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Abbreviations  
 
ASB Anti-Social Behaviour  
BRE Building Research Establishment 
HHSRS Housing Health and Safety Rating System  
HMOs Houses of Multiple Occupation  
HMR Housing Market Renewal 
HSCR Housing Stock Condition Report  
LSOA Lower Super Output Area  
LSOAs Lower layer Super Output Area  
PRS Private Rented Sector 
PSH Private Sector Housing  
RSL Registered Social Landlord 
SLL Selective Landlord Licensing 
TGHC The Gateshead Housing Company 
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Forward 

 

Gateshead Council believes that the implementation of selective licensing will, 
alongside other existing and proposed activities, improve conditions in the private 
rented sector (PRS) and reduce the negative impact poorly managed rented houses 
can have on the local community.  
 
Although there is recognition that supply of new housing is not sufficient to meet 
demand for housing, the market alone will not drive up standards in the PRS. For 
many of Gateshead’s most vulnerable residents there are limited housing options 
and they find themselves paying for substandard and sometimes dangerous 
accommodation.  
 

This report sets out a proposal to implement selective licensing of privately rented 
homes in Gateshead, the analysis of datasets that suggest that selective licensing is 
necessary, and the results of research into whether there is evidence that the legal 
criteria to implement selective licencing schemes can be met. 

 

It also provides information on how the schemes would be implemented, and what 
the anticipated outcomes would be so that consultees have an opportunity to 
consider and provide an informed response to the proposal. 
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INTRODUCTION 

 

Gateshead Context 

 

Gateshead Council has been at the forefront of tackling poor standards in the private 
rented sector for many years, using Selective Landlord Licensing (SLL) Schemes to 
proactively address problems within the sector since 2007. In September 2007 the 
Council introduced one of the first SLL schemes in the country in the Sunderland 
Road area.  A further three schemes have been introduced since then (in January 
2010 Chopwell ‘River Streets’, in May 2012 Central Bensham Phase 1 and in April 
2013 in Swalwell). Schemes last for a five year period. 

 

The private rented sector in Gateshead plays an important role in the provision of 
housing within the borough and has grown significantly over the last decade. In 2004 
the private rented sector made up approximately 4% of housing stock in Gateshead. 
The sector then grew by 70% between 2001 and 2011 (much higher than the 
national average) from 7.6% to 13.4%. Between 2011 and 2017 the private rented 
sector has continued to increase to almost 16%, but at a slower rate to over 14,500 
households, owned by an estimated 5500 landlords. This upward trend is expected 
to continue. Growth of the sector has been largely through the activities of ‘buy to let’ 
investors, and landlords have replaced owner occupiers in many streets and 
neighbourhoods.  

 

Why is Selective Landlord Licensing being considered? 

 

Most landlords in Gateshead operate within the law and offer a significant amount of 
high quality accommodation, managed effectively at an affordable price. Within the 
borough there are concentrations of private rented accommodation, traditionally in 
areas of deprivation, where the private rented sector is commonly below standard in 
terms of property condition and tenancy management, and the Council continue to 
deal with complaints concerning landlords and properties.  In these concentrated 
areas house and rental prices are lower than average and when properties do come 
up for sale they may be bought up by landlords because of the low price and lack of 
demand from owner occupiers. These properties tend to house vulnerable tenants 
and are statistically more likely to be in fuel poverty, are subject to the effects of 
crime and antisocial behaviour and house families on low incomes. 

 

Problems such as fly tipping and refuse, excessive noise and antisocial behaviour 
(ASB), poor property conditions and overcrowding are disproportionally linked to 
private rented accommodation. A wide proportion of tenants are in receipt of housing 
benefit and their financial circumstances mean they have a limited choice on the 
quality of accommodation they can access. For many tenants, there is the perception 
that there is little control over living conditions and they subsequently are less likely 
to complain to their landlord or Local Authority.  
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While most landlords take their responsibility seriously and provide much needed 
housing within the borough, a significant minority of negligent or criminal landlords 
exploit vulnerable tenants by letting out cramped, unsuitable and in some cases 
dangerous properties, and fail to manage these tenancies and properties effectively. 
With this and the growth of the sector in mind, there is a need to ensure effective 
management of these properties to prevent rogue landlord activity, maintain good 
standards and ensure a thriving sector and well managed stock for future years to 
come.  

 

Some UK Local Authorities have chosen to licence all landlords within their area. To 
date Gateshead Council have not adopted this approach and have chosen to licence 
landlords in neighbourhoods with high proportions of private rented properties which 
demonstrate indictors of low housing demand (low rental/property prices/high 
number of empty properties, high turnover of occupiers) and where there are also 
problems of antisocial behaviour. 

 

The Council has both a strategic role and statutory responsibilities to tackle poor 
housing and antisocial behaviour that is prevalent in areas of low demand and  
thousands of complaints are received each year from residents requesting help. 
Areas of housing where complaint levels are high tend also to have the lowest 
property values, highest turnover of occupiers, concentrations of poorly managed 
rented homes and increasing numbers of problematic empty properties. This 
negatively affects neighbourhood confidence and can compromise the success of 
other public sector or private regeneration investment. 

 

Support and Work in Former/Existing Licensing Areas 

Areas that have been subject to SLL have benefited from intensive and concentrated 
support from Council Officers as follows; 

 

• Inspections of all rented properties to ensure good standards – safety 
certificates in relation to gas and electric are checked   

• Training in fair and good management practices of licence holders to 
ensure they fulfil their responsibilities 

• Advice to tenants to ensure tenants understand their rights and 
responsibilities 

• Demonstration by licence holders that adequate management practices 
are in place for dealing with anti-social behaviour (ASB) by their tenants   

• Mediation between neighbours to prevent the escalation of ASB problems 

• Close partnership working with Northumbria Police and other agencies to 
ensure that ASB concerns are addressed as quickly and effectively as 
possible 

• Vetting checks on prospective tenants to ensure that landlords can make 
an informed choice as to who they offer a tenancy to  
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• Campaigns to tackle what matters to local people e.g. refuse, fly tipping 
and overgrown gardens 

• Enforcement action to tackle landlords failing in their duties to manage 
their property effectively  

• Intensive communications with landlords and residents with signposting to 
other services if required.  

• Support to bring empty properties back into use  

• Reduction in demand for other services such as noise and ASB complaints 
and housing disrepair complaints from tenants  
 

This intensive support to landlords, tenants and residents has resulted in 
improvement to property standards, management practices and reductions in ASB 
and the evaluation of licensing schemes that have come to an end demonstrates that 
SLL can be an effective approach to providing support to areas suffering from low 
demand. Full details of the impact and outcomes in previous schemes can be found 
at www.gateshead.gov.uk/landlordlicensing  

The provision of private rented properties in the borough that offer residents a choice 
of safe, quality and well managed accommodation is critically important. Decent 
housing is the foundation of people’s lives and a strong and cohesive local 
community. A more stable and high quality private rented sector can support 
improved community relations and reduce the impact of ASB on local 
neighbourhoods.  
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THE PROPOSAL 

 

With the sector continuing to grow it is increasingly important that Gateshead Council 
continues to champion a well-managed private rented sector, provides support to 
those affected by the impact of private rented accommodation, and targets resources 
towards those areas in most need of support.   

Monitoring and analysis of certain indicators are key to this.  Low demand (high 
number of empty properties, low rental/sales values, high occupant turnover, higher 
levels of ASB, crime and housing complaints) has been analysed across Gateshead 
to understand the areas that are most affected. This information has helped to inform 
this proposal.  

 

Resignation of parts of Central Bensham Phase 1 Licensing Scheme 

A continuation of licensing within a smaller redefined area within an existing licensing 
scheme in Central Gateshead (Map 1) will allow continued close working with 
landlords, residents and tenants where there is a strong likelihood that without the 
ongoing regulation of licensing, standards are likely to return to pre-licensing 
practices. It is proposed that that this scheme would commence in Winter 2017. 
Detailed evidence to support this proposal, referred to as ‘the redesignated area’ can 
be found on pages 35-45. 

 

Scheme commencement – Winter 2017 

Number of homes: 320  

Proportion privately rented: approx. 70%   

 

MAP 1   Selective Licensing Area Central Redesignation 

 

 

 

 

 

 

 

 

 

 

 

 

A list of streets included can be found in Appendix 2  
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The Avenues 

 

Monitoring and analysis also tells us that there are other areas within central 
Gateshead that are demonstrating indicators of low housing demand that may 
benefit from the intervention of selective landlord licensing (Map 2). It is proposed 
that this scheme, if agreed would commence in Spring 2018.  Detailed evidence to 
support this proposal can be found on pages 20-33 

 

A list of streets included can be found in Appendix 2 

 

Proportion privately rented: approximately 65% 

 

Scheme Commencement: Phased introduction over three years 

Area 1 (Spring 2018) 

Area 2 (Spring 2019) 

Area 3 (Winter 2019) and subject to ongoing consultation).  

 

MAP 2   Proposed Licensing Areas 1-3 
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LEGAL AND LOCAL CONTEXT 

 
The Housing Act 2004 introduced Selective Landlord Licensing, and continues to 
require that Councils ensure that certain legal criteria are met in designating a 
scheme. 
 
It is necessary for Gateshead Council to explain why the scheme is proposed, 
against specific legal criterion.  These are explained in detail in Appendix 1.  
Gateshead Council proposes that selective licensing is required within each of the 
proposed locations on the basis of condition 1, that the area is, or is likely to 
become, an area of low housing demand.   This proposal is further underpinned by 
evidence of higher than average crime and ASB incidents reported to both the Police 
and the Council.  The presence of poor property conditions and high levels of 
deprivation (further conditions introduced by secondary legislation) were also 
relevant when considering whether the implementation of selective licensing was 
justified.  

 
In addition, in making a selective licensing designation, the local authority must, 
under section 81 of the 2004 Act:  
 

(a) ensure that it exercises its power to designate consistently with its 
housing strategy and  

(b) seek to adopt a co-ordinated approach in connection with dealing with 
homelessness, empty properties and anti-social behaviour, both as 
regards (i) combining Part 3 licensing with other available courses of 
action and (ii) combining Part 3 licensing with measures taken by other 
persons.  

 

Further, it must not make a Part 3 designation unless:  

 

(a) it has considered whether there are any other courses of action 
available to them that might provide an effective method of achieving 
the objectives that the designation would be intended to achieve, and  

 
(b) it considers that making the designation will significantly assist it to 

achieve the objective or objectives. 

 

The data collected provides a strong evidence base that Selective licensing is 
required in the four wards under consideration, and would contribute to the 
achievement of the objectives within the Housing Strategy as follows; 
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Gateshead’s Long Term Sustainable Community Strategy – Vision 2030 and 
the Corporate Plan 

The proposals referred to in this report support Gateshead’s long-term Sustainable 
Community Strategy: Vision 2030 and the Corporate Plan.  

 

The promotion of sustainable neighbourhoods to provide quality areas to live and 
work is a key priority within the Core Strategy and Urban Core Plan for Gateshead 
(2010-2030). Policy CS9 Existing Communities aims to ensure that communities will 
be sustainable places of quality and choice and within this strategy, Selective 
Licensing is recognised as a tool to improve homes within the private rented sector 
to manage and secure improvements in areas in low demand and related social 
problems.   

 

Housing Strategy 

The proposal aligns with two objectives within the Housing Strategy 2013-18 to 
support delivery of the Corporate Plan. The Housing Strategy 2013-18 provides a 
single reference document for all of the Council’s housing-related activity and 
provides a programme of actions that will maximise the contribution of housing to 
wider economic growth, personal health and wellbeing.  

 

Key objectives contained within the strategy, which are consistent with the 
implementation of Selective Licensing include: 

• Support – to help residents access and sustain a home which promotes 
their wellbeing. 

• Standards – to improve quality, condition and management of housing in 
the private rented sector so that all residents benefit from safe, healthy 
and well managed homes.  

• Supply - To ensure use of existing stock and supply of new housing best 
meets current and future needs and aspirations. 

Property licensing will facilitate greater interaction with private sector landlords and 
lead to an improved understanding of the current PRS market. Licence conditions 
and the support that is provided to landlords and tenants will help to ensure 
properties are effectively managed and prevent long term problems associated with 
antisocial behaviour caused by private tenants. The associated inspection of 
property standards will ensure that poor property conditions and inadequate energy 
efficiency are identified and acted upon, which will serve to improve living standards 
for tenants.  

Empty homes that are detrimental to the surrounding areas or attract anti-social 
behaviour or generally are a cause of concerns to residents will not be affected 
specifically by selective licensing, however the process of gaining a better 
understanding and knowledge of Gateshead’s private rented sector will assist the 
Council to identify the locations of empty dwellings in the Borough so that targeted 
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action can be taken to bring them back to use and maximise opportunities to meet 
housing need. 

The introduction of SLL into the proposed areas also compliments the objectives of 
the Bensham and Saltwell Neighbourhood Action Plan. 

 

Homelessness Prevention 

The designation of a selective licensing scheme would provide additional protection 
for assured short-hold tenants in unlicensed Part 3 houses. It would, for example, 
preclude a landlord from serving a notice under section 21 of the Housing Act 1988 
(notice requiring possession) so long as the property remains unlicensed; and would 
help to mitigate the risk of unlawful eviction by improving the management practices 
of landlords.  

It is recognised that the designation of a selective licensing scheme might result in a 
small number of houses being taken out of the rental market by reluctant landlords, 
leading to a potential increase in homeless households.  

In the discharge of its homelessness functions, however, in particular its 
homelessness prevention duty, the Council provides those threatened with 
homelessness with housing options and advice. Accordingly, if households find 
themselves displaced or threatened with homelessness because of the licensing 
designation, the local authority will help them to explore the accommodation options 
available to them with a view to securing alternative and affordable housing. The 
PSH Team has established strong links with representatives within the Gateshead 
Housing Company Group who deliver the Councils Homelessness and Social 
Services functions. Team members regularly attend working groups to ensure 
effective co-ordination particularly in relation to ASB and homelessness.  

The Council also intends to adopt a co-ordinated approach with its housing strategy 
in relation to empty properties in order to ensure that houses that become vacant as 
a result of withdrawal from the private rented market will be targeted for action under 
its Empty Homes policy. This should protect against premises remaining vacant for 
prolonged periods of time which may attract antisocial behaviour. It would also 
ensure that valuable housing resources are not wasted. A co-ordinated approach 
working alongside the Councils dedicated Empty Property Officer with referrals for 
properties eligible to participate the in the Councils Empty Property Leasing scheme 
will also be undertaken.  

 

Alternative Courses of Action Considered  

Under Section 81 of the Housing Act 2004, the Council must consider whether there 
are any other courses of action available to them (of whatever nature) that might 
provide an effective method of achieving the objectives that the designation of the 
Selective Licensing Scheme is intended to achieve and must consider that making 
the designation will significantly assist the council in achieving the objectives of the 
scheme. 
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The overall aim of the designation of a Selective Licensing Scheme is to improve the 
management of the PRS to reduce low housing demand and reduce the levels of 
ASB associated with privately rented properties. 
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ACTIONS ALREADY UNDERTAKEN 

 

Clearance and New Housing Development 

The area in which the proposed schemes are located have benefitted from Housing 
Market Renewal (HMR) Pathfinder funding in recent years to assist with problems of 
low demand, to bring about the sustainable renewal of areas with weak housing 
markets and to transform neighbourhoods into thriving, cohesive communities, 
where people will choose to live and stay.  

 

Neighbouring streets and areas to both proposed SLL schemes have been subject to 
property acquisition, demolition and ongoing property redevelopment. Old and often 
poorly maintained terraced Tyneside flats, houses and commercial properties are 
being replaced by new, high quality housing to provide the mix and balance of 
housing that is required. 

 

Financial assistance for property improvements 

Using the HMR funding properties in the proposed areas benefited from Area 
Renewal Assistance via The Block Improvement Scheme (BIS) Programme. The aim 
of the BIS programme was to improve housing market confidence through 
improvements to the visual appearance of terraces. In total £10.85 million of funding 
was used across thirteen phases and included; 

• New boundary walls with railings 

• Front step replacement to remedy cracking and unevenness 

• New handrails to steps to match railings 

• Garden treatments, introduction of increased greenery 

• Neutral painting of front elevation stonework 

• Renewal of front doors, replacement of windows and rainwater pipes. 

435 properties within the central licensing area participated in the programme, with 
259 of these being privately rented. 313 properties within the proposed Avenues 
scheme were improved, 157 of which were private rented. Participants were required 
to make a 20% contribution to the works and costs and participating landlords were 
requested to ensure their properties reached and maintained the Gateshead Private 
Landlords Association Accreditation Standard. 

Landlords were also provided with financial help towards the cost of meeting this 
Accreditation Standard; up to 50% of eligible works up to a maximum of £500 within 
the HMR area, in former licensing areas and the Central Phase 1 area.  

 

The Private Rented Property Accreditation Scheme 

The Accreditation Scheme encouraged private landlords to improve properties up to 

the minimum legal housing standard and above. The Council promotes a number of 

incentives to encourage landlords to accredit their property, these include; 

• Approval for the funding for BIS as described above (up until 2010) 
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• A discount from the SLL fee in designated areas 

• Financial assistance to bring the property up to the accreditation standard 

(up until December 2011) 

• The provision of a detailed schedule of works to help landlords understand 

what works were required 

• Accelerated advertising on the Gateshead Private Landlords Association 

weekly property list and GPLA website (up until June 2016). 

The uptake of accreditation in the Avenues was significant at the time of the BIS 
initiative. More than 250 properties were improved to the accredited standard which 
lasted for a maximum of five years. Unfortunately since this time, despite 
encouragement to private landlords to reaccredit their properties, the number of 
accredited properties in the Avenues proposed scheme has fallen to 22.  

In the Central Area Phase 1 licensing area the maintenance of accreditation has 
remained at a higher level as it remains a condition of a landlord’s licence to do so 
for the duration of the fiver year licensing scheme. There are currently 315 properties 
accredited in the original larger Central Bensham SLL scheme, 155 of these are in 
the new smaller proposed area.  

With the proposed discounts from the licensing fee of 18% for an accredited property 
it is envisaged, therefore, that the introduction and redesignation of selective 
licensing will greatly improve the uptake of accreditation. One of the conditions of 
licences granted under the proposed licensing scheme would require all licence 
holders to maintain the accredited standard once achieved for the duration of the 
licensing scheme.   

 

Landlord Engagement  

Regular training for landlords to assist them in understanding their obligations and to 
aid compliance with the conditions of a licence would take place within the proposed 
areas, with support available from the PSH Team and the Community Safety 
Partnership to assist landlords to deal with problem tenants and anti-social 
behaviour.  The team provides practical support and information to both landlords 
and tenants. Experience has shown that this support is welcomed and well used by 
those seeking to manage their properties effectively, but has less impact on the most 
unscrupulous.  

At every opportunity landlords are encouraged to utilise the services of a local or 
nationally recognised landlords association to facilitate effective tenancy and 
property management. 

 

Community Safety Partnership  

The Community Safety Board is the local multi-agency partnership that has been 
established to tackle community safety issues within Gateshead.  Along with other 
supporting partner agencies, some of the key organisations that make up the 
Community Safety Board include: 
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• Gateshead Council 

• Representatives from the Voluntary and Community Sector 

• Northumbria Police 

• Tyne and Wear Fire and Rescue Service 

• NHS Newcastle Gateshead Clinical Commissioning Group 

• Northumbria Community Rehabilitation Company 

• National Probation Service 

• The Gateshead Housing Company 

Additional members of the wider Safer Gateshead partnership include a range of 
public, private, voluntary and community sector organisations. By working together, 
the partners in Safer Gateshead can have a greater impact on reducing crime, 
disorder, drug abuse, alcohol-related problems and anti-social behaviour across the 
borough. 

Safer Gateshead has a statutory duty to address: 

• crime and disorder 

• anti-social behaviour 

• behaviour adversely affecting the environment 

• substance misuse in their local area 

• reducing re-offending 

A range of powers and tools are available to Councils to deal with ASB or nuisance 
caused by private tenants or their visitors. There are specific powers contained 
within the ASB Crime and Policing Act 2014, which we use in conjunction with our 
partners to resolve nuisance behaviour from residents of private homes or those 
responsible for management of such premises. These powers include but are not 
limited to:  

• Community Protection Notices  

• Closure Notices/Orders  

• Civil Injunctions  

• Criminal Behaviour Orders  

• Public Spaces Protection Orders  

The Council also manages the monthly MARAC (Multi-Agency Risk Assessment 
Conference) and ASB Panels, both of which can address issues concerning the 
occupants of privately rented homes as well as other accommodation. The panels 
allow for a multi-agency, problem-solving approach to the cases reviewed.  
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Effective though these powers and the multi-agency approach is, their use is often 
reactive rather than pro-active, compounded in areas where expectations are low 
and residents may be unwilling to complain.  They are not generally used to identify 
widespread or chronic neighbourhood problems associated with high density private 
rented homes, but are used by Gateshead Council to tackle the anti-social behaviour 
of individuals when problems arise. 

 

Action under Part 1 of Housing Act 2004 (the Act) 

The Council’s PSH Team are able to take formal action under Part 1 of the Act when 
serious disrepair or Category 1 hazards assessed under the Housing Health and 
Safety Rating System (HHSRS) are identified. The type of action that can be taken 
includes serving Improvement Notices, Hazard Awareness Notices, Prohibition 
Orders or taking emergency remedial action. Whilst these actions can be effective in 
securing property improvements, the Council only become aware of such problems 
when the tenants make a complaint. It is widely acknowledged that the majority of 
vulnerable tenants living in the worst housing simply will not complain for fear of 
retaliatory eviction by their landlord.  

It is likely that the requests for help received from tenants by Gateshead Council 
under represent the scale of disrepair problems in rented homes in the proposed 
areas. The introduction of selective licensing will enable the Council to carry out 
routine inspections of all properties within the proposed areas (including those that 
do not opt to become accredited), ensuring that poor or unsafe housing conditions 
are identified and remedied, thereby raising the standard of accommodation.  

Licensing will also ensure that the Council is made aware of the person responsible 
for managing the property, thereby reducing the time taken to track down the liable 
party. Presently, this can be problematic and costly in terms of both time and 
resources, especially in the case of absent landlords.  

It is anticipated that the introduction of licensing will result in an increase in 
enforcement activity within the proposed areas, and the number of Enforcement 
Officers available to deal with these matters with be increased. Use of Part1 powers 
will continue in designated areas in line with the Councils overall Enforcement Policy 
and the proposed Licensing Enforcement Policy which will outline timescales and 
actions for severe deficiencies in licensed properties.  

 

Dealing with Statutory Nuisance and Noise  

The PSH Team currently investigates complaints of statutory nuisance under the 

Environmental Protection Act 1990 and allegation of anti-social behaviour as 

discussed above.  

Nuisance complaints often relate to noisy or anti-social neighbours. Whilst the 
Council has powers under the 1990 Act to prosecute offenders or, in some cases, to 
encourage parties to participate in mediation to resolve ongoing issues, the 
resolution of noise and anti-social behaviour problems are most effective when the 
Council and landlords work together.  
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Selective licensing will, by making licences subject to conditions, compel landlords to 
take greater responsibility for the management of their properties and the behaviour 
of their tenants. This can encourage landlords to work with the PSH Team to help to 
resolve problems in a timely manner. 

  



Consultation Proposal – Landlord Licensing 

 

March 2017 Page 20 

 

WHY IS SELECTIVE LANDLORD LICENSING BEING PROPOSED? 

 

THE AVENUES (Phases 1-3) 

 

The Avenues (Map 1, pg. 9) is situated within the Saltwell Ward. Parts of the ward 
are densely populated and include a large number of traditional terraces, including 
very high numbers of Tyneside flats in the north of the ward (the proposed licensing 
area). The ward contains the highest private rented sector in Gateshead. Saltwell 
has a diverse population including black and minority ethnic communities and a 
significant proportion of the orthodox Jewish community. In 2014 the population of 
the Ward stood at 10401 with 64% of the population being aged 16-64 and 3.7% of 
the population being black and minority ethnic.  

 
The proposed area covers less than 1% of Gateshead’s total geographical area, yet 
contains almost 6% of the private rented stock. Using council tax data and 
information provided by residents, the total estimated number of private rented 
homes is 65% (850 homes).  

 

Low Housing Demand 

In identifying if an area is suffering from, or likely to become, an area of low housing 
demand, it is recommended that local authorities consider the following factors;  
 

• The value of residential premises in the area, in comparison to the value of 
similar properties in other comparable areas;  

• The turnover of occupiers of residential premises (both rented and owner-
occupied);  

• The number of residential premises which are available to rent or buy, and the 
length of time they have remained unoccupied; and  

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

 
An initial analysis of the above has confirmed that the area is currently 
demonstrating some key indicators of low housing demand: 
 

Occupancy Turnover 

The turnover (churn) of occupancy within the area is high and properties change 
hands more often. Nearly 7% of properties in the area had a different council tax 
payer on more than one occasion in 2016. This is more than double the 2017 
Gateshead Borough average of 3.2%. Some of these have even changed over more 
than twice in that time.  

This indicates that turnover is higher in the area and properties change hands more 
often than in other parts of Gateshead. This can be a problem because it doesn’t 
give time for a community and its residents to settle. It also may indicate 
dissatisfaction with the neighbourhood.  
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Empty Properties 

There are just over 1300 properties covering the proposed Avenues licensing area. 
In January 2017, 8.1% of homes in the area were empty, more than double the 
average to the rest of the Borough of 3.6%. Figure 1.  

 

3.5% of those properties that are empty have been vacant for longer than 6 months. 
An analysis of the long term empty properties indicates that some have been vacant 
for several years. The Borough average for long term empty properties is 1.8% 
which tells us that there are more long term empties in the proposed area compared 
to elsewhere in Gateshead and that these properties are staying empty for longer 
periods of time.  

 

 

 

 

 

 

 

 

 

 

 

 

FIGURE 1 -  Void and Long Term Void Rates 2016 – Gateshead and Proposed 
Avenues SLL area.  

Of the current 42 long term empty properties in the proposed area (March 17), only 
one has been brought back into use under the Council’s Leasing Scheme. This is 
despite exhaustive efforts to engage owners and encourage participation within the 
scheme.  

The number of long term empty properties continues to be a problem affecting the 
sustainability of the proposed SLL area.  Properties that are left empty for long 
periods of time can have a number of negative effects such as  

• They can attract ASB including vandalism, litter and sometimes arson 

• Market values are often reduced as neighbours move away and confidence is 
reduced 

• They are a wasted resource both financially and in terms of potential housing 
or community use 

• The reduced spending power of the local area impacts on local businesses 
and the general economic stability of the area. 
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Residential Property Value 

An initial review of house prices and market performance has been undertaken to set 
the context for this proposal. It is recognised that the financial crisis had significant 
and ongoing negative impact on housing market confidence and resulted in reduced 
house prices across the country.  

The quarterly average price (Figure 2 below) for all residential transactions from 
December 2010 to December 2015 in Gateshead have been consistently lower than 
the Tyne & Wear average and the North East region. In addition, the average price is 
substantially below the national average for England and Wales. As average prices 
have started to increase across the country from the end of 2013 onwards, prices in 
Gateshead have remained the same.  

 
 

 

 

 

 

 

 

 

 

 

 

 

 

 

FIGURE 2 - Residential Transaction 2010-15, England, Northeast and 
Gateshead 

 

Figure 3 on the next page shows a time series plot of average prices between 
December 2005 and December 2015 by postcode sector in Gateshead. The 
proposed Avenues SLL area is situated within NE8 (shown in red), which has 
consistently exhibited a lower average price than other parts of the Borough, except 
for NE17. NE17 includes the rural area of Chopwell, an area with historical lower 
than average house prices and an area that has previously subject to SLL 
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FIGURE 3 – Average Property Sale Prices 2005-2015 Gateshead Postcodes 

Figure 4 below goes on the demonstrate the year on year difference between those 
streets within the proposed SLL area and other areas in Gateshead. A substantial 
number of properties in the streets yielded a lower than average price than the 
Gateshead average.   

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

FIGURE 4 – Average Property Sale Prices 2005-2015 Proposed Area Streets 
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Significant and Persistent Problems of Anti-Social Behaviour (ASB) 

Gateshead Council does not propose to seek to designate this area on the grounds 
of anti-social behaviour.  This areas is however disproportionately affected by ASB 
and support will be targeted as part of the proposed scheme to help to tackle this. 

In order to have met the legal condition relating to anti-social behaviour the Council 
must have sought to demonstrate:  

(a) that the area is experiencing a significant and persistent problem 
caused by anti-social behaviour;  

(b) that some or all of the private sector landlords who have let premises in 
the area (whether under leases or licences) are failing to take action to 
combat the problem that it would be appropriate for them to take; and  

(c) that making a designation will, when combined with other measures 
taken in the area by the local housing authority, or by other persons 
together with the local housing authority, lead to a reduction in, or the 
elimination of, the problem.  

 

Antisocial behaviour is not exclusively but can include acts of;  

• Verbal abuse, intimidation or harassment behaviour of tenants or neighbours;  

• Noise, rowdy and nuisance behaviour affecting persons living in or visiting the 
vicinity;  

• Animal related problems;  

• Vehicle related nuisance;  

• Anti-social drinking or prostitution;  

• Illegal drug taking or dealing;  

• Graffiti and fly posting; and  

• Litter and waste within the curtilage of the property.  

 

A landlord has responsibility to ensure that her/his tenants do not cause annoyance 
or nuisance to other persons living, working or visiting the immediate neighbourhood. 
If anti-social behaviour is being carried out within the immediate vicinity of the 
property, and is being caused by the occupiers of it, then it would be reasonable to 
expect a landlord to ensure that those persons are not conducting themselves in 
such a way that is adversely impacting on the local community. This applies equally 
to visitors to the property.  

 

Anti-social behaviour is defined by Housing Act 2004 as:  

1. “Conduct on the part of occupiers of, or visitors to, residential premises;  
 

a) which causes or is likely to cause a nuisance or annoyance to persons 
residing, visiting or otherwise engaged in lawful activities in the vicinity of 
such premises, or  

b) which involves or is likely to involve the use of such premises for illegal 
purposes”. 



Consultation Proposal – Landlord Licensing 

 

March 2017 Page 25 

 

 

Guidance issued by Department for Communities and Local Government, titled 
“Approval steps for additional and selective licensing designations in England” 
(February 2010) gives further explanation of the definition of anti-social behaviour. 
Whilst it should be noted that the guidance referred to is now dated and may not 
necessarily reflect current advice, it indicates that an area can be deemed to be 
suffering from significant and persistent anti-social behaviour if it suffers from;  

 

• Crime: Tenants not respecting the property in which they live and engaging in 
vandalism, criminal damage, burglary, robbery/theft and car crime;  

• Nuisance Neighbours: Intimidation and harassment, noise, rowdy and 
nuisance behaviour, animal related problems, vehicle related nuisance. 
Tenants engaged in begging, anti-social drinking, street prostitution and kerb 
crawling, street drugs market within the curtilage of the property; or  

• Environmental Crime: Tenants engaged in graffiti and fly posting, fly tipping, 
litter and waste, nuisance vehicles, drugs paraphernalia, fireworks misuse 
in/around the curtilage of the property.  

 

Gateshead Council data and that provided by Northumbria Police both show 
problems of anti-social behaviour in the proposed areas. With the high numbers of 
privately rented properties in these areas this shows a strong correlation between 
the number of complaints received and their relative prevalence in these areas of 
large numbers of privately rented properties. From 2014-2017 86% of noise and ASB 
complaints received by the Council in the Avenues was in relation to private rented 
property.. 

 

ADDITIONAL CONDITIONS TO CONSIDER 

In addition to issues with low demand housing (high number of empty properties, 
high occupant turnover, lower rental/property values etc), and/or problems with anti-
social behaviour, government guidance states that to introduce a licensing scheme 
the Council has to demonstrate that the area covered by the scheme has a high 
proportion of privately rented properties, and that it is affected by one or more 
range of social factors outlined below.  

• Poor housing conditions  

• High levels of migration 

• High levels of deprivation 

• High levels of crime 

 

A high proportion of private rented property.  

Government guidance (DCLG) states that nationally the private rented sector 
currently makes up to 19% of the total housing stock in England. In 2004 the private 
rented sector made up approximately 4% of housing stock in Gateshead. The sector 
then grew by 70% in between 2001 and 2011 (much higher than the national 
average) from 7.6% to 13.4%. Between 2011 and 2017 the private rented sector has 
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continued to increase to almost 16%, but at a slower rate to over 14,500 households, 
owned by an estimated 5500 landlords This upwards trend is expected to continue.  
The Gateshead Borough average for private rented properties indicates that a 
Borough wide licensing scheme is not a priority at this time, however there are 
concentrations of private rented properties of up to 70% in some areas. 

The proposed area consists of 1310 dwellings with approximately 850 of these being 
privately rented. The levels of private rented property in the area are almost  65%, 
which substantially exceeds the Borough average of 16% and the UK average of 
19%.   Geographically the area is relatively small yet covers nearly 7% (6.8) of the 
Boroughs total private rented housing. 

TABLE 1 – Tenure 2017 – Proposed Avenues SLL Area 

 

 

 

 

 

 

 

 

 

 

 

 

High Levels of Crime  

In considering whether an area suffers from a high level of crime, the authority 
should consider;  
 

• Whether the area has displayed a noticeable increase in crime over a 
relatively short period of time, e.g. 12 months;  

• Whether the crime rate is significantly higher than in other parts of the local 
authority area, or it is higher than the national average; and  

• Whether the impact of crime in the area affects the local community and the 
extent to which a selective licensing scheme can address the problems.  

The licensing scheme must be part of a wider strategy to address crime in the 
designated area. The graphs below shows figures obtained from Northumbria Police 
regarding levels of crime and ASB within the proposed Avenues area. The area is 
compared to the Gateshead average. 

The total ASB and crime in the proposed area was higher than the Gateshead 
average over a three year period, apart from one instance in 13-14 when criminal 
damage was slightly lower than the borough average. (Figure 5). In particular ASB 
rates in the proposed area have been particularly higher than the borough average 

Tenure Total Percentage 

Privately Rented 850 65% 

Empty Properties 96 7% 

Owner Occupied 299 23% 

Gateshead Housing Company 
and Registered Social Landlords 

44 3.5% 

Commercial Premises 20 1.5% 

Community Facilities 1 <0.1% 

Total 1310 100% 
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year on year.  We anticipate that the responses received from the current 
consultation with residents will support this in that a high proportion will have 
experienced problems related to ASB.  

 
 

FIGURE 5  - Crime and ASB Rates 13-16, Gateshead and Proposed Avenues 
Area 

 

Private Sector Housing Complaints 

The team receive and respond to complaints of noise and antisocial behaviour 
occurring at private properties. Over a three year period from 2014-17, 136 
complaints were received from residents in the proposed area, with the majority of 
these being in relation to neighbour noise. These complaints amounted to 6% of the 
complaints received across the Borough for only 1.4% of the total number of 
properties borough wide. . 

Of the complaints received in the proposed area from April 2014 to March 2017, 86% 
were in relation to issues concerning private rented accommodation. 61% of 
complaints were received from occupiers of private rented properties, confirming that 
private tenants are also affected as well as being perpetrators. Interestingly a small 
proportion of complainants lived outside of the proposed area and in the surrounding 
neighbourhood, indicating the further reaching impact of noise and ASB from within 
the area,   
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How does licensing help? 

Allegations of anti-social behaviour are investigated by enforcement officers.  The 
solutions to resolve ASB are often complex and the team will draw in expertise from 
a range of disciplines including adult and children’s services, drug and alcohol 
support, mental health or domestic violence support, benefits and debt advice and 
housing options services.  Mediation is undertaken and use of legal powers where 
this is appropriate.  Landlords are notified of problems too and required to participate 
in helping to resolve the problem. It is a condition of a landlords licence that they 
respond reasonably and proportionally to any complaint. Landlords are provided with 
advice and support to undertake the most appropriate action. 

Licensing also places a legal requirement on landlords to undertake reference 
checks on tenants prior to offering a tenancy. By doing so a licence holder will then 
be able to make an informed choice as to whether a prospective tenant is suitable for 
both the property and the neighbourhood.  Experience has shown that such a 
condition deters tenants with a poor housing history from trying to access 
accommodation within licensing areas.  

Landlords are provided with training and guidance as to what constitutes an 
acceptable reference/check. Uncovering a history of poor tenancy management, 
anti-social behaviour or criminality should indicate that a prospective tenant may not 
be suitable for the property and a tenancy should not be granted under those 
circumstances. If a tenancy is granted without adequate checks being undertaken, 
and there are subsequent problems with tenant behaviour that affects the 
community, this will be deemed as a breach of licence conditions for which 
enforcement action against the licence holder can be considered.    

These requirements have contributed to decreases in the number of ASB complaints 
made to the Council in former and existing licensing areas that have occurred over 
the five year licensing period. 

 

Tenant Vetting Service for Tenancies within the Proposed Areas 

Consideration is currently being given to the provision of a tenant referencing/vetting 
service for potential tenancies within the proposed areas, as part of the licensing 
regime, and to assist licence holders in fulfilling their licensing obligations. If 
successful, it is likely that this will be of a similar format to the former vetting’s 
process; 

• Tenant meeting with Council officers and completion of an ‘informed consent 
form’ providing personal details, identification and previous five years housing 
history 

• Police check  

• References from previous housing providers 

• Checks with internal council record systems for any adverse history 

• Checks with housing benefit to ensure affordability (if benefit is payable) 

The Council are keen to hear the views of consultees on the application of such a 
service and if it would be utilised.  
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The team will also work closely with partner agencies to try and reduce crime and 
ASB. Regular meetings are held with Northumbria Police, the Fire Authority, the 
Youth Offending Team and enforcement officers from other housing providers, when 
a joint approach is required to resolve neighbourhood or specific issues.  Where 
required work with HMRC and Immigration enforcement is also undertaken to tackle 
housing crime, including unannounced visits to properties. 

 

High Levels of Deprivation 

For an area to be designated under this condition,  the conditions are;  

(a) That the area is suffering from a high level of deprivation, which affects a 
significant number of the occupiers of properties referred to in article 3(1)(a); and  

(b) That making a designation will, when combined with other measures taken in the 
area by the local housing authority, or by other persons together with the local 
housing authority, contribute to a reduction in the level of deprivation in the area.  

 

In determining whether an area is suffering from a high level of deprivation, the local 
housing authority may have regard to the following factors in relation to the area:  

(a) the employment status of adults;  

(b) the average income of households;  

(c) the health of households;  

(d) the availability and ease of access to education, training and other 
services for households;  

(e) housing conditions;  

(f) the physical environment; and  

(g) levels of crime.  

 

English Indices of Deprivation 2015  

The term deprivation covers a wide range of issues and refers to unmet needs 
caused by a lack of resources of all kinds, not just financial. The English Indices of 
Deprivation attempt to measure multiple deprivations by taking into account a range 
of factors.  
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The Indices of Deprivation 2015 provide a set of relative measures of deprivation for 
small areas (Lower-layer Super Output Areas) across England, based on seven 
domains of deprivation. The domains were combined using the following weights to 
produce the overall Index of Multiple Deprivation (IMD);  

• Income Deprivation (22.5%)  

• Employment Deprivation (22.5%) 

• Education, Skills and Training Deprivation (13.5%)  

• Health Deprivation and Disability (13.5%)  

• Crime (9.3%)  

• Barriers to Housing and Services (9.3%)  

• Living Environment Deprivation (9.3%)  

LSOAs (Lower-layer Super Output Areas) are small areas designed to be of a similar 
population size, with an average of approximately 1,500 residents or 650 
households. There are 32,844 Lower-layer Super Output Areas (LSOAs) in England. 
They were produced by the Office for National Statistics for the reporting of small 
area statistics.  

A range of summary measures are available for higher-level geographies including 
local authority districts and upper-tier local authorities, local enterprise partnerships, 
and clinical commissioning groups.  

 

Deprivation In Gateshead & The Proposed Avenues SLL Area 

In 2015 the Indices of Multiple Deprivation found Gateshead to be the 73rd most 
deprived Local Authority area out of 326 Local Authorities.  

 

Lower super output areas 

Within Gateshead there are 126 smaller areas known as Lower Layer Super Output 
Areas (LSOAs), 15 of these areas fall within the 10% most deprived areas in 
England. The proposed Avenues licensing area covers three of these smaller lower 
super output areas;  

• Two of these areas fall within 10-20% of the most deprived areas in the 
country 

• One area falls within 20-30% most deprived.  

• One neighbouring area, to be included in a further proposed licensing scheme 
falls within the top 10% most deprived.  

Further analysis of this data would suggest that barriers to housing and services (the 
physical and financial accessibility of housing and local services e.g. affordability, 
overcrowding and homelessness), and housing quality rank highly.  

Map 3 below shows the spread of deprivation within Gateshead. The map shows 
that the highest levels of deprivation are concentrated within Central Gateshead, with 
a few other hotspots in Birtley and High Fell where the concentrations of private 
rented properties are not as high.  
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MAP 3 -  Multiple Deprivation in Gateshead, Index of Multiple Deprivation 2015.  

 
 
 
 
 
 
 
 
 
 

 

 

 

 

 

 

 

 

How will landlord licensing help? 

High levels of deprivation in the proposed area are driven to a large extent by crime 
and housing. Licensing can make a direct and tangible difference to both of these 
factors. Enforcement action against landlords who illegally overcrowd or rent out 
homes in a poor condition are key aims of the licensing scheme and will help to 
alleviate housing deprivation in the licensing areas.  

Conditions of a licence will also ensure properties are managed properly and can 
contribute to an improvement in the well-being of occupants and the wider 
community, including improving the health of households. The information gathered 
through licensing will also help to inform future joint operations with the police and 
other agencies to crack down on crime, again helping to mitigate deprivation. 

 

Poor Housing Conditions 

The quality and condition of properties in the proposed area reflects the 
predominance of pre 1919 Victorian Tyneside flats, (estimated 99%). A study carried 
out in 2013 by the Building Research Establishment (BRE) predicts the area to have 
a higher percentage of properties which contain at least one category one hazard 
than the Gateshead average. Disrepair in the area is a significant contributor to 
properties failing the decent homes standard. Falls on stairs and Excess Cold are 
the most common hazards due to the age and construction type of the properties.  

The biggest proportion of requests for help to the PSH Team are received from 
central Gateshead. Map 4 demonstrates the spread of all reported incidents to the 
PSH Team from 2013 to the end of 2016 in the proposed area. Map 5 shows the 
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incidents specifically in relation to housing disrepair. Both maps show a 
concentration of demand in the both of the proposed areas.  

 

 

MAP 4 – PSH reported incidents 13-16 MAP 5 – PSH reported incidents 
Housing  

 

Reported incidents are despite PSH team activity to drive up property standards by 
encouraging compliance with the GPLA Accreditation Standard, which resulted in 
huge improvements to the private sector housing stock in the proposed area during 
the block improvement scheme initiative. More than 250 properties were improved to 
the accredited standard and resulted in many Category 1 hazards being removed.  
Unfortunately since this time, despite encouragement to private landlords to 
reaccredit their properties, the number of accredited properties in the Avenues 
proposed scheme is currently just 22.  

 

Licensing will increasingly allow Local housing authorities to be targeted in 
addressing poor property conditions through their powers under Part 1 of the 
Housing Act, which are extensive. A local housing authority should not use its Part 3 
powers (Selective Licensing) where it is appropriate to tackle small numbers of 
properties which are in poor condition and are adversely affecting the character of 
the area and/or the health and safety of their occupants. The local authority may 
consider it appropriate to make a Selective Licensing Scheme as part of a wider 
strategy to tackle housing conditions so it can prioritise enforcement action under 
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Part 1 of the Act, whilst ensuring that properties are properly managed through 
licence conditions under Part 3 to prevent further deterioration. 

 

How will landlord licensing help? 

Licensing has been proven to improve housing standards in the growing private 
rented sector and helps both landlords and tenants manage rented properties to a 
higher standard.  

Standards will be improved via accreditation inspections and also the programmed 
property inspection regime undertaken in every licensing area to ensure that every 
property meets the minimum legal housing standard. Holding information of the 
licence holder, owner and agent also allows the Council to bring issues to the 
attention of those controlling the property at the earliest opportunity.  

Licensing will also help to tackle certain environmental issues associated with rented 
homes.  Waste accumulations in yards and incidents of fly-tipping in the lanes that 
surround homes in the proposed areas cause problems for local residents and have 
a negative impact on the attractiveness and desirability of the area.  The property 
inspection and contact with tenants that occurs within the licensing area will help to 
identify the source of problems, to provide tenants with advice about their 
responsibilities, waste disposal services available and to ensure that action is taken 
where needed. Schemes will also provide an opportunity for the PSH Team to 
influence Council policy and procedures in relation to waste collection and street 
cleansing.  

 

Levels of Migration 

It is not considered that the proposed area is experiencing or has experienced high 
levels of migration over a relatively short period of time, a further condition that a LA 
may demonstrate as a basis for their proposal. The Saltwell ward has a diverse 
population including black and minority ethnic communities (3.7%) and a significant 
proportion of the orthodox Jewish community.  
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WHY IS SELECTIVE LANDLORD LICENSING BEING PROPOSED? 

 

CENTRAL BENSHAM PHASE 1 – REDESIGNATION 

Area Analysis 

The existing scheme has had a positive impact on problems of anti-social behaviour 
and poor property management.  

Recently consultation with licence holders, residents and stakeholders from within 
the scheme revealed their views and provided feedback. An analysis has also been 
undertaken to compare data on low demand indicators (empty properties, occupant 
turnover, rental/property values, demand for council services) and anti-social 
behaviour from pre licensing to date. The following pages provide a summary of this 
analysis and provide information as to why consideration is being given to 
redesignating part of the existing licensing area. A full evaluation report outlining in 
detail the impact of the scheme over the past five years will be made available prior 
to its expiry in May 2017. 

When asked which of three options best described the current situation in the 
existing licensing area a massive 86% of responding residents told us that landlord 
licensing should continue either across the whole area or in parts of it, Figure 6. 50% 
of responding landlords also agreed that certain problems remain in the area and 
that continued licensing should be considered, with the remaining 50% responding 
that the area has improved to the stage where licensing is no longer required, Figure 
7.  

 

Figure 6      Figure 7 

 

 

 

 

 

 

 

 

In the comments regarding ongoing issues and problems affecting the 
neighbourhood there were common responses which included anti-social behaviour 
and drug use, refuse, problem tenants and dog fouling. Residents were also 
concerned about the condition of rented homes with many feeling that the area 
would revert to previous standards should licensing end. 

The initial analysis of the wider data indicates that there have been great 
improvements in the area in the last five years with a reduction in occupant turnover, 
reported ASB/crime and an increase in the number of homes meeting the legal 
minimum standard. Problem landlords have been excluded from the scheme and 
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have been deterred from investing in the area and existing licence holders have 
been given advice, support and training to understand the expectations of good 
management standards.  

The data also reveals, in conjunction with the continuing demand on Council 
services, that there are certain hotspots/streets within the existing licensing area that 
would benefit from the ongoing support of licensing.  The area continues to 
demonstrate some key indicators of low demand despite reductions in trends since 
licensing was introduced, and there remains some ineffective management by some 
landlords.  

Due to an in-depth understanding of the area gathered from targeted work in the last 
five years and close working with landlords it is possible to identify those streets that 
require ongoing intervention and those that could be managed independently.  The 
area will continue to be monitored closely to ensure standards do not slip. There 
remains a number of landlords  whose standards without ongoing regulation are 
likely to return to pre-licensing practices, compromising the neighbourhood 
improvements made.  

It is proposed to seek to redesignate parts of the existing scheme (see Map 1) to 
allow further time for improved management practices to be embedded. This will 
include an increased focussed on the area that continues to cause problems. The 
proposed area continues to demonstrate some indicators of low housing demand 
and contains a high proportion (approx 75%) of privately rented properties.  

An analysis of some of the key indicators of low housing demand have been 
undertaken and are provided below with an explanation as to why consideration of 
licensing is being considered following this analysis.  

 

High Proportions of Private Rented Property 

Government guidance (DCLG) states that nationally the private rented sector 
currently makes up to 19% of the total housing stock in England. In 2004 the private 
rented sector made up approximately 4% of housing stock in Gateshead. The sector 
then grew by 70% in between 2001 and 2011 (much higher than the national 
average) from 7.6% to 13.4%. Between 2011 and 2017 the private rented sector has 
continued to increase to almost 16%, but at a slower rate to over 14,500 households, 
owned by an estimated 5500 landlords This upwards trend is expected to continue.   

The Gateshead Borough average for private rented properties indicates that a 
Borough wide licensing scheme is not a priority at this time, however there are 
concentrations of private rented properties of up to 70% in some areas. 

The proposed area consists of 317 dwellings with approximately 229 of these being 
privately rented. The levels of private rented property in the area are 72%, which 
substantially exceeds the Borough average of 16% and the UK average of 19%.   
Geographically the area is very small (0.0015% of the borough yet) covers 1.6% of 
the Boroughs total private rented housing. 
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TABLE 2 – Tenure % - Proposed redesignated SLL Area 

 

 

 

 

 

 

 

 

 

 

 

 

  

Tenure Total Percentage 

Privately Rented 229 72% 

Empty Properties 37 12% 

Owner Occupied 44 14% 

Gateshead Housing Company 
and Registered Social Landlords 

5 1.5% 

Commercial Premises 2 0.5% 

Community Facilities 0 0% 

Total 317 100% 
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INDICATORS OF LOW HOUSING DEMAND 

 

Property Sales Values 

An initial review of house prices and market performance has been undertaken to set 
the context for this proposal. It is recognised that the financial crisis had significant 
and ongoing negative impact on housing market confidence and resulted in reduced 
house prices across the country.  

Quarterly average prices (Figure 8 below) for all residential transactions from 
December 2010 to December 2015 show that prices in Gateshead have been 
consistently lower than the Tyne & Wear average and the North East region. In 
addition, the average price is substantially below the national average for England 
and Wales. As average prices have started to increase across the country from the 
end of 2013 onwards, prices in Gateshead have remained the same.  

 

FIGURE 8 - Residential Transaction 2010-15, England, Northeast and 
Gateshead 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

Figure 9 on the next page shows a time series plot of average prices between 
December 2005 and December 2010 by postcode sector in Gateshead. The 
proposed Avenues SLL area is situated within NE8 (shown in red), which has 
consistently exhibited a lower average price than other parts of the Borough, except 
for NE17. NE17 includes the rural area of Chopwell, an area with historical lower 
than average house prices and an area that has previously subject to SLL. 
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FIGURE 9 - Average Property Sale Prices 2005-2015 Gateshead Postcodes 

 

In addition to the above closer analysis of up to date sold prices from Land Registry 
records confirm that property prices remain lower than the Gateshead and Ward 
average 

• Gateshead Borough     £126,171 

• Saltwell       £124, 582 

• Lobley Hill & Bensham     £116, 568 

• Proposed redesignated scheme area(NE8)  £75,250 

 

Rental Values 

Average rental values have increased slightly since SLL was introduced from £97.40 
per week to £99.91 per week. This information has been gathered from the tenancy 
agreements produced for landlords operating in the area by the PSH Team up until 
June 2016. This new value however remains lower than the Gateshead rental 
average of £108.60 per week.  

 

What does this data tell us? 

Property values have remained steady since SLL was introduced, whilst there has 
been an upward trend nationally. Gateshead has a lower than average property price 
value than the Tyne and Wear average and substantially lower than the average 
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price for England and Wales. Property price within the existing and proposed SLL 
area is lower than the Borough and surrounding ward average. Lower than average 
prices is indicative of low demand. 

 

Multiple Occupant Turnover 

The turnover of residents in the existing Licensing area has decreased substantially 
over the five year period. In the years leading up to designation (2009/2010), liability 
changeover rate in the area reflected the instability in the housing market when 
compared with the rest of the Borough. At the time multiple changes of liability in 
council tax (2 or more) was 16.3% (based on number of dwellings in the area) 
compared with 5.3% across the Borough.  

Throughout the scheme period, the rate has fluctuated, (Figure 10) with the rate in 
February 2014 increasing to 22.8%, and since this time is has decreased year on 
year. More recent figures (Jan 2017) report a reduction in turnover in the licensing 
area to 6.9% which is more than half the initial 2009/10 rate (a 56% reduction) 

Despite this large reduction, multiple turnover rates remain more than double the 
Borough average of 3.2%, however the difference between the two is now 
substantially less. Slightly higher rates of turnover are to be expected as more than 
60% of the private properties are rented compared to the borough average of 16%. 

 

FIGURE 10 

 

 

 

 

 

 

 

 

 

 

 

The Borough rate has also followed a similar decreasing trend from 5.3% in 09/10 to 
3.2, which is a much slower rate than that within the licensing area (39% reduction 
overall) 

Examination of this data more closely reveals which streets within the area continue 
to demonstrate the highest turnover of occupants. From February 2016 to January 
2017 the postcode with the highest single turnover rate relative to the number of 
properties within that location was NE8 4QY – Saltwell Place (45%)  and NE8 4XP – 
Trevethick Street.  
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During the same period the postcode with the highest multiple turnover relative to the 
number of properties within that location was NE8 4TH (17-109 Saltwell Rd- a large 
proportion of which are Gateshead Housing Company stock)), where 16.7% of 
properties in that postcode had more than two changes reported to council tax 
liability. Followed by  NE8 4QB (1-64 Hyde Park Street) at 13.3%.   

 

What does this data tell us? 

Turnover rates in the area have decreased by 56% since 2014. This would indicate 
that when people move into the area, they are moving on less often and staying for 
longer periods of time since 2012 and the introduction of licensing. This may be due 
to increased satisfaction with the property, the local neighbourhood and access to 
local services. However as a whole the area continues to have a turnover rate 
double that of the borough average.  

There are certain locations within the existing area that are experiencing higher 
turnover than others and some of these locations are proposed for the continuation 
of licensing for a further five years to ensure ongoing regulation will help to ensure 
the continuation of the downward trend.  

 

Private Sector Housing Complaints 

The Private Sector Housing Team respond to and investigate a wide range of 
requests for help from those living and operating within the licensing area, covering 
complaints of anti-social behaviour and noise, accumulations of refuse, empty 
properties and also from tenants who may have concerns over the condition of their 
rented home. The complaints received in the existing licensing area from 2012 to 
January 2017 can be seen below. N.B PSH stopped reporting refuse incidents from 
Summer 2015 due to a change in responsibility for refuse investigation.  

FIGURE 11 
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The number of complaints overall received by PSH has reduced over the five year 
licensing scheme with a significant reduction in the number of requests for help 
concerning private sector housing condition. Licensing has contributed towards this 
reduction through accreditation, programmed property inspections by Officers and 
landlord training.  

Of the noise and ASB complaints received in the proposed redesignated area from 
April 2014 to March 2017, 84% were in relation to issues concerning private rented 
accommodation. 52% of complaints were received from occupiers of private rented 
properties, confirming that private tenants are also affected as well as being 
perpetrators 

Reductions in the number of complaints concerning empty properties have also 
occurred. Of the current 32 long term empty properties in the proposed area (March 
17), five have been brought back into use under the Council’s Leasing Scheme. This 
is despite exhaustive efforts to engage owners and encourage participation within 
the scheme.  

Despite these reductions, the number of complaints received from within the area 
remains high. As a means to work out the spread and location of the demand on 
council services, all complaints received from May 2012 to August 2016 have been 
plotted on the map below.  

 

MAP 6 - PSH reported incidents 12-16 Central SLL Scheme 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

The resulting map indicates particular hot spot areas within the existing area where 
higher numbers of complaints are received. The middle section of the area covering 
Saltwell Place, Saltwell Street, the bottom end of Whitehall Road, Hyde Park Street 
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and Westminster Street are particularly concentrated areas. Trevethick Street also is 
particularly concentrated for ASB and refuse issues.  

 

What does this data tell us? 

There has been a reduction in housing related complaints made to the Council over 
the five year period of licensing. The number of complaints continued to be received 
remain higher than average. This analysis of this data and experience reveals that 
such issues are recurring in specific streets. Continued targeted work is required in 
these hotspot streets both with landlords and tenants to prevent and resolve these 
issues and SLL will allow this take place.  

 

Crime and ASB reported to Northumbria Police 

Reported Crime and ASB to Northumbria Police within the SLL area remains higher 
than the borough average. This relates to criminal incidents outside the scope of 
PSH, but does include some neighbour dispute incidents.  

 

FIGURE 12 – Crime and ASB Rates 12-17 Central Phase 1 SLL 

 

 

The Police have advised that in the last three years the vast majority of incidents are 
linked to adults; only a small proportion of incidents (6%) are classed as youth-
related disorder.  Alcohol was deemed to be a factor in one in 10 incidents.  In the 
last three years, more than eight in 10 incidents were classed as neighbour-related 
disputes or rowdy and inconsiderate behaviour. 
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Recorded crime incidents have increased. Violence against the person accounts for 
the highest proportion of recorded crime in this locality; three in 10 offences are 
linked to violence against the person.  In 2013/14, a fifth of offences were classed as 
violence against the person and by 2015/16 this increased to almost four in 10 
offences.  However, in the last 12 months, Gateshead as a whole has experienced a 
rise in the number of crimes recorded by Northumbria Police.  These increases are 
directly attributed to national changes in the way in which crime is now recorded by 
Police Forces; similarly, increased confidence in victims to come forward has 
resulted in an upturn in certain crime categories; while, greater emphasis to address 
vulnerability has resulted in changes to the way in which Community Safety partners 
operate.   

Criminal damage also features highly, and accounts for 18% of all crimes reported in 
this locality in the last three years.  More than half of the criminal damage offences 
reported are classed as damage to dwelling, with the other offences a mixture of 
threats to damage and damage to other property (e.g. vehicles). 

 

What does the data tell us? 

Since SLL was introduced there has been a reduction in the overall number of 
complaints made to council concerning housing conditions, however complaints of 
ASB and crime to both the Council and the police indicate that the area is still 
experiencing ongoing issues. Further analysis of this data would suggest that a large 
majority of these incidents are reported in greater numbers from certain streets 
within the area and are linked to adults (a large proportion being tenants of private 
rented property) rather than youths.  Ongoing intensive work with, landlords and 
tenants is required to prevent and manage this issue, including closer working with 
the police and other agencies such as immigration, and drug and alcohol support 
agencies.   

 

Deprivation 

The Indices of Multiple Deprivation measures deprivation based on a number of 
factors including income, employment, health, housing, crime plus others. In 2015 
the Indices of Multiple Deprivation found Gateshead to be the 73rd most deprived 
Local Authority area out of 326 Local Authorities.  

 

Lower super output areas 

Within Gateshead there are 126 smaller areas known as Lower Layer Super Output 
Areas (LSOAs), each designed to be of the same population size. 15 of these areas 
fall within the 10% most deprived areas in England.  

The licensing area falls within four LSOA’s. 2015 data confirms that; 

- One of the areas is in the top 10% of the most deprived in England, 
- Two fall in the top 20% of the most deprived in England, and  
- One falls in the top 30% most deprived in England.  
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In 2010 before the introduction of licensing three of the areas were in the top 10% 
and one in the top 20% most deprived in England. This positive change confirms that 
the areas have improved relative to others in the UK from 2010-2015, in relation to 
levels of deprivation.  

The LSOA’s in the top 10% and 20% most deprived area covers the majority of the 
proposed redesignated area.   

Further analysis of this data would suggest that barriers to housing and services (the 
physical and financial accessibility of housing and local services e.g. affordability, 
overcrowding and homelessness), and housing quality rank highly. Full details can 
be found at www.gateshead.gov.uk/imd  

 

How has licensing helped so far and how will continuing it help further? 

Gateshead Council has a wide ranging strategic approach to tackle deprivation in the 
borough. It is based on the principal of trying to address inequalities both within the 
borough and compared with other areas in England. Gateshead Council’s long term 
Sustainable Community Strategy: Vision 2030 is based around six big ideas to 
improve the economy, wellbeing and quality of opportunity for everyone in 
Gateshead so that all residents and business can fulfil their potential. Vision 2030 
recognises that inequalities is one of our biggest challenges in relation to poverty 
and deprivation, the quality of the physical and natural environment and health. The 
promotion of sustainable neighbourhoods to provide quality places to live and work is 
also a key priority within the Core Strategy and Urban Core Plan for Gateshead 
2010-2030.  Licensing parts of the boroughs private rented stock in vulnerable areas 
has become a key part of that strategy as it is recognised as a tool to improve private 
rented homes and to manage and secure improvements in areas of low demand and 
related social problems.  

High levels of deprivation in the proposed area are driven to a large extent by crime 
and housing. Licensing can make a direct and tangible difference to both of these 
factors e.g. enforcement action against landlords who illegally overcrowd or rent out 
homes in a poor condition are one of the key aims of the licensing scheme and will 
help to alleviate housing and health deprivation in the licensing areas. The 
information gathered through licensing will also help to inform future joint operations 
with the police and other agencies to crack down on crime, again helping to mitigate 
deprivation.  

Map 7 below shows the spread of deprivation within Gateshead. The map confirms 
that the highest levels of deprivation are concentrated within central Gateshead, with 
a few other hotspots in Birtley and High Fell where the concentrations of private 
rented properties are not as high.  
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Map 7 Multiple Deprivation in Gateshead, Index of Multiple Deprivation 2015.  
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OPTIONS CONSIDERED 

The data indicates that there have been great improvements in the area in the last 
five years with a reduction in occupant turnover, reported ASB and an increase in the 
number of homes meeting the legal minimum standard, The evaluation of expired 
schemes demonstrates that SLL can be an effective approach to providing support 
to areas suffering from low demand. Cumulatively the data would indicate that 
redesignation of the full SLL area is not required.  

Problem landlords have been excluded from operating in the area and have been 
deterred from purchasing further properties, and existing licence holders have been 
given advice, support and training to understand the expectations of good 
management standards. The data also indicates, in conjunction with the continuing 
demand on Council services, that there are certain hotspots/streets within the 
existing licensing area that would benefit from the ongoing intervention of licensing. 
As a whole the area continues to demonstrate some key indicators of low demand 
despite reductions in trends since licensing was introduced, and there remains some 
ineffective management by some landlords. The option to completely withdraw 
licensing completely has therefore been disregarded.  

Due to in-depth analysis of the area from targeted work in the last five years it is 
possible to identify those streets that require ongoing intervention and those where 
landlords are able to manage independently. Ongoing monitoring will be carried out 
to ensure standards do not slip. There remains a number of landlords whose 
standards without ongoing regulation are likely to return to pre licensing practices, 
compromising the neighbourhood improvements made. 

Continuation of licensing in a smaller redefined area within the existing licensing 
scheme in Central Gateshead (Map 1) is proposed to continue work with landlords, 
residents and tenants where there is a strong likelihood that without the ongoing 
regulation of licensing, standards are likely to return to pre licensing practices.  

The Council are keen to hear the views of consultees on the scope of the streets 
proposed in the redesignated area and if additional or fewer streets should be 
considered.  
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PROPOSED AIMS AND OUTCOMES OF SELECTIVE LANDLORD LICENSING   

It is considered that the proposed areas are experiencing low housing demand and 
the Council is satisfied that by making a designation, when combined with other 
measures taken by the Council, or by the Council in conjunction with others, it will 
contribute to an improvement in the social and economic conditions in the areas.  

The main aim of the scheme is to reduce low housing demand by raising standards 
within the private rented sector leading to improvements in the overall social and 
economic conditions in the area to create a strong, healthy and vibrant 
neighbourhood. It is also considered that the designation will assist in the reduction 
of anti-social behaviour in the area.  

In order to achieve these aims, a number of key outcomes over the period of 
designation have been identified 

• To reduce the turnover of occupants to create stable communities 

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

• To reduce levels of anti-social behaviour linked to tenants in the private rented 
sector.  

• To improve private rented property conditions and the number of accredited 
homes 

• To reduce problems with private rented housing that contribute to high levels 
of deprivation via improving housing conditions 

• To improve the management of properties in the area 

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

• To stabilise/increase rental values of private rented properties 

• To stabilise/increase the value of residential premises 

• To support the private rented sector in its provision of well managed 
properties and tenancies an assist those seeking to live and currently living in 
private rented accommodation.   

These objectives respond to the issues faced within the proposed Areas, as set out 
previously including low demand, anti-social behaviour, property values and poor 
property conditions/deprivation. It is considered that the implementation will assist in 
delivering these outcomes and stabilise the residential market in the area.  
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LEARNING FROM SCHEMES - ALTERNATIVE WAYS OF WORKING FOR THE 
PROPOSED FUTURE AREAS  

The methods used to implement and manage licensing schemes within the Borough 
are subject to continuous review. This is to ensure effective implementation of the 
scheme and ongoing neighbourhood improvements with the resources available.  

A number of differing ways of working and approach are proposed for the schemes 
covered in this proposal.  

 

Landlord Licensing Enforcement Policy 

A comprehensive policy to make it clear to licence holders from the onset of 
application what their responsibilities are in relation to being a licence holder and the 
enforcement procedure and timescales for any deviations from fulfilment of licence 
conditions and the requirements of the licensing scheme. The policy will make it 
clear what action will be taken and when a licence holder fails to engage with the 
Council or demonstrate compliance with licence conditions. The policy will allow 
implementation of a lighter touch for compliant licence holders, and a pre agreed 
enforcement approach for those evading their responsibilities. The policy will be 
discussed at length with a licence holder to ensure understanding before a licence is 
issued.  

The policy will be aimed at increasing enforcement activity at the beginning of a 
scheme with a focus on unlicensed houses, followed by a programme of both 
random and intelligence led inspections of licensed premises thereafter.  

 

Graded fee structure  

It is proposed that responsible landlords who are prompt and conscientious in 
seeking to licence properties will pay a lower fee than those who don’t. Experience 
from former schemes shows that a lot of time is spent chasing landlords that may 
disagree with the scheme or may be reluctant to share their information. This occurs 
in the early stages of a scheme and also midterm. This will be incorporated into the 
setting of fees. The longer a landlord waits the more expensive it becomes, and if the 
Council are required to pursue and application, then a higher fee will be paid.  

Full support and assistance will be given to existing licence holders who will required 
to make new applications in the redesignated area to ensure this process is as quick 
and easy as possible, using the information we already have on record if this 
remains up to date.  

 

Licence application meeting 

An increased amount of time will be spent with applicants at the application stage to 
go through the licence conditions, meet the applicant in person and to discuss and 
outline expectations and responsibilities as a licence holder. 

There have been an unprecedented number of cases where a licence holder has 
forgotten or chosen to ignore the responsibilities contained within their licence 
conditions when asked to demonstrate compliance.  
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A ‘licence application meeting’ will now be factored into the application process and 
the applicant will be required to demonstrate understanding of their responsibilities 
before a licence is granted.  

 

Model standards 

The legislation requires that a landlord must demonstrate satisfactory management 
procedures to hold a licence, including those that deal with anti-social behaviour 
issues and property complaints.  

Experience from existing and former schemes has demonstrated that many 
landlords have effective procedures in place for responding reasonably and 
proportionately to issues relating to poor property conditions and complaints 
concerning their tenants. However this is not the case for all. Landlords who are 
unable to demonstrate effective procedures and use of them will be asked to sign up 
to model standards set by the Council to ensure such issues are dealt with 
effectively, The standards will be discussed in depth and agreed at the ‘licence 
application meeting’ as well as in licence holder training sessions. Examples of 
potential model standards can be found in Appendix 6. 

 

Property inspection at start of scheme 

Licensing has been used to substantially improve housing standards in designated 
areas. In Gateshead this has been achieved via landlords choosing to improve 
properties to the accredited standard and in turn receiving a discount from the 
licence fee, or via inspections of the remaining properties to ensure standards meet 
the basic legal minimum.  In previous schemes landlords wishing to accredit 
properties have been given priority in terms of inspection so that the necessary 
works required to meet the standard were known before making a decision to 
undertake them and benefit from the fee discount. This meant that those properties 
where landlords choose not to accredit them were not inspected until a later point in 
time throughout the scheme and after a licence had been issued.  

The legislation does not require that a property is inspected prior to a licence being 
issued, although the requirements of a designation in relation to housing conditions 
require that having carried out a review of housing conditions, the Council feel it 
appropriate for a significant number of properties to be inspected to determine if 
Category 1 and 2 hazards exist, that the LA intends to carry out such inspections 
with a view to carrying out enforcement action, and that the designation including 
any conditions imposed will contribute towards an improvement in the general 
housing conditions in the area. The outcome of the most recent housing condition 
survey from 2013 and the reduction of accredited properties in the proposed 
Avenues area would support justification for inspection.  

Learning from previous application of property inspection it is clear that the 
properties most likely to be in the poorest condition are those where the landlord 
chooses not to apply for a licence or does not agree to accredit. Priority will therefore 
be given to inspect these properties first, and an overall aim to inspect all properties 
prior to issuing a licence.  
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Unannounced Property Inspections 

Where a property is found be unlicensed we will look to undertake unannounced 
property visits with both the Police and Immigration to establish if the property is 
being occupied legally, is overcrowded and is to an acceptable standard.  

If we suspect a breach of licensing conditions, unannounced property visits will also 
be undertaken. 

 

Penalty charges for unlicensed properties 

The Housing and Planning Act 2016 has introduced the provision for the issuing of a 
civil financial penalty charge as an alternative to prosecution. This approach will be 
dependent upon the circumstances of each individual case but the use of these 
powers is welcomed and will be incorporated into the Enforcement Policy.  

 

Revised licence conditions 

In addition to the mandatory conditions set by The Housing Act 2004, the Council 
has the power to include other discretionary conditions within a licence which are 
considered appropriate for tackling issues that negatively affect the private rented 
sector in the borough. In addition to the model standard described above, further 
discretionary conditions are proposed to help manage and improve the following; 

- Inadequate refuse storage and disposal 

- Management of empty properties and reducing periods of vacancy 

- Regular property inspections by the licence holder 

- The keeping of records and provision of information in relation to the 

property/licence 

Development of an online application platform 

The licence application process involves submitting a large amount of supporting 
documentation as well as the completion of a lengthy application form.  

For existing licence holders in the area proposed to be redesignated we will make 
this process as simplified as possible using the information that we already have on 
record (as long as there have been no relevant changes). Many of the safety 
certificates in relation to gas and electric may still be valid and so duplication of such 
documents will not be requested.  

Work has commenced on the development of an online application form, with a 
downloading mechanism for supporting documentation, including the ability to pay 
for a licence online.   

 

Closer working with tenants 

The Council recognise that a tenants behaviour and conduct is as equally as 
important as a landlords in securing neighbourhood improvements. The Council 
intend to work with tenants much more closely in future licensing schemes to ensure 
that tenants understand their responsibilities as a tenant but also as a local resident.  
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Licensing Officers will have an increased physical presence within the designated 
areas to get to know residents and build up relationships to allow for increased 
sharing of information and identification of issues and concerns.  

At the time of the property inspection, a ‘tenants meeting’ will also be undertaken 
(with the landlord present if required) with the occupants of a property to discuss 
licensing and landlord responsibilities, but with a strong emphasis on outlining 
expected behaviour as a tenant in terms of their responsibilities within the tenancy 
agreement, reporting repairs, property maintenance, expected behaviours, how to be 
a considerate neighbour, acceptable refuse storage and disposal, linking in to any 
known agencies which an occupant may be involved with.  

Tenants will be advised of the potential enforcement action that may be undertaken 
both from their landlord and the Council should there be any breach of tenancy or 
behaviour that negatively affects the local community.  

 

Closer agency working  

Closer working relationships will be created between the Council, Immigration and 
the Police for the purposes of intelligence sharing and joint property visits. The 
creation of such relationships and agreed ways of joint working incur an extensive 
amount of work.  

We are working towards drawing increased police activity in the proposed areas to 
help to identify potential problems and those who are likely to commit ASB and 
undertake criminal activity. There is the potential following early stages of discussion 
with the Police for a  dedicated policing resource in to the licensing areas to work 
alongside Council officers. The Police have confirmed that a high percentage of their 
known offenders are currently located within the proposed licensing areas.  

 

Increased presence on the ground 

To be able to fulfil the above we will be restructuring responsibilities within the 
licensing team and increasing resources proportionally to be able to deliver an 
effective licensing scheme.  

This will allow an increased presence of Officers on the ground in the areas, 
inspecting properties, identifying problems, their causes and reacting accordingly. 
This will allow us to take relevant enforcement action sooner rather than later and 
increase the support to landlords to help them deal with problem tenants.  

 

Provision of a tenant vetting/reference service  

The restructuring of responsibilities will allow for consideration to be given to offering 
a tenant vetting service to licence holders, for potential tenancies that they are 
considering granting within the licensing area. This will follow a similar format to the 
former vetting’s service; 
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WHAT ARE THE POTENTIAL RISKS AND HOW HAVE THESE BEEN 
CONSIDERED, PREVENTED OR MANAGED?  

There is the risk that making a designation could have a negative impact on 
the proposed areas. Both good and bad landlords could leave the area due to the 
licence fee and perceived increased obligations. Whilst some residents, particularly 
homeowners, may view this as a welcome prospect the Council is mindful that this 
could have an effect on the housing market operating in the area. PSH Team officers 
will therefore seek to actively engage with local landlords during the consultation 
period in order to listen to and address any concerns.  It is important that those that 
provide good quality accommodation and manage effectively have an opportunity to 
ask questions about how the scheme will operate and the impact on them. 

 

There could be an increase in abandoned and vacant properties as landlords 
take them out of use. Properties are sometimes left empty for a range of reasons 
and Gateshead Council’s Empty Property Officer seeks to provide advice and 
support to encourage the bringing back into use of empty homes.  Due to the Council 
Tax costs incurred by an empty property it is unlikely that investors will leave 
properties empty for any length of time, simply to avoid the licensing fee.  Where 
properties are abandoned advice will be provided to owners and enforcement action 
will be considered if the property is causing a problem to the community.  

 

There could be an increase in homelessness applications as persons are 
displaced by reluctant landlords. This has been considered and will be managed 
through the work of the Council and its homelessness prevention functions. The 
Council will also use its powers under the Protection of Eviction Act 1977 to 
intervene and will seek to prosecute landlords who are found to have unlawfully 
evicted tenants. 

 

Speculative landlords could move their business elsewhere to an area where 
there are not the additional perceived burdens of a Selective Licensing designation. 
This cannot be controlled but their departure may provide an opportunity for other 
buyers, such as owner occupiers or those for whom the good management and good 
property standards expected of a licensed area is not viewed as an additional 
burden. 

 

There could be resistance from some landlords who view a designation as 
additional control by the Council over their business. Landlords will be made fully 
aware of the likely benefits to the overall area that making the designation will bring; 
improved desirability, a settled community, increased property prices etc. In addition, 
the “added value” package of measures which the scheme will offer in terms of 
tenant guidance, landlord training and support and other services to assist them in 
managing their properties should increase the support for the scheme. The cost of a 
licence spread over the five year life of the licence is not unreasonable for the 
services which will be available (£9/month for an early application, £7.50/month if 
accredited).  
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There is a risk to neighbouring areas that displaced landlords and problem 
tenants move to other areas, however neighbouring local authorities are already 
operating similar landlord licensing schemes and will be consulted on these 
proposals. 

 

Rental charges may increase as a result of landlords passing on the cost of 
obtaining a licence to their tenants. The Council will try to discourage this by keeping 
licence fees as low as possible and by offering discounts to landlords who apply 
early.  

 

Increase in costs for landlords already compliant with their obligations 
Reductions in the licence fee are proposed for those landlords who provide 
properties that are to a good standard and meet the accredited standard. Landlords 
who are timely and conscientious in making an application at an early stage will also 
benefit from a lower fee. A lighter touch approach is intended for compliant landlords, 
with targeted enforcement on those who evade applying for a licence or do not 
comply with licence conditions.  

 

An initial equalities impact assessment is currently being completed on the basis of 
perceived impacts, details of which will be provided on the Council’s website. 

 Copies of supporting documentation will also be made available through the 
Council’s website. As part of the consultation process, landlords are encouraged to 
be involved in the detailed planning of the scheme. 

 

DESIGNATION REVIEW 

Whilst the designations are intended to last for five years, Section 84 of the Act 
requires the Local Housing Authority to review the operation of the designation from 
time to time. If following a review, it is considered appropriate to do so, the 
designation may be revoked. This could occur if the findings of a review of the 
operation of the designation before the end of the five years found that the set 
objectives of reducing ASB in the area, improving the management and conditions of 
the privately rented sector and the wider community of the area had been achieved.  

Area/Phase 3 of the proposed Avenues designation will be subject to ongoing 
consultation and analysis of relevant data. If through the implementation of Phase 1 
and 2, the aims and outcomes of this proposal are achieved for the area as a whole, 
Phase 3 may not require licensing.  

Alternatively, if the designation is not in fact tackling the issues identified by the 
Council, the Council may consider that the designation should be revoked and take 
alternative measures to address the issues.  

PRS licensing, such as selective licensing, is however a long-term remedy and is 
unlikely to yield instant results. Accordingly, if, in the initial phases of the designation, 
there has been little improvement in the PRS, this will not necessarily mean that the 
designation has failed in its objectives. 
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HOW WOULD THE LICENSING SCHEME WORK? 

 

Fees & Charges 

It will be necessary to charge a fee for Landlord Licensing in order to cover the costs 
and overheads associated with operating the scheme. The licence will last for a 
maximum of five years. Gateshead Council is not permitted and does not intend to 
seek to make a financial profit from licensing. It is proposed that responsible 
landlords who are prompt and conscientious in seeking to licence their properties will 
pay a lower fee than those who don’t.  The proposed fee for these landlords is the 
same as the previous five years (before discounts). A standard fee will then be 
charged to those seeking to licence their properties after the scheme goes live. 

There are approximately 300 private rented properties in the proposed redesignated 
Central Bensham Scheme, and an estimated 850 private rented properties in the 
proposed Avenues scheme. The licence fees have been calculated in line with the 
number of properties that will require a licence and the costs of implementation over 
the five year period..  

Licence fee discounts are proposed for landlords who have shown previous and 
ongoing commitment to the private rented sector through the maintenance of the 
standard of their properties to Gateshead Councils Accreditation Standard. 

Experience from former schemes shows that a lot of time is spent chasing landlords 
that may disagree with the scheme or that may be reluctant to share their 
information. This is also incorporated into the setting of fees. The longer a landlord 
waits the more expensive it becomes, and if the Council are required to pursue a 
landlord for an application, then a higher fee will be applied.  

The proposed fee structure has been benchmarked against other local authorities. 
The costs of licenses in other authorities range considerably from £500-£1500.  

It is expected that landlords would apply for a licence before or shortly after the 
designation, however it will be necessary to introduce a comprehensive and robust 
enforcement programme to identify unlicensed properties and landlords who breach 
licence conditions. Gateshead Council will expand its current team of enforcement 
officers with the PSH Team propose to enable a proactive and co-ordinated 
approach to enforcement to be achieved. Enforcement activity will initially focus on 
unlicensed houses during the first year of the scheme’s operation, followed by a 
programme of both random and intelligence-led inspections of licensed premises 
thereafter to ensure compliance with licence conditions.  

A summary of the proposed charges and fees policy is below. Further detail can also 
be found in Appendix 4. The proposed structure will be the same for both proposed 
areas.  
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Table 3 : Proposed Charges and Fees (for up to a five year licence) 

Early Application Fee £550 

(complete application received prior to 
scheme live date, or in lead up to 
property being purchased, managed or 
let) 

Standard Fee £750 

(complete application received within 28 
days of becoming licensable) 

Late Standard Fee £850 

(complete application received more than 
28 days of property becoming licensable) 

Chased Application Fee £1000 

(complete application received more than 
28 days of becoming licensable and 
application had to be pursued) 

 

There is currently no option of a payment plan proposed to spread the cost of 
licensing over a six month period for those landlords with larger portfolios. 
Unfortunately this option has been abused in the past by licence holders, resulting in 
a large amount of unnecessary chasing and administration from Licensing Officers.  
The Council are keen to know of landlords views on this and the proposed fee 
structure.  

 

LICENCE CONDITIONS  

The Housing Act 2004 requires that every licence must include certain mandatory 
management conditions. These conditions provide a framework for landlords to 
follow to ensure the effective management of the property and the tenancy and to 
keep the Council updated on any relevant changes. The Council also has the power 
to include other discretionary conditions which we consider appropriate for tackling 
the issues we identify are negatively affecting the private rented sector in the 
borough. Gateshead Council will continue to use these conditions, and explore the 
introduction of further discretionary conditions that may have been helpful in tackling 
poor standards and condition breaches within previous licensing schemes, for 
example;  

• sign up to and follow model standards in relation to preventing and 
responding to ASB and property condition concerns/complaints. (Likely model 
standards to be used are at Appendix 6) 

• take steps to provide adequate refuse disposal (i.e. bins) at the start of the 
tenancy  to reduce waste in front gardens and fly tips from properties and to 
manage problems concerning waste reasonably and proportionately 

• It will become a condition that a licence holder returns all requested 
information and certificates as part of the annual review of their licence 
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• to inform the Council when a property becomes empty, to manage the empty 
property effectively and to prevent it from remaining empty for unduly long 
periods.  

• Safety certificates concerning gas and electrical installations, including 
portable appliances will be required to be kept on record for the duration of 
the scheme.  

• visit the property to ensure compliance with the tenancy agreement on a 
regular basis. 

Where appropriate the licence conditions will allow the council to intervene early and 
work with landlords to help and support them to meet their responsibilities. Where 
licence holders continue to fail to comply with conditions, fail to return requested 
information when requested and purposefully undermine the local community by 
failing to meet conditions, the Council can use its enforcement powers and work with 
partner agencies to address the negative impact of the breaches.  

Appendix 5 provides the proposed conditions and consultees are welcomes to 
provide comments and feedback on these.  

A robust ‘Licensing Enforcement Policy’ is also proposed for landlords so that they 
are fully aware of the enforcement response by the PSH Team depending upon the 
circumstances.  

Prior to issuing a licence all properties will be inspected to ensure that they provide 
suitable and safe accommodation. During the course of the five year licence period, 
further inspections would be made of some of the licensed properties on an area by 
area basis. Properties would be assessed using the Housing Health and Safety 
Rating System (HHSRS) and, where applicable, the Management of Houses in 
Multiple Occupation (England) Regulations 2006. Any works required to mitigate 
hazards would be required in accordance with the Council’s Enforcement Policy.  

 

PENALTIES 

Consequences of operating without a licence 

 

Fine/Criminal Conviction 

It is a criminal offence to rent a property within a designated area without applying for 
a licence. Failure to comply could lead to prosecution and an unlimited fine. In 
previous and existing licensing areas a total of 13 landlords have been successfully 
convicted of operating without a licence. Standards of property management and 
accommodation were also found to be poor in some circumstances.  These landlords 
have now been excluded from operating within the licensing areas.   

 

Civil Penalty Charges 

In some cases Gateshead Council can issue a penalty charge rather than proceed to 
Court with a prosecution.  Depending upon the circumstances, penalty charges of up 
to £30,000 can be administered 
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Rent Repayment Order 

In addition, the Council or the tenants could apply to the Residential Property 
Tribunal for a Rent Repayment Order requiring the landlord or agent to repay any 
rent paid.  

 

Restrictions on use of s21 possession notice (Form 6A)  

Once a Selective Licensing designation has been made, no Housing Act 1988 
Section 21 (notice to quit) notices may be issued in relation to a short hold tenancy 
of the whole or part of an unlicensed property whilst it remains unlicensed.  

In addition, landlords and managing agents who have a previous poor management 
record, have been found to be failing to comply with conditions of an existing or 
previous licence,  or who  have failed in the past to comply with the Council’s 
requirements to maintain and manage their properties maybe unable to obtain a 
Licence, or will be given a one year Licence and subjected to more frequent checks.  

If the person who applies for a licence owns or manages a property which has 
previously been the subject of a formal notice, leading to works in default or 
prosecution proceedings, issued by a local authority under the provisions of the 
Housing Act 2004 (for example an improvement notice, prohibition order, hazard 
awareness notice, emergency remedial action, emergency prohibition order, 
demolition order and clearance area powers) that may make the proposed Licence 
holder an unsuitable candidate. Furthermore, if the person who applies for the 
licence has had a licence revoked or refused by any local authority or owns a 
property subject to an Interim or Final Management Order, then it is unlikely that they 
will be deemed to be a “fit and proper person” to hold a licence.  

In cases where the person applying for the licence cannot be considered a “fit and 
proper person”, and the property is to continue being rented, an alternative person 
will have to apply to be the licence holder, such as a suitable managing agent. This 
needs to be someone independent of the owner.  If a suitable licence holder cannot 
be found then the Council may have to take over the management of the property by 
the issuing of an Interim Management Order.  

The Private Sector Housing Team would carry out a programme of pro-active 
inspections and will take a zero tolerance approach where un-licensed properties or 
breaches of conditions are found. A full licensing enforcement policy will be made 
available for licence holders during the application process.  

 

Breach of Licence Conditions 

Where a breach of a condition on a licence is identified, the licence holder may be 
prosecuted for each breach, a fine of up to £20,000 per breach. Recurring breaches 
of licence conditions will not be tolerated and the Council will take a graded response 
to this depending upon the circumstances. In 2016 one licence holder was fined 
more than £10,000 for failing to effectively respond and resolve (with council 
support) the anti-social behaviour of their tenants who were disrupting the lives of 
residents living within the area.  
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Although the penalties placed on non-compliant landlords can be high, the aim of the 
scheme is to address the social problems that are evident in specific areas of the 
borough and to reduce and eliminate the anti-social behaviour of some tenants. The 
Council recognises that it will be necessary for them to provide adequate support to 
landlords to help them to deal with problem tenants. Support will also include the 
education of tenants so that they understand their rights and their responsibilities 
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CONSULTATION 

 

Section 80(9) of the Act states that when considering making a designation for 
selective licensing the local housing authority must : 

a) Take reasonable steps to consult persons who are likely to be affected by the 
designation; and  
 

b) Consider any representations made in accordance with the consultation and 
not withdrawn.  

 

The minimum consultation period required for the designation to fall within the 
Housing Act 2004: Licensing of Houses in Multiple Occupation and Selective 
Licensing of other residential accommodation (England) General Approval 2015 is 
ten weeks.  

Gateshead has adopted a twelve week period for consultation about its proposed 
selective licensing scheme.  

The Council will use the following means of consulting with persons likely to be 
affected by the proposed designation:  

• Gateshead Council website, including an online landlord questionnaire for 
both proposed areas:  

www.gateshead.gov.uk/bensham for residents and businesses 

www.gateshead.gov.uk/landlords for landlords 

• Gateshead Council Facebook page; 

• Gateshead Council’s Twitter feed;  

• Notice in Spring 2017 edition of Council News magazine delivered to every 
home in the borough;  

• Direct mail-out to landlords and managing/letting agents in the borough and 
surrounding areas;  

• Mail drop with paper questionnaire to residents and businesses or services in 
the borough and surrounding areas, who are likely to be affected by the 
designation;  

• Direct mail and email to local community groups;  

• Direct mail to neighbouring Local Authorities 

• Letter to partner and agencies such as The Police, Housing Options, Shelter, 
Local Charities, Youth Offending Team, Adult and Children Services, BME 
groups 

• Press release to BBC Newcastle  

• Posters in streets, libraries, businesses and other public areas in the 
proposed areas. 

• Landlord and resident drop in consultation sessions held in April and May 
2017 in the Civic Centre and community facilities in the proposed areas. The 
May session for landlords will include a proposal presentation.    
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Groups to be consulted include; 

• Landlords associations, including:  
o National Landlords Association  
o Residential Landlords Association  
o Gateshead private Landlords Association 

• Residents associations  

• Local managing agents and the Association of Residential Managing Agents  

• Local estate agents and the National Association of Estate Agents  

• Local businesses, service providers and residents  

• Neighbouring local authorities 
 

The Council will send all known landlords and letting agents a letter or email 
explaining the proposal and inviting feedback and comments to be provided The 
letter will include links to the Council’s website where this full consultation document 
is available, and will invite landlords to complete the landlord questionnaire.  

The Council will contact the National Landlords Association (NLA), Residential 
Landlords Association, Association of Residential Letting Agents (ARLA) and 
National Association of Estate Agents directly by letter and where applicable, email.  

The Council will arrange drop-in sessions for residents and landlords to be held at 
regular intervals throughout the consultation period and at various venues 
throughout the borough. Full details of where and when these sessions are to take 
place will be stated on the Council’s website and via other promotional material. The 
drop-in sessions will be informal, so landlords or other members of the public can 
call in at any time. The sessions will be held so that landlords can find out more 
about the licensing proposal, ask any questions and provide any 
comments/feedback. Council staff will be on hand to answer any questions.  

 

Occupiers, businesses and service providers in the proposed areas and in the 
immediately surrounding areas  

 

Mail drop: all properties in the immediately surrounding streets will receive an 
overview letter and a link to complete the consultation questionnaire online.  

The letter will explain the licensing scheme and its potential implications. The letter 
will encourage residents to visit the Council’s website to obtain further information; 
and to complete the relevant questionnaire online. The letter will also advise those 
interested to contact the Council for details of the drop-in sessions detailed above.  
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APPENDIX 1 

 

What is a selective licensing scheme 

The Housing Act 2004 provides for three different schemes for the licensing of 
privately-rented housing:  

1. Mandatory licensing;  
2. Additional licensing  
3. Selective licensing  

Mandatory licensing - requires local authorities to licence all HMOs of three or 
more storeys, occupied by five or more people living in two or more single 
households.  

Additional licensing – Part 2 of the Housing Act 2004 gives local authorities power 
to licence HMOs that are not covered by mandatory licensing, if the local authority 
considers that a significant proportion of the HMOs in the area are being managed 
sufficiently ineffectively as to give rise to one or more particular problems either for 
those occupying the HMOs or for members of the public.  

Selective Licensing – Part 3 of the 2004 Act allows for the licensing of residential 
accommodation falling outside Part 2 of the Act 

The definition of “dwelling” under this part means a building or part of a building 
occupied or intended to be occupied as a separate dwelling;  

“house” means a building or part of a building consisting of one or more dwellings;  

Part 3 applies to a house if: 

 it is in an area that is for the time being designated under section 80 as subject to 
selective licensing, and  

(a) The whole of it is occupied either:  
 

i. Under a single tenancy or licence that is not an exempt tenancy or 
licence under subsection (3) or (4), or  

ii. Under two or more tenancies or licences in respect of different 
dwellings contained in it, none of which is an exempt tenancy or licence 
under subsection (3) or (4).  

iii.  

It is intended to address the impact poorly managed rented properties can have on 
the local environment and to improve housing conditions. Part 3 of the Housing Act 
2004 sets out the scheme for licensing private rented properties in a local authority 
area. Under Section 80 of the Act a local housing authority can designate the whole 
or any parts of its area as subject to selective licensing. Where a selective licensing 
designation is made it applies to all Part 3 houses falling within the designated area, 
other than certain specified exemptions. 

In order to introduce Selective Licensing the Council has to demonstrate one of the 

following criteria in the designated area: 
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Criterion 1  

That the area is, or is likely to become, an area of low housing demand and making 
the designation will, when combined with other measures taken in the area by the by 
the local housing authority, or by other persons together with the local housing 
authority, contribute to the improvement of the social or economic conditions in the 
area;  

Section 80 (4) In deciding whether an area is, or is likely to become, an area of low 
housing demand a local housing authority must take into account (among other 
matters).  

a) The value of residential premises in the area, in comparison to the value of 
similar premises in other areas which the authority consider to be comparable 
(whether in terms of types of housing, local amenities, availability of transport 
or otherwise);  

b) The turnover of occupiers of residential premises;  
c) The number of residential premises which are available to buy or rent and the 

length of time for which they remain unoccupied; or  

 

Criterion 2 

That the area is experiencing a significant and persistent problem caused by anti-
social behaviour and that some or all of the private sector landlords who have let 
premises in the area are failing to take action to combat the problem that it would be 
appropriate for them to take and that making the designation will, when combined 
with other measures taken in the area by the local authority, or by other persons 
together with the local authority, lead to a reduction in, or the elimination of, the 
problem.  

In other words, due to significant and persistent anti-social behaviour and a lack of 
appropriate action by private sector landlords;  

On 27th March 2015, the Selective Licensing of Houses (Additional Conditions) 
Order 2015 came into force. The Order imposes a number of additional conditions 
for the purposes of section 80(2)(b) of the 2004 Act, which a local housing authority 
must consider are satisfied in relation to the area before making a selective licensing 
designation under this provision. The additional conditions introduced by this Order 
are detailed as follows:  

 

Conditions in relation to housing conditions  

The first set of conditions is: (a) that having carried out a review of housing 
conditions under section 3(1) of the 2004 Act, the local housing authority considers it 
would be appropriate for a significant number of the properties referred to in article 
3(1) 

(a) to be inspected, with a view to determining whether any category 1 or 
category 2 hazards exist on the premises;  

(b) that the local housing authority intends to carry out such inspections as 
referred to in paragraph (a), with a view to carrying out any necessary 
enforcement action; and  
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(c) that making a designation will, when combined with other measures taken in 
the area by the local housing authority, or by other persons together with the 
local housing authority, including any licence conditions imposed under 
section 90 of the 2004 Act, contribute to an improvement in general housing 
conditions in the area.  

 

Conditions in relation to migration  

The second set of conditions are:  

a) that the area has recently experienced or is experiencing an influx of 
migration into it;  
 

b) that a significant number of the properties referred to in article 3(1) (a) are 
occupied by those migrants referred to in paragraph (a); and  

c) that making a designation will, when combined with other measures taken in 
the area by the local housing authority, or by other persons together with the 
local housing authority, contribute to:  

I. the preservation or improvement of the social or economic 
conditions in the area; and  

II. ensuring that the properties referred to in article 3(1) (a) are 
properly managed, and in particular, that overcrowding is 
prevented.  

 

Conditions in relation to deprivation  

 

The third set of conditions are  

(a) that the area is suffering from a high level of deprivation, which affects a 
significant number of the occupiers of properties referred to in article 3(1) 
(a); and  

(b) that making a designation will, when combined with other measures taken 
in the area by the local housing authority, or by other persons together 
with the local housing authority, contribute to a reduction in the level of 
deprivation in the area.  

(c) In determining whether an area is suffering from a high level of 
deprivation, the local housing authority may have regard to the following 
factors in relation to the area:  

(d) the employment status of adults;  
(e) the average income of households;  
(f) the health of households; 
(g) the availability and ease of access to education, training and other 

services for households;  
(h) housing conditions;  
(i) the physical environment; and  
(j) levels of crime.  
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Conditions in relation to crime  

 

The fourth set of conditions are:  

(a) that the area suffers from high levels of crime;  
(b) that the criminal activity affects those living in the properties referred to in 

article 3(1) (a), or other households and businesses in the area; and  
(c) that making a designation will, when combined with other measures taken in 

the area by the local housing authority, other persons together with the local 
housing authority or by the police, contribute to a reduction in the levels of 
crime in the area, for the benefit of those living in the area.  
 

Under the Selective Licensing Scheme, all Part 3 houses will require a licence. In 
respect of each application the authority must either grant or refuse to grant a 
licence. They may grant a licence either to the applicant or to some other person, if 
both he and the applicant agree.  

 

Exemptions to the designation include (but are not limited to) to following: 

• Properties already licensed as a HMO under the existing mandatory scheme;  

• Properties let by the Local Authority or Registered Social Landlord (RSL);  

• Properties already subject to a Management Order or Empty Dwelling 
Management Order;  

• Properties subject to a Temporary Exemption Notice;  

• Holiday Lets; and  

• Tenancies under a long lease and business tenancies.  

 

Who can hold a licence 

(a) When an application is received, the Council will consider if the applicant is 
the most appropriate person to be the designated licence holder. In 
considering this matter the authority must have regard to the provisions under 
section 88 of the Act and be satisfied that the proposed licence holder:  

i. is a fit and proper person to be the licence holder, and  
ii. is, out of all the persons reasonably available to be the licence holder 

in respect of the house, the most appropriate person to be the licence 
holder;  

(b) that the proposed manager of the house is either:  
i. the person having control of the house, or  
ii. a person who is an agent or employee of the person having control of 

the house;  
(c) that the proposed manager of the house is a fit and proper person to be the 

manager of the house; and  
(d) that the proposed management arrangements for the house are otherwise 

satisfactory.  
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In deciding for the purpose of section 88 whether a person is fit and proper to be the 
licence holder or (as the case may be) the manager of the house it must have regard 
to evidence within subsection (2) or (3).  

 

(2) Evidence is within this subsection if it shows that the person has:  

(a) committed any offence involving fraud or other dishonesty, or violence or 
drugs, or any offence listed in Schedule 3 to the Sexual Offences Act 2003 (c. 
42) (offences attracting notification requirements);  

(b) (practised unlawful discrimination on grounds of sex, colour, race, ethnic or 
national origins or disability in, or in connection with, the carrying on of any 
business; or  

(c) contravened any provision of the law relating to housing or of landlord and 
tenant law. 
 

(3) Evidence is within this subsection if:  

 

(a) it shows that any person associated or formerly associated with P (whether on 
a personal, work or other basis) has done any of the things set out in 
subsection (2)(a) to (c), and  

(b) it appears to the authority that the evidence is relevant to the question 
whether P is a fit and proper person to be the licence holder or (as the case 
may be) the manager of the house.  
 

Landlords who own more than one property within the adopted areas would need to 
apply for a licence for each individual self-contained unit of accommodation, be they 
self-contained houses or flats in single household occupation or in multiple 
occupation.  

 

A house divided into multiple self-contained lettings all under the same ownership 
would require a selective licence for each unit of accommodation.  

 

A house divided into multiple non self-contained units (i.e. bedsits with shared 
cooking or bathroom facilities) would need to apply for an “additional licence” for the 
whole property, rather than a selective licence.  
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APPENDIX 2 

Proposed Street Lists 

 
 
 
  

Central Bensham Phase 1 – Redesignated 
Area 

Streets Included 
 

Hyde Park Street 1-63 odd and 2-64 even 

Saltwell Place – ALL 

Saltwell Street – ALL 

Trevethick Street – ALL 

Westminster Street – 1-63 odd 

Whitehall Road - 275-343 odd  274-340 even 

The Avenues 

Streets Included 
Phase 1 Phase 2 Phase 3  

Rectory Road 137-279 Rectory Road 281-339 Rectory Road 341-371 
Windsor Ave 2-156 

1-157 
Windsor Ave 158-222 

159-221 
Windsor Ave 226-276 

223-281 
Westbourne Ave 2-176 

1-157 
Westbourne Ave 178-240 

159-221 
Westbourne Ave 242-300 

223-285 
Eastbourne Ave 2-158 

1-161 
Eastbourne Ave 162-224 

163-225 
Eastbourne Ave 226-268 

227-291 

Brinkburn Ave 2-64 
1-67 

Brinkburn Ave 66-128 
73-131 

Brinkburn Ave 130-198 
133-211 

Rodsley Ave 154-194 
153-199 

Rodsley Ave 86-152 
85-149 

Rodsley Ave 2-84 
1-83 

Westfield Terrace 1-11 
 

  

 



Consultation Proposal – Landlord Licensing 

 

March 2017 Page 67 

 

APPENDIX 3 

 

What are the Benefits of Selective Landlord Licensing? 

Everyone is set to benefit from the introduction of selective licensing and we have 
seen many improvements in the areas where licensing has been introduced.  

We want to ensure that landlords manage their properties properly. We also want to 
make sure they make their tenants aware about what types of behaviour are 
acceptable inside and outside of their home. Landlords will be encouraged to work 
with the Council and will be offered support and training to ensure that they are able 
to meet the licence conditions. In the longer term, raised management standards are 
expected to lead to more stable and sustainable rent levels and property values. 
Landlords who can’t or choose not to comply with the scheme will be excluded.  

We think this proposal would: 

• Aim to improve the area and help it to become a more popular place to 
live 

• Allow us to tackle a whole neighbourhood at the same time rather than 
properties on an individual basis. Licensing will allow us to provide extra 
housing enforcement officers in your area who you would be able to get to 
know and point out any problems to.  

• Be an effective legal tool to tackle issues such as anti-social behaviour 
linked to private housing and private tenancies. Officers will work closely with 
the police and other services to work out the best solutions.  

• Give a clear message to landlords and tenants that bad practice and 
behaviour is not acceptable.  

• Be a long term solution as schemes can last for up to five years.  

 

We hope that private tenants will see an overall improvement in their living 
conditions; not only in improved property standards, but also in better arrangements 
and relationships with their landlords. This, in turn, should result in a slowing down in 
changes in tenancy. The Council will seek to help landlords evict tenants who cause 
repeated problems.  

We hope that owners and residents will see a reduction in area decline and anti-
social behaviour problems and benefit from long-term neighbourhood stability. 

This Council anticipates that, by introducing greater regulatory control of the PRS, 
selective licensing will deliver similar benefits for Gateshead, including the following:  

• Improvement in the physical condition, management practices and overall 
quality of the private rented stock;  

• Informed landlords and responsible tenants;  

• Improved protection for vulnerable groups living in privately rented 
accommodation;  

• Economic benefits for tenants as a result of better landlord management 
practices;  
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• Benefits to neighbourhoods and local communities in terms of reducing anti-
social behaviour to improve problem areas, making these safer and more 
desirable places to live;  

• Reduced environmental costs tackling fly tipping and other forms of 
environmental crime through ensuring better management of private rented 
homes;  

• Improved links and knowledge with local landlords for the local authority, 
contributing to a better understanding of private rented sector conditions;  

• Prevention of rogue landlord activity;  

• The encouragement of absentee or unprofessional landlords to employ an 
agent to actively manage their properties;  

• Support for landlords in dealing with anti-social tenants;  

• Education for tenants in their responsibilities to behave in a tenant like 
manner;  

• Education for tenants to ensure they only live in properties that meet a 
minimum standard;  

• Promotion of landlord accreditation and the aspiration to let property to a 
higher standard and to act in a professional manner with well written tenancy 
agreements, inventories and protected deposits;  

• Encouragement of landlords not to take tenants with a poor reference;  

• Improvement of the image and desirability of the area;  

• Encouragement in the market to increase values of property in the area; and  

• Reduced tenant turnover leading to a more settled community which should 
lead to an enhanced sense of community cohesion, educational attainment 
and reduce demands on public services.  

 

Additionally, implementing a Selective Licensing Scheme would contribute to a 
number of the Council’s corporate objectives. 
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APPENDIX 4 

 

Fees for licence applications will be set by taking into account all of the costs in 
administering and carrying out licensing functions. Responsible landlords who co-
operate with us straight away pay a lower fee than those who don’t.  

The full proposed fees, charges and discounts can be seen below.  

 

Fees 

 

Licenses will last for a maximum of five years unless Gateshead Council has 
concern about the management, use and occupation of the property 

 

Early Application Fee £550 

(complete application received prior to 
scheme live date) 

Standard Fee £750  

(complete application received within 28 
days of becoming licensable) 

Standard Fee Plus £850 

(complete application received more than 
28 days of property becoming licensable) 

Chased Application Fee £1000 

(complete application received more than 
28 days of becoming licensable and 
application had to be pursued) 

  

Discounts  

Discount for an accredited property £100 (18% discount from standard fee) 

(repaid if property accredited within 
agreed timescales) 

Licence Variations  

Change of address details of existing 
licence holder, manager, owner, 
mortgagor, freeholder, leaseholder etc 

No fee 

Change of mortgagor, freeholder and 
leaseholder (unless they are also the 
licence holder or manager) 

No fee 

Variation of Licence instigated by the No Fee 
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Council 

Change of licence holder Application fee 

Change of manager (unless they are also 
the licence holder) 

No fee 

Change in manager (when they are the 
licence holder) 

Application fee 

Charges  

Charge for each incomplete/deficient 
application received 

£25 (added to fee) 

(if application is returned or missing 
information need to be pursued) 

Charge for failing to return requested 
property/licence information mid scheme  

£25 per additional request 

 

These fees are applicable in relation to licensing applications, or where properties 
are licensed: 

Action Applicable Fee 

Revocation of licence No fee 

 

Application to licence following 
revocation of licence 

 

Application fee 

 

Application refused by the Council Application fee with no refund 

 

Application withdrawn by the applicant Application fee with no refund 

 

Application made in error e.g. duplicate No fee, refund will be made 

 

Properties that cease to be licensable 
during the licensing process 

 

Application fee with no refund 

Enforcement action under Part 1 of The 
Housing Act 2004 relating to a licensed 
property (charged under s49 of The 
Housing Act 2004) 

 

£350 per legal Notice served (under 
review) 
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APPENDIX 5 

 

LICENCE CONDITIONS 

 

The following conditions are in place for our existing schemes and are 
currently under review for proposed new schemes. Please see pages 19 to 21 
for further details.  

 

1. The licence holder must provide a valid gas safety certificate (if gas is supplied to 
the property), on an annual basis. A copy must be submitted to the Council on 
request and to the tenant within 14 days of issue.  

 

2. The licence holder must provide a satisfactory periodic inspection report on the 
electrical installation at the property for the duration of the licence period. This 
must have been carried out by a ‘competent person’ who is a member of one of 
the government approved schemes i.e. NICEIC, NAPIT, ELECSA or BRE.  

 

3. The licence holder must ensure that all portable electrical appliances supplied by 
the landlord are in a safe condition, and provide to the Council a PAT testing 
certificate on an annual basis to verify this. This should be submitted to the 
Council on request. 

 

4. The licence holder must ensure that all furniture supplied by the landlord 
complies with the Furniture and Furnishings (Fire) (Safety) Regulations 1988, and 
that there are arrangements for the routine inspection of all items provided by the 
landlord to ensure they are maintained in a satisfactory & safe condition.  

 

5. The licence holder must ensure that either hard wired or 10 year battery operated 
smoke alarms are installed in the house in suitable locations and kept in proper 
working order at all times. 

 

6. The licence holder must supply to the occupiers of the house a written, signed 
statement of the terms in which they occupy it, i.e. a tenancy agreement. 
Information provided to the tenant must include the following: 

a. The name and address of licence holder or managing agent 

b. A contact address and daytime telephone number 

c. An emergency telephone number 

d. A copy of the landlord licence including the conditions 

e. Where a bond has been taken; details of where the bond is being held. 

This should be submitted to the Council on request. 
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7. The licence holder must obtain valid references in relation to a potential tenants, 
in order to make an informed decision regarding their occupancy of the property. 
References should include details of previous housing history. Evidence of these 
references and checks must be made available to the Council upon request. 

 

8.  The licence holder must take reasonable and practicable steps following advice 
or recommendations from the Council to prevent or reduce anti-social behaviour 
by persons occupying or visiting the house. 

 

9. The licence holder must take reasonable and practical steps following advice and 
recommendations from the Council, should it be found that the property is being 
used for illegal or immoral use. 

 

10. The licence holder must ensure the property is adequately managed and as such 
have satisfactory maintenance arrangements, as well as property and tenancy 
management procedures. 

 

11. The licence holder must abide by the conditions and responsibilities contained 
within the tenancy agreement and carry out all landlord functions as laid down in 
the agreement. 

 

12. On commencement of a new tenancy, a licence holder must compile a detailed 
inventory of all items, included within the tenancy and provide a copy to the 
tenant.  

 

13. The licence holder must inform the Council of any change in circumstances which 
may affect the suitability to remain as licensee, including any change in 
ownership. This must be done within 5 working days of the changes taking place. 

 

14. The licence holder must inform the Council within 5 working days if there is a 
change in managing agent, to allow the Council to carry out fit and proper person 
checks accordingly. A signed copy of the management agent contract must be 
submitted within 14 days of the instruction of a new agent. 

 

15. The licence holder must ensure that within 28 working days of the property 
becoming vacant the Council Licensing Officer is notified. He/she must ensure 
that all reasonable measures are to taken to ensure that the property is made 
secure from unauthorised entry during periods when the property is unoccupied. 

 

16. The licence holder must reside in the UK.  
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17. The licence holder must keep up to date with current housing issues and 
regulation by regularly attending appropriate training courses to enable the 
effective management of the property and tenant.  

 

Additional Licence conditions 

18. The property must fulfil the accreditation standard for the full duration of the 
licensing scheme 

 

N.B. Additional conditions are also proposed on the following themes: 

 

• sign up to and follow model standards in relation to preventing and 
responding to ASB and property condition concerns/complaints. (Likely model 
standards to be used are at Appendix 6) 

• take steps to provide adequate refuse disposal (i.e. bins) at the start of the 
tenancy  to reduce waste in front gardens and fly tips from properties and to 
manage problems concerning waste reasonably and proportionately 

• It will become a condition that a licence holder returns all requested 
information and certificates as part of the annual review of their licence 

• to inform the Council when a property becomes empty, to manage the empty 
property effectively and to prevent it from remaining empty for unduly long 
periods.  

• Safety certificates concerning gas and electrical installations, including 
portable appliances will be required to be kept on record for the duration of 
the scheme.  

• visit the property to ensure compliance with the tenancy agreement on a 
regular basis. 
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APPENDIX 6 

 

Example of potential Model Standards 

 

Anti-Social Behaviour Procedure for Licence Holders and Managing Agents  

 

Step 1 – Inform your tenants that you have received a complaint regarding 
their behaviour  

 

A person cannot be expected to change their behaviour if they do not know that it is 
causing offence.  

You can inform your tenants that their responsibilities are stipulated in the Tenancy 
Agreement and that by them causing anti-social behaviour they are in breach of the 
terms and conditions of the agreement.  

It may be a good opportunity to remind them that they will need a reference from you 
when they leave (even if they are buying a property).  

You do not have to confront a tenant in person, you may feel it more appropriate to 
write or telephone the household or group of tenants.  

If you feel it necessary call the police. Report any incidents to them and give them 
your details. They may monitor the situation and may want to contact you if 
something happens that you are not aware of.  

The Selective Licensing Team (SLT) should be kept informed of all complaints and 
may do their own investigation.  

 

Step 2 – Approach the Selective Licensing Team for support  

Provide details of complaints received and from whom; discuss what steps you have 
taken so far  

The Selective Licensing Team may suggest a joint meeting between yourself your 
tenants and other relevant organisations to discuss the ongoing problems.  

You may be asked to support your tenants in signing an Acceptable Behaviour 
Agreement (ABA). This makes it very clear to your tenants what the problems are, 
what is expected of them and what the consequences of further complaints will be 
(this may include the possibility of eviction).  

Always support whichever organisation is dealing with the case. Provide copies of 
tenancy agreement and written details of any complaints you have received since 
the start of the tenancy.  

 

Step 3 - Get tough  

You may have to consider ending the tenancy by serving a notice and gaining a 
possession order against your tenants.  
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Remember it is your property and they are your tenants and you are therefore 
ultimately responsible to enforce any aspects of the Tenancy Agreement. There are 
many agencies available to support you and you are not expected to act alone, 
however all direction must come from the landlord.  

Allowing Anti-social Behaviour to go unchecked will not only affect local residents but 
property prices, rent levels and even your reputation as a landlord.  

 

ASB Procedure For Landlords 

On receiving ASB complaints I shall take the following action to deal with the 
problem (please be aware that each case has to be considered on its own merits 
and serious ASB incidents may have to be dealt with by seeking possession of the 
property immediately):  

 

• I shall contact my tenant either through letter, email, phone call or home visit 
within 48 hours of receiving a complaint.  

• I shall find out the nature of the complaint and issue a letter to the tenant 
outlining what the unacceptable behaviours are that resulted in the complaint 
and the consequences of the tenant failing to change their behaviour. The 
ultimate consequence is that you as the landlord will take possession of the 
property by serving a notice to quit on the tenant and seeking a possession 
order through the Courts. A copy of this warning letter must be sent to the 
Selective Licensing Team.  

• If a further substantiated complaints are received about the behaviour of my 
tenants after they have been issued a written warning I will visit my tenants 
(giving them at least 24 hours’ notice of the visit) and issue a final written 
warning to them. A copy of this warning letter must be sent to the Selective 
Licensing Team.  

• Finally if the problem of ASB persists, I will seek advice on ending the tenancy 
and get help from agencies and the authorities for support (The Council 
Private Sector Housing Team can give this free advice).  

• I agree to meet and co-operate with officers from the local authority when 
resolving issues surrounding ASB 
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Repairs Agreement  

 

Maintenance  

Landlords should ensure that they have an appropriate programme of inspection for 
their properties to ensure that the property is free from disrepair.  

There should be established procedures for dealing with repairs. Tenants should be 
advised of any planned programmes of repairs which should be carried out with due 
regard to the convenience of the tenant.  

Landlords should respond promptly whenever notified by their tenants that a repair is 
needed to the property.  

 

Periodic Inspections  

The Licence Holder and/or his manager are required to make no less that quarterly 
visits to the property to ensure that the property is maintained, secure and has not 
been abandoned.  

 

During visits the exterior of the house should be checked to ensure it is maintained in 
a reasonable decorative order and in reasonable repair. All outbuildings, yards, 
forecourts and gardens surrounding the house must be maintained and kept in a 
clean, tidy and safe condition and free from accumulations of refuse.  

Furniture supplied at the start of a tenancy must be in a safe and good condition and 
well maintained or replaced as necessary. Such items remain the responsibility of 
the Licence Holder throughout the tenancy (unless specified otherwise in the 
Tenancy Agreement).  

 

Repairs and Complaints  

The Licence Holder must provide the occupiers of the house and the occupiers of 
any adjoining properties, with details of the following:  

• Name of the licence holder or managing agent;  

• A contact address and daytime telephone number;  

• An emergency contact telephone number.  

• This information must be supplied within 28 days. An emergency contact 
telephone number for the Licence Holder and/or management agency shall 
also be available and notified to the authority.  
 

Tenants must receive written confirmation detailing arrangements in place to deal 
with repair issues and emergencies should they arise. The responsibility for repairs 
should be set out clearly in the Tenancy Agreement.  
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Licence Holder/Managing Agent’s Repairs Agreement:  

 

Priority 1 – Emergency Repairs.  

Those that are required in order to avoid danger to health, risk to the safety of 
residents, or serious damage to buildings or internal contents – completed within 24 
hours of report. In circumstances where this is not possible best temporary 
arrangements will be carried out.  

 

Priority 2 – Urgent Repairs  

Repairs to defects which materially affect the comfort or convenience of the 
residents – completed as soon as possible and as a maximum within five working 
days of report.  

 

Priority 3 – Non-Urgent Repairs  

Repairs not falling within the above categories – completed within 28 working days of 
report. Within the responsibility of the landlord, ensure that the visual appearance of 
dwellings, outbuildings, gardens, yards and boundaries are maintained in a 
reasonable state so as not to detract from the visual amenity of the area. This will 
include enforcing tenancy conditions where appropriate. 

 

Equality Impact Assessment  - currently being undertaken 


