is encouraging
to see that the pilot scheme, over the last five years, has raised substantial funds for the
Council to invest in enforcement and compliance, for the benefit of members of our
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community dealing with the consequences of London's insecure and expensive housing
market.

The HNF also supports the proposal of the Phase 2 extension, which would bring these
benefits to more of the Borough.

Email responses to the consultation

NRLA Response
Introduction

The National Residential Landlords Association (NRLA) exists to protect and promote the
interests of private residential landlords.

The NRLA would like to thank the council for the opportunity to respond to the consultation.
We are happy to discuss any comments that we have made and develop any of the issues
with the local authority.

The NRLA seek a fair legislative and regulatory environment for the private rented sector,
while aiming to ensure that landlords are aware of their statutory rights and responsibilities.

Response

The NRLA believes that local authorities need a healthy private rented sector to compliment
the other housing in an area. Brent has seen the development of an unhealthy situation due
to policies delivering high rents and where the poor have greater difficulty renting in the
private rented sector. The ability to provide a variety of housing types that can be flexible
around meeting the needs of both the residents that live and want to live in the area and the
landlords in the area. There are already significant challenges around housing in Brent, and
we have concerns that this will be exasperated by this policy, unless it is introduced in a fair
and equitable way.

The sector is regulated, and enforcement is an important part of maintaining the sector from
criminals who exploit landlords and tenants. An active enforcement policy that supports
good landlords is important as it will remove those that exploit others and create a level
playing field. While Brent has been active in enforcement it can do more. We have concerns
around the council's approach to licensing, you have failed to inspect all properties that
come under previous schemes, while you have done the most in London, you should be
aiming to inspect all the properties. Some schemes are delivering multiple inspections, up to
3 of every property during a scheme, while this is at the top and Brent is close to it, it should
undertake an inspection of all properties covered by the scheme. Multiple inspections push
criminals out of the sector and drives up the standards for landlords and tenants. Brent has
been good so far but there is still room for improvement.
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Landlords are often victims of criminal activity with their properties being exploited, both
through subletting and criminals exploiting properties through county lines and other
criminal activity such as people smuggling, drugs and prostitution.

We believe the council should adopt an approach similar to the Leeds rental Standard, which
supports the compliant landlords and allows the local authority to target the criminals and
inspecting all properties.

The NRLA will judge the scheme against the criteria that the council is proposing the scheme
under. We are not opposed to licensing schemes, what we wish to see is them delivered
against what they are proposed to do. As you will be aware, the NRLA publishes data against
performance against peer councils. We support league tables of councils performances.

Good practice should be recognised and encouraged, in addition to the required focus on
enforcement activity. We recognise Brent has done good work on enforcement, we just
believe it needs to go further. How does the local authority plan to communicate best
practice to the landlord and tenants of Brent? Brent should commit to inspect each property
at least once?

The law is clear landlords do not manage their tenants; they manage a tenancy agreement. If
a tenant is non cooperative, or causing a nuisance a landlord can end the tenancy, will the
council make it clear in the report that they will support the landlord in the ending of the
tenancy for anti-social behaviour? Will the council support the landlord going to court to
regain possession, if they are, what is the process? The House of Commons (Library report)
says it is not the landlord'’s responsibility, who's is it?

With the government proposal to reform Section 21 (Renters Reform Bill) and Anti-social
Behaviour clear guidance on how the council will support landlords when an allegation is
made needs to be documented. Landlords will require support, if the tenancy is to be ended,
how will the council provide support and what will it be? Will the council support the ending
of a tenancy?

Licensing is a powerful tool. If used correctly by Brent Council, it could resolve specific issues.
We have supported/worked with many local authorities in the introduction of licensing
schemes (additional and selective) that benefit landlords, tenants and the community. We
can support parts of the proposal. Our main questions are

You sight poor property conditions; this would mean that you will be required to
inspect all properties in the scheme?

In relation to anti-social behaviour, will you provide guidance for landlords with the
government reforms up to and including support in the removal of problem tenants?

The increase in rent-to-rent or those who exploit people (both tenants and landlords), has
increased in recent years. Landlords who have legally rented out a property that has later
been illegally sublet, the property still has a license, with the council not inspecting all
properties they know there is no risk. The landlord does not rent the property as an HMO,
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but is illegally sublet. The license holder can end the tenancy (of the superior tenant, the sub
tenants have no legal redress) but the landlord would need support the local authority for a
criminal prosecution. Including the work to identify elsewhere is the borough where this is
happening. But what is the process for landlords, it would help if the council could
document how this would work. Often, landlords are victims, just as much as tenants. What
support will the council provide for landlords to whom this has happened? Will the council
support an accelerated possession order?

The issue of overcrowding is difficult for a landlord to manage if it is the tenant that has
overfilled the property. A landlord will tell a tenant how many people are permitted to live in
the property, and that the tenant is not to sublet it or allow additional people to live there.
Beyond that, how is the landlord to manage this matter without interfering with the tenant’s
welfare? Equally, how will the council assist landlords when this problem arises? It is
impractical for landlords to monitor the everyday activities or sleeping arrangements of
tenants. Where overcrowding does take place, the people involved know what they are
doing and that they are criminals, not landlords. The council already has the powers to deal
with this.

Costs

While any additional costs levied on the private rented sector runs the risk of these being
passed through to the tenants, as has previously been established. We are disappointed that
the local authority has not looked at a cost in a monthly basis. Is the council going to allow
landlords to pay monthly, thus following best practice? If other councils are able to do this,
why cannot Brent? The introduction of licensing post Covid 19 will have an impact on cash
flow for many landlords, and tenants therefore following best practice a monthly fee as
highlighted by other councils does seem appropriate. As other local authorities are able to
deliver this, we hope Brent follows these examples as it benefits all parties.

This will also the issue of insurance is often overlooked as a cost, as premiums increase for
everyone (homeowners and landlords) when a local authority designates an area with
licensing it is indicating problems in the area. This will add costs to those renting as well as
to owner-occupiers. Already Brent is expensive, and this will continue affecting those on the
lowest income.

A joined-up coordinated approach within the council will be required. Yet there is no
evidence from the council that this will be done - can this be provided? How will landlords
feed into system if they suspect a tenant is at risk? What support will be put in place so a
landlord can support a tenancy where a tenant has mental health, alcohol, drug issues or
they have problems and need support.

Tenant behaviour

Landlords are usually not experienced in the management of the behaviour of tenants, and
they do not expect to. The contractual arrangement is over the renting of a property, not a
social contract. They do not and should not resolve tenants’ mental health issues or drug
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and alcohol dependency. If there are allegations about a tenant causing problems (e.g.,
nuisance) and a landlord ends the tenancy, the landlord will have dispatched their
obligations under the additional licensing scheme, even if the tenant has any of the above
issues. This moves the problems around Brent, but does not actually help the tenant, who
could become lost in the system, or worst moved towards the criminal landlords. They will
also blight another resident’s life. There is no legal obligation within licensing for the
landlord to resolve an allegation of behaviour, as outlined by the House of Commons.
Rather, a landlord has a tenancy agreement with a tenant, and this is the only thing that the
landlord can legally enforce.

We would also like to see the council develop a strategy that includes action against any
tenants who are persistent offenders. These measures represent a targeted approach to
specific issues, rather than a blanket licensing scheme that would adversely affect all
professional landlords and tenants alike, while leaving criminals able to operate covertly.
Many of the problems are caused by mental health or drink and drug issues. Landlords
cannot resolve these issues and will require additional resources from the council.

Waste

Often when tenants are nearing the end of their contract/tenancy and are in the process of
moving out, they will dispose of excess household waste by a variety of methods. These
include putting waste out on the street for the council to collect. This is in hope of getting
there deposit back. Local authorities with a large number of private rented sector properties
need to consider a strategy for the collection of excess waste at the end of tenancies. We
would be willing to work with the council to help develop such a strategy. An example is the
Leeds Rental Standard, which works with landlords and landlord associations to resolve
issues while staying in the framework of a local authority.

Current law

A landlord currently has to comply with over 180 pieces of legislation, and the laws with
which the private rented sector must comply can be easily misunderstood. A landlord is
expected to give the tenant a ‘quiet enjoyment’ of the property. Failure to do so could result
in a harassment case being brought against the landlord. The law within which landlords
must operate is not always fully compatible with the aims of the council. For example, a
landlord keeping a record of a tenant could be interpreted as harassment.

Changes to Section 21

We would like clarification on the council’s policy in relation to helping a landlord when a
section 21 notice (or future notice as currently being consulted upon under the Renters
Reform Bill) is served, the property is overcrowded or the tenant is causing antisocial
behaviour. What steps will the council take to support the landlord? It would be useful if the
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council were to put in place a guidance document before the introduction of the scheme, to
outline its position regarding helping landlords to remove tenants who are manifesting
antisocial behaviour.

The change to how tenancies will end and a move to a more adversarial system, especially in
the lower income market. Landlords will become more risk adverse to take tenants that do
not have a perfect reference and history. It also poses a question where does the council
expect people to live who have been evicted due to a tenancy issue?

Safeagent response
An Introduction to safeagent

Safeagent is a not for profit accrediting organisation for lettings and management agents in
the private rented sector. Safeagent (formerly NALS) provides an overarching quality mark,
easily recognised by consumers, with minimum entry requirements for agents. Safeagent
operates a government approved client money protection scheme and is a training provider
recognised by the Scottish and Welsh governments for agents meeting regulatory
requirements in those devolved nations.

Safeagent agents are required to:

« deliver defined standards of customer service

« operate within strict client accounting standards

* maintain a separate client bank account

* be included under a Client Money Protection Scheme

Agents must provide evidence that they continue to meet safeagent criteria on an annual
basis to retain their accreditation. The scheme operates UK wide and has 1,700 firms with
over 3,000 offices, including agents within the London Borough of Brent.

We very much welcome the opportunity to contribute to this consultation exercise

Overview

We understand that Brent Council is seeking to introduce a new selective licensing scheme
covering most of the borough, to be implemented in two phases. In preparing this
consultation response, we have carefully considered the information published on the
council’s website.

Previous licensing scheme

The council’s consultation report explains that one selective licensing scheme covering three
wards ended on 31 December 2019 and a second selective licensing scheme covering five
wards will end on 30 April 2023. Whilst the report explains how many properties have been
licensed under the current and previous licensing schemes, there is limited evaluation about
how successful these schemes have been in achieving their objectives. For example, the
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report says the worse property conditions and highest repeat ASB is found in Dollis Hill,
Harlesden & Kensal Green and Willesden Green. Whilst we understand some ward
boundaries have changed, Harlesden, Willesden Green and Kensal Green have all been
subject to five year selective licensing schemes. If these areas remain the worst in the
borough, it calls into question how successful the schemes have been and what value will be
achieved in repeating the schemesfor another five years.

We would encourage the council to publish a more detailed evaluation of the current and
previous schemes. This will help us understand how many of the licensed properties have
been inspected and improved, what steps have been taken in partnership with landlords and
agents to tackle poor tenant behaviour and whether staffing resources have been
maintained at an appropriate level to address these issues.

Evidence base

We note that Wembley Park ward is the only ward to be excluded from the proposed
selective licensing scheme. According to the council’s report it has 98% private rented
properties and no serious concerns about property condition or ASB. This ward could be a
useful benchmark for a comparative study exploring factors that influence poor condition,
poor property management and poor tenant behaviour. What is the demographic of tenants
in that area and why does the ward differ so markedly from those around it?

We understand the council’'s greatest concern relates to the council wards of Dollis Hill,
Willesden Green and Harlesden & Kensal Green and these three wards would form phase | of
a proposed selective licensing scheme. It is unclear whether the statistical mapping takes
account of housing enforcement activity to raise standards under previous licensing
schemes. It is also unclear whether the data excludes Houses in Multiple Occupation that fall
outside the scope of this scheme.

If these factors have been considered, commentary could helpfully explain why the council
think housing conditions remains so poor after five years of intensive licensing activity
designed to address this issue.

From an ASB perspective, we are given no breakdown of the data which we understand is
cumulative data gathered over five years. This approach gives no indication of annual trends
and no comparison of data between wards that were and were not previously subject to
licensing. Is ASB data in these wards trending up or down and what interventions are being
proposed to address these issues?

We note that the main ASB concerns relate to substance misuse, noise and rowdy behaviour.
Whilst dealing with excess noise is a common housing management function, our safeagent
members have limited ability to address substance misuse and no control over the
availability of health treatment programmes for addiction. Likewise, whilst the police can
tackle rowdy behaviour, it is not an easy topic to resolve through tenancy management. We
would welcome a further discussion with the council to explore how our members can assist
in addressing these challenging societal issues.
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We do have concerns that a proposed scheme encompassing around fifty thousand
properties distributed across the borough is a step too far. The council will lack the resources
needed to deliver meaningful results within five years. Instead, we would encourage the
council to focus their limited resources in the three wards where the worst problems are
concentrated. Once those issues have been addressed the council could then refocus their
resources on a new area.

Licensing fees

We recognise that the council need to charge a reasonable fee to cover the cost of
administering and enforcing the licensing scheme. It is important that the council implement
an efficient and streamlined licence application processing system. This will help to minimise
costs and keep fees at a reasonable level, thereby minimising upward pressure on the rent
that is charged to tenants.

We understand the council is intending to increase the selective licensing fee from£540 to
£640, with the same fee for licence renewals. Whilst we appreciate this fee is below average
when compared to all London Boroughs, we would question whether an 18.5% fee increase
is reasonable and necessary in the midst of a costof living crisis.

One alternative option would be to charge a new application fee of £640 and retaining the
£540 fee for licence renewals. This would acknowledge the reduced workload involved in
reissuing a licence and benefit those landlords who licensed their property under the
previous scheme.

We welcome the proposed fee discount if the licence holder or managing agent is
accredited. However, we do not agree it should be restricted to one accreditation scheme.
The discount should be widened to other recognised schemes. Safeagent is a not for profit
accrediting organisation for lettings and management agents in the private rented sector.
We are a training provider recognised by the Scottish and Welsh governments for agents
meeting regulatory requirements. Our members are required to deliver defined standards of
customer service, operate within strict client accounting standards, maintain a separate client
bank account and be included under a Client Money Protection Scheme. Membership of
safeagent can be easily verified by visiting our website: https://safeagents.co.uk/find-an-
agent/ or by contacting us by phone or email. We would ask the council to include safeagent
within their list of recognised accreditation schemes.

There is no mention of an early bird fee discount for landlords who apply before the start
date of the scheme. To ensure landlords and agents have sufficient time to prepare and
submit applications, we would request that the application process is launched and early bird
discount offered for a three month period before the scheme comes into force.

Licence Conditions

We have studied the proposed list of licence conditions in the consultation report. We have
made some suggestions to help improve and fine tune the wording of the conditions. This in
turn should help landlords and agents to understand and comply with the requirements.
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3. Rent payments

Whilst we appreciate that rent books are appropriate for rent paid in cash, they are not
appropriate for the vast majority of rent payments made by BACS transfer, standing order or
direct debit. Neither are weekly or monthly rent statements appropriate for payments made
via bank transfer which are recorded on the bank statements of both parties.

We would ask that this condition is reworded to differentiate between cash and other rent
payments.

5. Complaints

Whilst all safeagent members belong to a government approved redress scheme and will
have an associated complaints policy, it is unlikely that all private landlords would have such
an arrangement in place.

Tenants already receive a substantial bundle of statutory documentation at the start of every
tenancy. We question the value of including a written complaints policy within the bundle.
We would suggest you seek feedback from tenants before insisting they are presented with
even more paperwork.

6. Antisocial Behaviour

As mentioned above, tenants already receive a substantial bundle of statutory
documentation at the start of every tenancy. We question the value of including a written
ASB procedure within the bundle. We would suggest you seek feedback from tenants before
insisting they are presented with even more paperwork.

If an ASB procedure must be provided, we would suggest the council publish a template that
can be used for this purpose and supply a copy with the licence. We would also enquire
whether similar arrangements will be rolled out to all new council housing tenants so private
landlords are not placed under more onerous requirements than the council provide for their
own tenants.

We think condition 6a (IV) is not appropriate as a licence condition. It does not relate to
management of the property being licensed and the council should not seek to insist on
information being disclosed which could be sensitive personal information under GDPR.
Likewise, we have concerns about condition 6a (VI) as it would be unreasonable, and could
appear threatening, to advise tenants that any ASB by them or their visitors, regardless of
how serious, could result in eviction. We would encourage the council to seek legal advice
before adopting these proposed conditions.

7. Gas safety

The condition contains an unusual requirement that if the council highlight any safety risk,
the licence holder must submit a new gas safety certificate within 14 days. This contradicts
the gas safety enforcement regime enforced by HSE that imposes no such requirement. It is
also potentially unlawful as case law confirms any perceived hazards should be dealt with via
HHSRS and not selective licence conditions.
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10. Security

Whilst well meaning, condition 10 a, b and c cannot be imposed on a selective licence as
they breach the more restricted power to impose conditions under Part 3 of the Housing Act
2004. For selective licensing, conditions can only relate to the management, use and
occupation of the property. The Court of Appeal has confirmed that licence conditions
cannot relate to property condition and contents (Brown v Hyndburn Borough Council
[2018]).

11. External areas

Condition 6a (V) imposes a reasonable requirement for six monthly inspections. The
reference to regular and interim inspections in condition 11 need to be defined to make
clear one six monthly inspection will satisfy all these requirements.

12. Refuse and waste

We disagree with condition 12e. The Housing Act 2004 makes clear the council cannot
impose specific clauses within a current or future tenancy agreement. Each house or flat will
have different provisions for waste storage which would be difficult to capture in a tenancy
condition. We believe condition 12a and d deal with this matter appropriately. i.e., that
tenants are told how to dispose of waste and recycling and that any concerns are
investigated and appropriately dealt with.

14. Pest Control

In a single family property subject to selective licensing, the licence holder will not be
responsible for all pest issues. It will depend on the circumstances. For example, if the tenant
complains about a wasps nest, it is more likely this will be the tenant’s responsibility and
advice given about contacting a reputable pest control company. Clearly, if there was a
rodent infestation caused by a broken drain, this would be the landlord’s responsibility
although it is unlikely all remedial action could be completed within 7 days.

15.1 Smoke Alarms

Condition 15.1 (e) and advisory note 3 in Appendix 1 should be deleted. It exceeds the
Schedule 4 smoke alarm condition and breaches the more restricted power to impose
conditions under Part 3 of the Housing Act 2004.

16. Means of escape

Condition 16 and advisory note 4 in Appendix 1 should be deleted. It is unclear what it
means in the context of a single family property and it breaches the more restricted power to
impose conditions under Part 3 of the Housing Act 2004.

20. Compliance inspections

Whilst safeagent members will always cooperate with the council to help facilitate access for
an inspection, they have no power to guarantee access if the tenant is unavailable and/or
refuses entry. Council officers have much stronger powers of entry then landlords or agents.
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Delivering effective enforcement

It is vital that the council have a well-resourced and effective enforcement team to take
action against those landlords and agents that seek to evade the licensing scheme. In the
absence of a previous scheme evaluation, we do not know and cannot comment upon what
arrangements are currently in place.

Without effective enforcement, new regulatory burdens will fall solely on those that apply for
a licence whilst the rogue element of the market continue to evade the scheme and operate
under the radar. This creates unfair competition for safeagent members who seek to comply
with all their legal responsibilities. They are saddled with extra costs associated with the
licence application process and compliance, whilst others evade the scheme completely.

Recognising the important role of letting agents

Letting agents have a critical role to play in effective management of the private rented
sector. We would encourage the council to explore mechanisms for effective liaison with
letting agents and to acknowledge the benefits of encouraging landlords to use regulated
letting agents such as safeagent accredited firms.

Regulation of letting agents

To achieve better regulation of the private rented sector and improve consumer protection,
it is important the council takes a holistic approach that extends far beyond the proposed
licensing scheme.

Since October 2014, it has been a requirement for all letting agents and property managers
to belong to a government-approved redress scheme. In May 2015, new legislation required
agents to display all relevant fees, the redress scheme they belong to and whether they
belong to a client money protection scheme. On 1 April 2019, new legislation required
letting agents and property managers that hold client money to be members of a
government approved client money protection scheme. At safeagent we operate one of the
six government approved client money protection schemes.

To assist councils in regulating the private rented sector and effectively utilising these
enforcement powers, we developed an Effective Enforcement Toolkit. Originally published in
June 2016, the second edition was published in 2018. The third and most recent edition of
the safeagent Effective Enforcement Toolkit, developed in conjunction with London Trading
Standards, was published in 2021. It can be downloaded free of charge from our website:
https://safeagents.co.uk/wp-content/uploads/2021/11/safeagent-EffectiveEnforcement-
Toolkit-2021.pdf

Should you wish to discuss any aspect of this consultation response, please do not hesitate
to contact me. Can you also please confirm the outcome of the consultation exercise in due
course

Propertymark response
Background
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1. Propertymark is the UK's leading professional body of property agents, with over 17,000
members. We are member-led with a Board which is made up of practicing agents and we
work closely with our members to set professional standards through regulation, accredited
and recognised qualifications, an industry leading training programme and mandatory
Continuing Professional Development.

Overview

2. Brent Council are consulting on a proposal to implement a borough-wide selective
licensing scheme for all Private Rented Sector (PRS) accommodation. The scheme will include
all Brent wards apart from the Wembley Park ward and builds on previous selective licensing
schemes that the council implemented back in 2015.

3. Thank you for the opportunity to respond to the consultation on the licensing proposals
for the borough-wide scheme in Brent Council. Propertymark is supportive of efforts made
by local authorities to improve housing stock within the PRS. However, we do not believe
that licensing is the best method to achieve this aim. Accordingly, we object to your
proposal.

4. Propertymark would prefer a regulatory framework, which seeks to educate landlords in
improving their stock rather than punitive measures that are difficult to enforce and only
punish compliant landlords letting those that require improvements to go undetected. We
oppose this proposal on several grounds which are headed below.

Licensing structure

5. Number of properties — One of our concerns about licensing schemes, especially ones as
large as the proposed Brent scheme, is that the enforcement of schemes to ensure standards
are being met in the PRS is often inadequate resulting in compliant landlords having to pay
for the scheme and rogue landlords continuing to operate below standard under the radar.

6. Clarification needed on Council resources - The licensing scheme will operate in 21 of the
22 Brent wards only excluding the Wembley Park ward. The PRS is very large in Brent and is
an important housing tenure that in total makes up 45.6 per cent of total housing stock. In
total there are around 50,000 PRS properties within the scope of the scheme. This is a very
large number of properties to check to ensure that landlords are operating to standard. We
would like clarification on how much resources Brent will put into enforcement and
compliance of the scheme. If insufficient resources are not put into staffing the scheme, then
we are concerned the aims of the scheme will not be met.

7. Identifying non-registered properties - For a scheme on this scale, we are disappointed
that there is no clear strategy on how the council will identify properties that have not been
registered within the proposed scheme. Turning back to our concern that complaint
landlords will pay for the scheme while rouge landlords will operate under the radar, we
advocate using council tax records to identify tenures used by the private rented sector and
those landlords in charge of those properties. Unlike discretionary licensing, landlords do not
require self-identification, making it harder for criminal landlords to operate under the radar.
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With this approach, the council would not need to seek permission from the UK Government
and would be able to implement it with no difficulty

8. Fees — At £640 for a selective licence, the fee is in line with fees incurred in other local
authority areas including £650 in Newcastle and £550 in Liverpool. However, other local
authority schemes have considered ‘early bird’ discounts which given the large number of
properties involved in this scheme would be a good incentive to ensure compliance. We also
note that other schemes sometimes offer discounts for landlords or agents who belong to an
accredited scheme. We note there is a discount for members of the London Landlord
accreditation scheme, but consideration could have been given to members of landlord and
letting agent accreditation schemes such as Propertymark (formally, the Association of
Residential Letting Agents — ARLA).

9. Impact of cost-of-living and landlords - Regardless of the fee level, we are concerned
these charges will come at a time when landlords are impacted by the cost-of-living crisis
and the impact fees could have on the ability of landlords to improve standards. Our
members have also told us that a common concern from landlords on licensing schemes is
that the costs can be extremely high for landlords who own several properties within a self-
contained unit such as a block of flats. We welcome Merton Council's acknowledgement of
the high cost for these landlords who offer discounts for multiple licenses within one unit in
their proposed scheme.

10. Impact on supply of homes - Exiting the market is especially a concern for smaller
landlords who are more likely to sell their properties and further shrink the supply of PRS
properties leaving remaining private tenants with higher rents. Our research on the shrinkage
of the PRS found 53% of buy to let properties sold in March 2022 left the PRS and that there
were 49% less PRS properties to let in March 2022 compared with 2019. In addition to these
concerns, those landlords who remain in the market, often have less money to improve
conditions from increased costs. If the decision to operate a selective licensing scheme
across the whole of Brent is approved, then there is a concern that landlords currently
operating within Brent could invest in neighbouring local authority areas or exit the market
altogether. This could result in fewer housing options for people living in Brent meaning
some people might be forced to find housing options outside the area, change employment
or break social ties within the community.

11. Unintended Consequences — We are pleased to see that Brent Council acknowledge that
the PRS is an important and increasingly growing tenure that is home to many people living
within Brent. Renting in parts of London, including Brent, can be very expensive. The median
monthly rent for London is £1,750 compared to £1,775 in Brent4. Some renters living within
Brent will require cheaper accommodation due to being on a low income and the continued
challenges in the cost-of-living crisis. We previously outlined the possibility that further
legislation could reduce the housing options of the most vulnerable from landlords exiting
the market there could be further implications on the rent level for those landlords who
remain. As is the general law of supply and demand, if the supply of PRS property reduces,
the cost of rent for the remaining properties is likely to rise. With already high rental prices
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within the area, there is a very real danger that many low-income families will be priced out
of living in the area.

Improving standards

12. Property condition — Large parts of Brent is characterised as including large amounts of
terraced housing and older stock. The purpose for excluding Wembley Park is due in part to
the large amounts of new build housing to concentrate on older stock in other areas. Areas
that have these characteristics are often inner-city communities with large section of pre-
1919 built housing. Accordingly, a significant amount of investment is required to improve
the condition of stock including the energy efficiency of properties. We would be grateful if
Brent Council have any proposed grants or funds available for landlords to improve stock
and energy efficiency.

13. Energy efficiency — Brent Council have highlighted improving energy efficiency as one of
the key aims of the selective licensing scheme. This is not the purpose of selective licensing
schemes. The Department for Business, Energy and Industrial Strategy (BEIS) already have the
Minimum Energy Efficiency Standards (MEES) in place to improve the energy efficiency of
PRS stock in place.

14. Empty properties — Brent Council briefly mention in their proposal document that they
have worked with the Empty Property Team. However, details are vague and there is no clear
strategy of the council’s aims in reducing empty properties. There is no mention of previous
activity from the council on how empty homes have been tackled in the form of Empty
Management Dwelling Orders, loans/grants available to bring these properties back into use
or case studies involving empty properties. The council should provide further information
into what active steps have been taken the reduce the number of empty properties within
the city to aid the high number of people waiting on the housing list for social housing.

15. Current enforcement — Brent is experienced in the implementation of Selective Licensing
Scheme and have introduced them since 2015. We would be grateful for some clarity on the
performance of previous schemes. For example, how many working days did it take for a
typical selective licence application to be processed and issued? The council also highlight
some of the key statistics on their enforcement activity including warning letters,
prosecutions, and civil penalties issues. We would be grateful if this data could be broken
down by years and whether the action was within a selective licensing scheme area or from
general enforcement. We would also be grateful for clarity on the reasons for issuing civil
penalties for example, how many were for over-crowding, banning orders or for simply not
obtaining the correct license.

Engagement

16. Engagement with landlords and letting agents - For most cases of substandard
accommodation, it is often down to landlord’s lack of understanding rather than any intent
to provide poor standards. Judging from the evidence provided, Brent Council have made
several efforts to positively engage with landlords in the local area.
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17. To strengthen this engagement, we would be very happy to support the council in
engaging with our members and local property agents. A licensing scheme is a very reactive
mechanism, and it is far more beneficial to have a programme of education to engage with
landlords on helping them improve before a situation gets worse. We would welcome clarity
on what training opportunities the council will provide to landlords and agents to help them
understand their responsibilities and improve standards. We recognise the council have
made strong efforts in this in the past with engagement via the council’s Landlord Forum
and an accreditation scheme for local landlords. However, engagement is more credible over
a longer more embedded period. Propertymark has a network of Regional Executives and a
series of Regional Conferences that take place throughout the year. We would be very happy
to work with the council to engage with local agents over a victual roundtable discussion on
how standards can be improved.

Tackling Anti-Social Behaviour (ASB)

18. The council have also identified reducing levels of anti-social behaviour and support for
landlords dealing with anti-social tenants. Landlords are not the best equipped to deal with
anti-social behaviour and certainly do not have the skills or capacity to deal with some
tenants’ problems such as mental health or drug and alcohol misuse. As one example, if a
landlord or their agent had a tenant that was causing anti-social behaviour, the only tool that
the landlord or agent could use would be to seek possession from the tenant under a
Section 8 notice. While this would remedy the problem in the short-term, the tenant is likely
to still occupy this behaviour and all that has been achieved is that the anti-social behaviour
has moved from one part of Brent to another.

19. In this context, it should be noted that with regards to reducing anti-social behaviour,
landlords and their agents can only tackle behaviour within their properties. Effectively, they
are managing a contract and not behaviour. Landlords and their agents are not responsible
in any form for anti-social behaviour occurring outside the property. Nevertheless, we would
be interested to learn about any partnership work the council are proposing with
stakeholders such as the Metropolitan Police in reducing anti-social behaviour within
communities.

20. Brent highlights burglary as an issue for the local PRS. The council misjudges selective
licensing as a tool to reduce home burglary, as selective licensing is designed to address
property conditions, not burglary. Should the council wish to address this issue, there are
alternatives such as offering grants to tenants for home security improvements and
strengthening community ties with police and voluntary organisations. Furthermore, securing
entry points, i.e., secure doors and locks, falls under HHSRS and Section 11 of the landlord
and tenant act. Selective licensing is not needed to tackle these issues.

Selective Licensing and Section 21

21. Propertymark would like clarification on the council's policy concerning helping a
landlord when a section 21 notice is served, the property is overcrowded, or the tenant is
causing antisocial behaviour, as per the council's consultation. What steps will the council
take to support the landlord? It would be useful if the council were to put a guidance
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document before introducing the scheme to outline its position regarding helping landlords
remove tenants who are manifesting antisocial behaviour. The change in section 21
legislation and how tenancies will end will mean landlords will become more risk-averse to
taking tenants with a perfect reference and history. We would be willing to work with the
council and develop a dispute resolution service with other local authorities.

Conclusions and alternatives

22. Propertymark believes that local authorities need a healthy private rented sector to
complement the other housing in an area. This provides a variety of housing types that can
meet the needs of both residents and landlords in the area. The sector is regulated, and
enforcement is essential for keeping criminals who exploit landlords and tenants. An active
enforcement policy that supports good landlords is crucial as it will remove those who
exploit others and create a level playing field. It is essential to understand how the sector
operates as landlords can often be victims of criminal activity and antisocial behaviour with
their properties being exploited.

23. If the scheme is approved, the council should consider providing an annual summary of
outcomes to demonstrate to tenants and landlords' behaviour improvements and the impact
of licensing on the designated area over the scheme's lifetime. This would improve
transparency overall. Propertymark has a shared interest with Brent Council in ensuring a
high-quality private rented sector but strongly disagrees that the introduction of the
proposed measures is the most effective approach to achieve this aim both in the short term
and long term.

24. We would welcome the opportunity to work with Brent Council to further engage with
our members and property agents in the local area.

Email Responses from Individuals

Email Response 1
| have a number of points to raise and questions to ask as part of your consultation as
follows:

1. Consultation with landlords and publicising of the consultation process

There are a number of references to the need to consult and publicise within The
Government Guide for Local Authorities on Selective Licensing in the Private Rented Sector.

In respect of landlords, this has not been adequately complied with and therefore
undermines the validity of the consultation process.

The references are as follows:

« Take reasonable steps to consult persons who are likely to be affected by the
designation, and, consider any representations made in accordance with the
consultation
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+ Local housing authorities should ensure that the consultation is widely publicised
using various channels of communication.

« Consultees should be invited to give their views, and these should all be considered
and responded to.

1.a Could you clarify the purpose of the ‘drop in session’ please?

| attended your drop in session on Wednesday 11th January. It was disappointing to discover
that there was no means of providing verbal input to the consultation process in a way that
could be relied upon to systematically feed into the consultation process. | was advised
instead to simply complete the online form. How can there be confidence in the consultation
process without any systematic method of capturing input?

1.b How were the Brent Connect Forums conducted?

| attempted to attend one of them. There was insufficient information on your website to
enable this. My attempts to communicate with your office were unable to provide me with
any further information.

1.c Did these happen? | have asked the question already, but not received a response.

1.d Please confirm when you added the information concerning the Landlord forum which
took place on 14th December to your web page?

The information regarding this event only has only recently appeared on your web page.

1.e Please also confirm how you publicised the Landlord Forum event. As a Brent landlord
(whose details you have) | was not informed of it.

2. Previous Licensing Consultations

| can see from your documents that there was at least one previous Licensing Consultation
from 10 June to 25th August 2019.

2.a Please confirm how this was publicised, who was invited to participate, what was the
criteria for inclusion as a landlord?

| was a landlord in Brent at that time but have no knowledge of this consultation.
3. Implications of increased costs for landlords

3.a The cost of the licence will add to the already considerably increased costs borne by
landlords, particularly good landlords who have higher cost bases as they actively maintain
their properties in good order.

Landlords will have no option but to pass on the cost to tenants, reduce costs in other areas
(reducing active maintenance) or exit the market reducing the amount of quality housing in
the area.

The Government Guide for Local Authorities on Selective Licensing in the Private Rented
Sector states ‘Local authorities should also carefully consider any potential negative
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economic impact that licensing may have on their area — particularly the risk of increased
costs to landlords who are already fully compliant with their obligations. These additional
costs can reduce further investment and are frequently passed on to tenants through higher
rents.’

How are you addressing this?
4. Inequity of licensing only private landlords

The cost burden of improving rented housing conditions is falling entirely on the shoulders
of private landlords. This is unfair and unreasonable.

It is evident that the issues relating to rented housing (poor quality housing, antisocial
behaviour and overcrowding) is not exclusively limited to the private rental sector. Yet those
are the only landlords required to pay the licence and therefore fund the attempted
enforcement of matters related to these issues.

The licence fee is effectively a tax on private landlords designed to fill a gap in local authority
funding.

5. Value for money

| have been a licensed landlord in Brent since 2018 and have seen no input/value to either
myself or my tenants as a result of this scheme.

Your own documentation states ‘all groups will benefit from improvements in engagement,
communication and signposting information between the council, landlords and tenants and
other service providers.’

| have had no communication apart from one email on 31st October inviting me to
participate in this consultation process for the extension of the scheme.

5.a What evidence is there that the scheme already in place has been effective and that it has
been implemented in the way intended?

6. Access to the full consultation report
6.a When and where will the full consultation report be made available?

Currently the only information | can find is that it will be will be ‘published on the property
licensing pages of the web site'. This is not specific enough to ensure that | will be able to
access it in a timely manner.

Email response 2
The questionnaire did not give me the opportunity to make my points, so-

Overall the proactive ethos of this consultation is a good thing.
Why are these basic standards not applied and enforced throughout the borough?

Yes landlords must come under scrutiny- they play a big part in civic life.
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When a housing association is renting from the council or vice versa is that covered by these
standards?

My daughter lives in [removed]. Disgustingly irresponsible attitude to waste disposal by
residents. There is always stuff dumped on the street and residents are oblivious to
recycling, risk of rodents etc. The council needs to be more forthright on this. People should
be fined if their bins are open and spilling onto the street. Roundwood Road was really
unpleasant during the summer.

One property on [removed] is very poorly maintained and has bars at all the front windows.
There are children living at the property. | know there is a lot of temporary housing in the
road and Victorian property is expensive to maintain, especially when landlords have
maximised renting income by chopping up properties, messing around with drainage etc.
The culture of the slum landlord getting the upper hand is alive and kicking in Brent. We are
not after gentrification, just a pleasant streets and clean and tidy properties.

My impression is that nothing is being enforced. Current legislation surely exists to stop fly
tipping, not refunding deposits etc?

Please take my points into consideration.

Email Response 3

| would like to inquire into the scope of the scheme and areas covered. We live in the
[removed] and have experienced a dramatic escalation of property investors buying up
family houses and converting them into multiple dwellings. This is having an increasingly
detrimental impact on the area, we have seen an increase in traffic, anti social behaviour, fly
tipping and above all, seen these properties managed to a very poor standard.

| would be interested to know if there were plans to extend this initiative to surrounding
areas like ours, and who would be best placed to speak to about our growing concerns



