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1.2

1.3

1.4

Foreword

Islington is an inner, north London borough and the third smallest London council, covering
an area of just over six square miles, or 14.86 square kilometres. The southern part of the
borough borders the City of London and the London boroughs of Camden to the west,
Hackney to the east and Haringey to the north. Some major landmarks located in the
borough include the Emirates Stadium, Charterhouse Square and Pentonville Prison. City
University of London and London Metropolitan University are located within the borough.
Stations at Finsbury Park, Caledonian Road, Highbury & Islington, Old Street, Angel and
Farringdon are part of the extensive public transport infrastructure crossing the borough,
making the borough easily accessible for commuters and residents working elsewhere in
London. Highbury Fields is the largest green space, part of only 13% green space within the
borough, which is the second lowest proportion of any local authority in the country.
Islington has a wide range of businesses and is a thriving borough, although with significant
areas of deprivation, being the fourth most deprived borough in London.

At a time when the demand for low cost accommodation is high, not just in Islington, but
across London and nationally, it falls upon local authorities to ensure that the standard of
accommodation is of a satisfactory standard, regardless of the cost. It must be safe, not
overcrowded and so not impact upon the health and wellbeing of those who live in it. The
accommodation should also not have an adverse impact upon the neighbourhood it is
located in, through poor visual impact caused by mis-management, or the anti-social
behaviour of those living or visiting the accommodation.

As this consultation goes on to describe, the private rented sector in Islington is significant,
with over 27% of the housing stock being privately rented and a large number of houses in
multiple occupation (HMOSs). The evidence gathered demonstrates that, although many
privately rented properties are perfectly satisfactory and landlords and tenants behave
responsibly, there is a significant amount of privately rented housing that is not up to
standard and is also having an impact on the character of our neighbourhoods. This
evidence has led us to believe that the most effective way to improve this situation is by
implementing two new licensing schemes for private rented properties and HMOs.
Alongside existing initiatives and our partners, these will enable our officers to apply
conditions where necessary to secure improvements and more readily target those who do
not maintain and manage their properties properly.

We invite interested parties to let us know what they think of our proposals and | am certain
that you will agree that this is the correct course of action to make Islington a safer,
healthier and altogether even better place to live than it already is.

Councillor Diarmaid Ward
Executive Member for Housing and Development
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2.1

Introduction 7 Licensing of private sector properties

Under the Housing Act 2004, there are three forms of licensing relating to private sector
housing available to local authorities:

Mandatory Licensing of certain Houses in Multiple Occupation (HMOS).

2.2

Under existing legislation, all local authorities operate a licensing scheme covering Houses
in Multiple Occupation (HMOSs) that are occupied by five or more people who are not living
together as a single household.

Additional Licensing of HMOs

2.3

Local authorities can introduce a discretionary additional scheme for other types of HMOs
not subject to mandatory licensing in part or whole of the area within its district. This can
include what are known as Section 257 HMOs, which are properties that have been
converted into self-contained flats, but where the work does not comply with the Building
Regulations, meaning for example that fire protection is inadequate. Islington already has
one Additional Licensing scheme, declared in September 2015, which covers just properties
in Caledonian Road and Holloway Road. This applies to houses and flats that are let to
three or more people who are not all members of the same family, for example where three
or more friends are sharing and to Section 257 HMOs.

Selective Licensing

2.4

2.5

A discretionary selective licensing scheme covers all other private sector dwellings and can
be introduced in part, or across the whole of the borough. Where a proposed Selective
Licensing designation covers either greater than 20% of the geographical area of the
borough, or greater than 20% of the private rented properties within the borough, then
following consultation the scheme must be submitted to the Secretary of State for approval.

All licensing schemes are intended to address the impact of poor quality housing, rogue
landlords and anti-social tenants. In an area subject to licensing, all private landlords of
properties that meet the scheme criteria, must obtain a licence and if they fail to do so, or
fail to achieve acceptable management standards, the authority can take enforcement
action. Schemes run for a maximum period of five years and a fee is payable for each
licence.
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3 I sl i ngt on 6isSeleative@mmodsAdditional Licensing

3.1 We are consulting on the proposal to designate the following two schemes:

Selective Licensing proposal:

3.2 ltis proposed that all private rented properties in the Ward of Finsbury Park, that are not
within the scope of mandatory licensing for houses in multiple occupation, or within the
scope of the Additional Licensing proposal included within this consultation are included in a
Selective Licensing scheme. Please see Appendix 1 for a list of the streets included within
this Ward.

Additional Licensing proposal:

3.3 Itis proposed to revoke the existing Additional Licensing scheme for Caledonian Road and
Holloway Road with effect from the implementation date of the following proposed new
borough-wide Additional Licensing scheme.

3.4 Itis proposed to designate a new borough-wide Additional Licensing scheme that will
include all properties currently falling within the existing Caledonian Road and Holloway
Road scheme. This scheme will require the following types of property to be licensed:

U all HMOs as defined in Section 254 of the Housing Act 2004 that are not required to hold
a licence under the mandatory licensing requirements and that are occupied by three or
more persons who do not form a single household and where two or more households
share one or more basic amenities (a toilet, personal washing facilities, or cooking
facilities), or the living accommodation is lacking in one or more basic amenities

U all HMOs as defined in Section 257 of the Housing Act 2004, which are a converted
block of flats where the building work undertaken in connection with the conversion did
not comply with the appropriate building standards and still does not comply with them
and all of the flats within the block are rented.

3.5  Appropriate building standards means:

1 a conversion into flats where the building work was completed before 1st June 1992, or
which is dealt with by regulation 20 of the Building Regulations 1991 and which would
not have been exempt under those Regulations, or

1 building standards equivalent to those imposed, in relation to a building or part of a
building to which those Regulations applied, by those Regulations as they had effect on
1st June 1992; and

1 inthe case of any other converted block of flats, the requirements imposed at the time in
relation to it by regulations under section 1 of the Building Act 1984.

3.6 Owner-occupied means:
1 ifitis occupied by a person who has a lease of the flat which has been granted for a
term of more than 21 years,
7 ifitis occupied by a person who has the freehold estate in the converted block of flats,
or
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1 ifitis occupied by a member of the household of a person covered within either of the
first two points

3.7  The existing Additional Licensing Scheme covering Caledonian Road and Holloway Road
was due to end on 15t September 2020. However, to ensure a consistent borough-wide
scheme we propose to revoke the scheme with effect from midnight on the day before the
proposed new borough-wide scheme comes into effect. The licensed property will then
come under the new borough-wide Additional Licensing Scheme. To ensure that licence
holders are not penalised through the scheme ending sooner than anticipated current
licences will be transferred across to the new scheme with the existing expiry dates
unchanged. At the time of expiry, landlords will need to apply for a new licence.

Applications:

3.8  For both of the proposed schemes, it is proposed that the introduction of the Licensing
Scheme should re-iterate that the responsibility for private rented property management lies
with the landlord and not the council, in the same way that an MOT proves a certain level of
responsibility and maintenance by a driver for their car.

3.9 Assuch, it is proposed that the licensing process should require the landlord to complete
and submit to the council an application form together with the required fee, details of which
are included in Section 6 and Appendix 2 of this consultation document. The application
pack will be provided on-line or in hard copy in exceptional circumstances. The form
requires provision of some basic information about the property, such as the number of
letting rooms or flats, shared bathrooms, toilets and kitchens as well as details of safety
measures that have been put in place, such as the type and installation of a fire detection
system. Evidence of the following will be required:

U Gas safety - Gas safety record (12 months)
U Electrical Safety i Current electrical installation condition report (5 years from date of
issue) and portable appliance (PAT) test
0 Safety of property in the event of fire- Alarm system and emergency lighting
U Evidence of arrangements which demonstrate competent property management -
Management records and including copies of tenancy agreements
U Floor plan with room sizes and uses clearly shown
U Any proposed licence holder or manager of the property will be required to make a
decl aration that they are a Afit and prope
U Current occupancy details

3.10 This evidence is consistent with the current mandatory HMO licensing scheme, although
additional evidence is required to enable the landlord to clearly demonstrate competent
property management. The requirements are consistent with actions that a responsible
landlord should be taking.

3.11 Following the receipt of a complete licence application the premises will be selected for
inspection on the basis of risk assessment. High risk premises will receive an inspection
prior to issuing the licencing and the aim will be to inspect the remainder during the lifetime
of licence. This will enable the tenants, landlords and public to have confidence that all
licensed properties in the borough meet specific minimum standards. Tenants who consider
there to be possible disrepair and management issues in their rented property will be able to
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contact the Residential Environmental Health Team to discuss their concerns. If there are
grounds for bringing an inspection forward the team will liaise with both the landlord and
tenant to arrange the inspection.

3.12 An inspection will validate the information provided on the application form, compliance with
the relevant legislation and compliance with the reviewed and updated Islington Adopted
Standards for Houses in Multiple Occupation (Appendix 3) and Islington Adopted Standards
for Single Family Occupied Private Rented Properties (Appendix 4).

3.13 Itis proposed that the licence is issued in accordance with the Conditions detailed in
Appendix 5 - Proposed Property Licence Conditions.

3.14 In order to demonstrate that the Council distinguishes landlords that comply with the
rel evant | egislation fr om ¢t thosesthat sutbmiatheir donodt |,
compl ete application within t hraeddafthengropértihis o f
not being poorly managed, will be licensed for five years, and those that fail to do so without
good reason, or are poorly managed will be licensed initially for one year.

3.15 Following expiry of a licence and should an Additional or Selective Licensing scheme still
continue to be in operation, a decision will be made on the standard of management of the
property and the property relicensed accordingly for another year or five years. All licences
continue for the term granted even when this extends beyond the life of the scheme.
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4 Why the Council is considering a Selective Licensing scheme for Finsbury Park Ward
and a borough-wide Additional Licensing scheme

4.1 Islington has an important and growing private rented sector (PRS) that provides affordable
housing options for local people. We realise that the majority of landlords operate
professionally, however the Council is concerned about increasing levels of anti-social
behaviour associated with those rented properties that fail to meet satisfactory levels of
tenancy and property management.

4.2  The council consider that replacing the existing Caledonian Road and Holloway Road
Additional Licensing scheme with a borough-wide Additional Licensing scheme and
introducing a Selective Licensing scheme are the best tools available to tackle problems of
poor housing management practices and conditions. Licensing will become part of a wider
strategic approach to drive up living standards for all, improve the environment and make
Islington the place of choice to live in London.

4.3 Reducing crime and anti-social behaviour helps to improve surroundings and the local
environment. Issues such as fly-tipping, rubbish left on the highway and untidy front
gardens contribute to a sense of a place that is not cared for, or valued. This can reflect the
conditions of properties in the area if they are not well maintained, safe and clean. Such
conditions can become a barrier to creating homes and communities where people choose
to live. This type of anti-social behaviour contributes to a perception of an area being unsafe
which can subsequently encourage further disorder and crime.

4.4  Islington wants to ensure that all private rented properties in the borough offer residents a
choice of safe, quality and well managed accommodation. Our corporate vision is set out in
the Corporate Plan 2018-2022:

AWe're determined to make I slington fairer.
their background has the opportunity to reach their potential and enjoy a good quality of
l'ife. o

4.5  Our priorities within the plan that are applicable to private sector housing include the
following:

Delivering decent and genuinely affordable homes for all
1 Increase the supply and choice of genuinely affordable homes
1 Prevent homelessness and support rough sleepers

Creating a safe and cohesive borough for all
1 Make sure fewer young people are victims or perpetrators of crime
1 Reduce levels of crime and anti-social behaviour

Celebrate and protect our diverse and integrated communities
1 Making Islington the best place for all young people to grow up
1 Always keep children and young people safe and secure and reduce the number of
children growing up in poverty
1 Make sure young children get the best start
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Making Islington a welcoming and attractive borough and creating a healthy
environment for all
1 Keep the streets clean and promote recycling

Ensuring our residents can lead healthy and independent lives
1 Safeguard and protect older and vulnerable residents

4.6  The Islington Housing Strategy 2014-2019 sets out the following vision:

i We makd slire everyone in Islington has a place to live that is affordable, decent and
secure. o

4.7  The ambitions in the strategy include:

T AWe will seek to ensure high standards
services are provided for housingassoc i at i ons and private

T ASecure and affordable housing is an
shaping healthy places, preventing ill health, supporting residents into work, and
tackling child poverty. We will continue to improve the condition and energy efficiency
of homes because of the significant impact housing has on the quality of life of
residents. o

T Al mprove management standards, housing
sector. o

4.8 We recognise to achieve these priorities and ambitions there is a need for a robust and
coherent regulatory framework in which this market operates.

4.9 Islington has identified that problems in the private rented sector of poor property and
tenancy management and associated anti-social behaviour are distributed across the
borough and are not exclusive to a particular type of rented property. To tackle these
issues, we are proposing to revoke the existing Additional Licensing scheme for Caledonian
Road and Holloway Road, which was due to run to September 2020 and introduce
designations for borough-wide Additional Licensing and Selective Licensing for Finsbury
Park Ward.

4.10 Demand for housing across London is at an all-time high. A wide range of homes, of all
types of tenure and size is required in Islington to meet current and future needs. It is vitally
important to ensure that all who live in Islington have access to decent, secure housing and
that housing standards and conditions are not compromised, whether it be new or existing

housi ng. The private sector makes up a thi
able to contribute to the availability of high quality, safe, warm and well-maintained homes,
and availability should not be de pmckgroamt

Selective Licensing

4.11 The first requirement for declaration of a Selective Licensing scheme is that the area
proposed to be covered by a scheme has a high proportion of private rented properties.
Government guidance suggests more than the national average would indicate a high
proportion and the latest English House Condition Survey (EHCS) is the measure for the
national average. The EHCS for 2017 indicated the national average is now 20%. Based
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upon the 2011 Census, every Ward within Islington has a percentage greater than 20%,
ranging from 20.50% to 34.56%, meaning that every Ward, subject to meeting the other
relevant criteria, would be eligible for inclusion in a Selective Licensing scheme.

4.12 The area covered by the proposals must be seen to be suffering from problems and that
these problems are attributable to the following criteria:
U low housing demand (or is likely to become such an area);
a significant and persistent problem caused by anti-social behaviour;
poor property conditions;
high levels of migration;
high level of deprivation;
high levels of crime

[t et B ant B et S e

4.13 Note: in considering the relevant criteria, data has been analysed at borough, Ward and the
smaller areas known as Lower Super Output Areas (LSOAS) level, depending upon the
detail of data available for each criteria.

4.14 Taking each of these criteria in turn:

Low housing demand:

4.15 Islington and London as a whole is not an area of low housing demand and so this criteria is
not relevant to the proposal for a Selective Licensing scheme.

Anti-social behaviour (ASB):

4.16 A total of 6,137 cases of ASB were reported to the council in the six-month period i April
2018 to September 2018. In the twelve-month period to 315t August 2018, there were 4,110
ASB cases reported to the police.

4.17 Anti-social behaviour can be caused by a wide range of activities that impact upon tenants,
neighbours and the local neighbourhood or population as a whole. ASB due to the following
activities has been considered:

U intimidation and harassment of tenants or neighbours;
U 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

et ent B et et i e i e

4.18 Whilst not all ASB is, or can be directly linked to private rented properties, it can be shown
that many of the areas with above average levels of ASB in Islington are also areas with
high levels of private rented properties and where those properties are poorly maintained or
managed. Poorly managed rented properties often lead to behaviour by either tenants, or
visitors to their property, that causes distress, or worse, for neighbours and can lead to an
overall impression of an area as being somewhere that is not desirable to live.
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4.19 The area of Finsbury Park Ward proposed to be covered by Selective Licensing includes
neighbourhoods that have above average levels of ASB, as well as ranking highly against
other factors. It is not always possible to be able to directly attribute some behaviour to a
specific property and for this reason ASB is not a deciding, but a contributory factor in
selecting the area for inclusion in the scheme and the data has been weighted accordingly.

Outcomes:

4.20 Implementing a Selective Licensing scheme in the Finsbury Park Ward will enable the
council to apply conditions to licences that, in relation to ASB and tenant suitability and
conduct, will ensure that:

i

References are obtained from prospective tenants
Checks and proof are obtained that occupants belong to a single household

There are tenancy management arrangements to prevent or reduce anti-social
behaviour by persons occupying or visiting the property

Inspections of the property are carried out at least every six months to identify any
problems relating to the condition and management of the property

Prompt action to address problems of ASB resulting from the conduct of occupants of, or
visitors to, the property is taken, including:

a) Informing the occupants in writing of the allegations of the ASB and of the
conseqguences of its continuation.

b) Monitoring any allegations of antisocial behaviour from receipt of the complaint.

c) Where ASB continues after 28 days from receipt of the complaint, visiting the
premises and issue a warning letter advising their behaviour is not acceptable, that they
are responsible for the conduct of their visitors, the impact on the victims and local
community, and of the consequences of its continuation.

d) Commencing legal eviction proceedings to address the anti-social behaviour where
the ASB remains unresolved after 14 days of issuing the warning letter.

e) Notification to the appropriate authorities of ASB suspected to involve criminal activity
f) Licence holders must attend or be represented at any case conferences or
multiagency meetings and provide information to the police or the council when

requested

Licence holders giving new occupants of the property, information on Waste and
Recycling, in writing, within 7 days of the start of their occupation;

Licence holders must not leave old furniture, bedding, rubbish or refuse from the
property on the immediately outside the property or private land;
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U Licence holders must provide sufficient waste and recycling containers for the number of
occupant and carry out measures to ensure these are stored and used correctly.

U Licence holders must warn occupants of the property if they, or their visitors are not
using the waste disposal facilities provided and/or leaving waste outside the property or
in its vicinity (for example old furniture, mattresses)

Poor Property Conditions:

4.21

4.22

4.23

4.24

The issue of poor property conditions found in the PRS provides the council with the
greatest evidence that the area of Finsbury Park Ward proposed to be covered by the
scheme are appropriate and that a Selective Licensing scheme can have the greatest
impact on improving living conditions for tenants. Properties are frequently found to be
suffering from management issues including, but not limited to:

disrepair

damp and mould

poor, inadequate or missing facilities
poor layout

risk of falls

prevention of entry by intruders
overcrowding

gas safety

E R

The council received almost 2,400 complaints about properties in the PRS in the 4 years
between September 2014 and August 2018. Finsbury Park Ward has the highest number of
such complaints and is significantly higher than the average for the whole of Islington.

Although a strong indicator of problems and poor conditions, just because a tenant
complains to the council does not necessarily mean that the property has significant issues
or matters that the council can take action over. The main indicator of poor property
conditions is the presence of what are known as Category 1 and Category 2 Hazards, over
which the council can take action, requiring a landlord to undertake works to remove the
hazard. It has been established that the number of properties with Category 1 and 2
hazards and the number of such hazards identified in properties inspected by officers in
Finsbury Park Ward is greater than in any other Ward.

As poor property conditions is the criteria that can be most effectively impacted through the
setting of licence conditions in a Selective Licensing scheme and so have the greatest
impact, the data available has been weighted the heaviest in determining the area to be
covered by the scheme.

Outcomes:

4.25

Implementing a Selective Licensing scheme in the Finsbury Park Ward will enable the
council to apply conditions to licences that, in relation to property conditions, will ensure
that:

U Licence holders ensure that they take action to remedy the disrepair and/or
infestation if they are informed
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U All gas installations and appliances are in a safe condition. A current valid gas safety
certificate obtained within the last 12 months by a Gas Safe registered engineer or, if
the boiler was installed less than 12 months ago, a Gas Safe Installation Certificate is
provided to all occupants at the start of their occupation

U All reasonably practicable steps are taken to ensure that all electrical appliances
provided at the property are in a safe condition. The licence holder must obtain an
electrical appliance test report in respect of all electrical appliances that are provided
by the landlord.

U Regular checks are carried out to ensure that the common parts, gardens and yards
are free from waste, which could provide harbourage for pests and/or is a nuisance
and/or is detrimental to the local amenities.

U Adequate facilities for the disposal of refuse and recycling are provided, so that bags
or loose refuse and recycling are not stored outside the property.

U Any hazardous waste is disposed of in a safe and lawful manner.

U The licence holder takes immediate action upon becoming aware of a pest problem
or infestation to eradicate the infestation.

U A smoke alarm is installed on each storey of the property on which there is a room
used wholly or partly as living accommodation.

0 Each smoke alarm installed in the property is kept in proper working order.

0 A carbon monoxide alarm is installed in any room in the property which is used
wholly or partly as living accommodation and contains a solid fuel burning
combustion appliance.

U Any carbon monoxide alarm installed in any room in the house is kept in proper
working order.

U Furniture made available in the property is in a safe condition. All upholstered
furniture and covers and fillings of cushions and pillows comply with current fire
safety legislation.

Migration:

4.26 Putting aside the natural movement of the London population across boroughs and districts,
new people moving into an area are very often overseas migrants. These new residents are
most likely to move into the PRS, due to the lack of access to other tenure types and may
very often move into the cheapest and poorest quality accommodation.

4.27 A recently published study; The Evolving Private Rented Sector: Its Contribution and
Potential by Julie Rugg and David Rhodes (The 2018 Rugg Report) states that: fEighty per
cent of recent migrants to the UK from overseas live in the PRS, and this proportion is
higher in London; lower-incoming migrants are often disadvantaged in the PRS as a

13|Page



consequence of housing rights and responsibilities and language difficulties; there are
concerns that oO0right to rentd regul atomayme i s
more likely to fallintothe mor e i nf ormal and shadowy PRSO

4.28 New National Insurance Registrations (NINOs) for overseas migrants in 2016 for Islington
were just below the average for London and 17" highest in London. However, according to
GLA estimates for 2015, Islington had the seventh highest net overseas migration of 6,295
people. Ward data available for 2011/12 shows that there was no significant increase in
NINO numbers year on year.

4.29 Office for National Statistics mid-year population estimates show between 2015 and 2016
that only one lower super output area (LSOA) in Islington experienced an increase of
greater than 15% and three LSOASs an increase of between 10 and 15%. One of these three
areas is in Finsbury Park Ward.

4.30 Although Finsbury Park Ward ranks highly against other Islington Wards for NINOs and
population change, migration data is not seen to be a relevant factor and so has a low
weighting in determining the areas proposed to be covered by the scheme.

Deprivation:

4.31 Although the 2015 Index of Multiple Deprivation shows that Islington has improved from
being the 11th most deprived borough in the country to the 26th most deprived, Islington is
a deprived borough. 52% of Islington residents live within the 20% most deprived areas of
England. Sixteeno f | s | i nlgSOAsriaf withilte3 0% most deprived areas
nationally and a further 36 LSOAs within the 20% most deprived. Finsbury Park Ward has
three LSOAs in the 10% most deprived and nine out of ten LSOASs in the 30% most
deprived areas nationally. The remaining LSOA is in the top 50% most deprived.

4.32 Deprivation indices consider the following factors when comparing against other
neighbourhoods:
1 the employment status of adults;
1 the average income of households;
1 the health of households;
1 the availability and ease of access to education, training and other services for
households;
housing conditions;
the physical environment;
levels of crime

EJE

4.33 The most deprived households tend to live in the poorest accommodation. In the 2018 Rugg
Report, I t 1 s Astthe prepdrtioh ¢f laotiseholds living in the PRS increased, so the
level of deprivation also tended to increase: within each region, the most deprived areas
had the largest PRS.0

4.34 There is a correlation that shows that the Wards in Islington with the lowest deprivation rank
(where 1 = the most deprived) are the same Wards that have the poorest property
conditions and incidences of Category 1 and 2 hazards found. Deprivation is therefore a
relevant factor in determining selection for inclusion in the proposed scheme and has been
weighted accordingly.
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Crime:

4.35

4.36

4.37

4.38

Crime can affect both the occupants of properties and have an overall impact upon the
area. In particular, the following crimes, amongst others, can have a significant impact on
some people living in privately rented accommodation as well as others living in the areas
and businesses therein:

theft

residential burglary

arson

criminal damage

graffiti

drugs

violence and sexual offences

oo oo o c

Data is not available to specifically identify the criminal activity is the responsibility of some
people living in privately rented accommodation, however by correlation, areas with high
levels of rented properties and high levels of crime would suggest that at least some of the
occupants of private rented properties are responsible for these crimes.

High levels of residential burglary in an area suggests that one of the poor property
conditions, i.e. prevention of entry by intruders (home security 1 e.g. of doors and windows)
may well be a contributing factor. Residential burglary, as well as many of the other crimes
considered have a direct impact upon the community in the area.

Finsbury Park Ward is an area where crime in general and burglary in particular is high. In
this context, high means that the number of cases of crime is greater than the average
crime level for the whole borough, or that the percentage increase in crime over the last 12
months was higher than for the whole of the Metropolitan Police area. For this reason, crime
is considered to be a factor for designating the proposed areas for the scheme and is
weighted accordingly.

Outcomes:

4.39

Implementing a Selective Licensing scheme in the Finsbury Park Ward will enable the
council to apply conditions to licences that, in relation to crime, will ensure that:

U Access to the property, such as locks, latches and entry systems are maintained and in
good working order at all times

U The front door of the property is fitted with a mortice lock (thumb turn) or equivalent, to a
five lever security level

U Where window locks are fitted, the keys are provided to the relevant occupants
U Where a burglar alarm is fitted to the property, the occupants are informed in writing about

the circumstances under which the code for the alarm can be changed, and are given
details on how this can be arranged
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U Where previous occupants have not returned keys, the relevant locks will be changed
prior to new occupants moving in

Additional Licensing:

Houses in Multiple Occupation:

4.40 Some HMOs are already subject to licensing schemes. Approximately 350 HMOs are
currently licensed under the mandatory licensing scheme and it is estimated a further 100
fall under the scope of the extended mandatory licensing requirement in effect from 15t
October 2018. Under CalddmiancRoad and Hdllaway Read iAdditionah g
licensing scheme, approximately 245 properties are licensed.

4.41 The mandatory licensing scheme requires properties with five or more persons who do not
form a single household to be licensed. In the existing Additional Licensing scheme,
Islington requires properties with three or more persons who do not form a single household
and Section 257 HMOs (where all the flats are privately rented) to be licensed. Council
of ficers6é experience is that these types of
scheme present the same problems of poor management as the larger HMOs covered by
the mandatory scheme. Therefore, Additional Licensing is an effective tool for the council to
be able to ensure the same standards are applied across the HMO sector and is not
dependent upon numbers of occupants. Landlords can often avoid the need to licence by
reducing occupancy to below 5 persons, whilst the fundamental issues of poor management
remain the same. Bringing in a scheme that will require all HMOs, regardless of size and
numbers of occupants will ensure that we protect all residents of what is the highest risk
and often poorest quality housing.

4.42 Section 257 HMOs present a risk due to inadequate separation of flats when conversion
works have not been carried out in accordance with the Building Regulations. This includes
inadequate fire separation and provision of fire detection equipment that is essential to
protect occupants and enable safe means of escape in the case of fire. House fires Islington
in 2014 were the seventh highest in London, at 2.55 fires per 1,000 head of population.

4.43 The 2018 Rugg Report states that: it remains the case that a higher proportion of PRS
properties fail to meet the Decent Homes Standard. Although this proportion has dropped
since 2006, the number of non-decent homes has remained relatively stable since that time.
According to Review analysis of EHS data, some properties were much more likely to be
non-Decent compared with the sector average of 27 per cent. These include converted flats
(52 per cent non-decent), and dwellings constructed before 1919 (47 per cent non-decent).
For all properties constructed post-1980, 12 per cent were non-decent in the PRS. 0

4.44 A review of the operation of the Caledonian Road and Holloway Road Additional Licensing
scheme in 2017 showed there was a need for the scheme and that it has resulted in the
improvement of properties and the standard of management by landlords. However, there
are two main learning points, which will be addressed by the introduction of the new
scheme:
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1 The number of applications received was fewer than the number of HMOs estimated to
be in scope. It is believed the estimates of the number of properties that would require
licensing prior to designation was higher than the true number of properties in scope. A
more detailed and robust method of identifying potential HMOs has been used to
support the proposed new scheme. However, a greater effort is required to publicise the
scheme and to proactively prompt landlords to apply for their licence. It is proposed that
the new scheme will be resourced sufficiently to enable this to take place.

1 The paper based licensing system in place at the time was time consuming and difficult
to manage. An on-line licensing system will be implemented before the new
designations are implemented, making the licensing system more efficient both for the
applicant and the council.

4.45 This review highlights that we have made progress but our objectives have not been fully
achieved and that additional licensing should continue in the Holloway Road & Caledonian
Road area. However, this will be more effectively achieved by inclusion in a borough-wide
scheme.

4.46 For an Additional Licensing scheme to be designated, the Housing Act 2004 requires that a
significant proportion of the HMOs of the description to be included in the area are being
managed sufficiently ineffectively as to give rise, or likely to give rise, to one or more
particular problems, either for those occupying the HMO or for members of the public. The
council has established that, of all the known 865 HMOs in the borough, 25.9% of them
were found to have issues that required enforcement action. This is a significant indication
of ineffective management in this sector. Evidence shows, that whilst numbers of HMOs are
greater in some Wards than others, they are distributed widely across the borough
(between 4% and 10% per Ward) and so a borough-wide scheme is an appropriate
measure.

4.47 A survey of properties in the Finsbury Park Ward was carried out in 2018. Of 338 properties
surveyed, 63 properties were found to be HMOs. 66.66% of Section 254 HMOs were found
to have at least one issue relating to the property condition or management and 48.48% of
Section 257 HMOs surveyed had issues identified. A total of 57.14% of HMOs therefore had
issues that require intervention. 20.3% of properties surveyed were converted flats that had
been converted without complying with the relevant Building Regulations.

4.48 The council has had regard to the following Codes of Practice under Section 233 in relation
to the management of student housing and for the purposes of schedule 14, which lists
buildings which are not HMOs for the purpose of the Housing Act 2004;

A The Accreditation Network UK/ Uni pertsfoEod e
Student Accommodation Not Managed and Controlled by Educational Establishments,
dated 20th February 2006

A The ANUK/ Unipol Code of Standards for Lar
Accommodation Managed and Controlled by Educational Establishments, dated 28 August
2008)

A The Universities UK/ Guild HE Code of Pr ac
dated 17th August 2010.
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4.49 Following consideration of the above criteria, as per the government guidance, the council
are of a firm belief that the introduction of a Selective Licensing in Finsbury Park Ward and
a borough-wide Additional Licensing scheme will be the most effective way to deal with the
problems. These schemes will enable us to regulate the letting and occupation of privately
rented accommodation in the borough, to cooperate effectively with landlords and tenants
alike and to continue property compliance visits, all with a view to improving further the
management and condition of privately rented accommodation in the borough.
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5 Alternative options considered

5.1 Consideration has been given to other options that the council could pursue if the proposals
in this consultation are not supported.

Alternatives to Additional Licensing

5.2  Alternative courses of action for dealing with HMOs being managed sufficiently ineffectively
as to give rise, or likely to give rise, to one or more particular problems include doing the
following:

Do nothing:

5.3  Apart from the existing Caledonian Road and Holloway Road scheme, the council could
continue with the current approach of enforcement in response to complaints and identifying
properties through street surveys. This could be linked with a more robust promotion of
accreditation for landlords. The review of evidence obtained by other authorities in London
would indicate that this approach is not generally supported by the public (excluding
landlords) in their consultation exercises. Of HMO residents, other PRS tenants, local
residents and other stakeholders, a significant majority supported the introduction of a
scheme. Reasons for supporting schemes include that it would improve the standards and
living conditions of housing, helping to ensure a more consistent standard of
accommodation throughout the boroughs, improving the quality of landlords and enable the
targeting of rogue landlords.

5.4  ltis neither effective for the occupants of HMOs, nor efficient for the council to rely simply
on being reactive to complaints and to undertake low levels of proactive visits to properties.
Many HMOs go under the radar because tenants are afraid or reluctant to complain and
proactive visits are not necessarily targeting the worst properties first, whereas a licensing
regime requires landlords to come forward and enables the council to target the highest risk
properties first. The licensing of all HMO properties also creates a level playing field where
all occupants of HMOs can be assured that landlords will maintain properties to certain
standards, or that the council will know about them and apply conditions or take the relevant
enforcement action to ensure they do.

Increase enforcement activity:

5.5  The Council could increase the level of resources and amount of enforcement activity
devoted to HMOs. A more proactive approach could be taken to target the worst landlords.
This would involve the need to increase the resourcing for enforcement, funded from council
finances. For the reasons given above, this does not ensure the protection of all HMO
residents that an Additional Licensing scheme would enable.

Introduce Additional Licensing in specific areas of the borough:

5.6 An area based scheme could be designated. As stated above, it is recognised that HMOs
are spread across the borough. An area based scheme, as has been the case with the
Caledonian Road and Holloway Road scheme, would continue to cause inconsistency in
regulation and confusion amongst landlords and tenants. With the expansion of mandatory
licensing, it is seen that the most clear approach for all and the way to protect all occupants
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of HMOs is to have complete coverage of HMOs under the mandatory and Additional
Licensing schemes.

5.7  Specifically, alternative courses of action for dealing with poor housing conditions and poor
management in HMOs that might be used in the options above include the following and are
discussed below:

The Housing Health and Safety Rating System (HHSRS):

5.8 This is the main tool for enforcing housing conditions in the PRS. However, it is resource
intensive and can only be applied to dwellings on an individual case-by-case basis. It is
generally a reactive process and does not
the council in the way licensing does. It does not impose standards in relation to
management or housing conditions. In practical terms the legal requirement on landlords to
improve dwellings only comes into force when the council takes action against them. That
action does not impose a penalty for hitherto failing to comply with housing standards but
merely requires matters to be rectified. It does not provide an incentive to comply, or a
deterrent to non-compliance.

5.9 Conversely, Additional Licensing requires the landlord to come forward and obtain a licence
and applies conditions that must be met in the HMO, including housing conditions and
property management. The penalty for failure to obtain a licence or for breach of licence
conditions can be the imposition of a fixed penalty, a criminal prosecution leading to an
unlimited fine, and/or a Rent Repayment Order requiring the landlord to repay up to twelve
mont hsdé previous rent.

Interim Management Orders (IMOSs):

5.10 These have been considered in a number of individual cases but there are significant
disadvantages to their use as they are very resource intensive, deal only with individual
properties on a case-by-case basis, and do not address the general lack of professional
management expertise in the local housing market.

The Management of Houses in Multiple Occupation (England) Regulations 2006:

5.11 These regulations can be enforced to require HMO landlords to remedy certain housing
defects and failures of management. However, these can only be used to remedy certain
specified failings and cannot be used to bring about improvements such as the provision of
additional amenities. The penalty for contraventions can be the imposition of a fixed penalty
or a criminal prosecution leading to an unlimited fine. These provisions can be used
alongside Additional Licensing conditions in enforcing good management standards in
HMOs across the borough.

Housing and Planning Act 2016:
5.12 Relatively new powers under the Act include Banning Orders, which prevent rogue
landlords and agents trading when they have committed certain serious offences, and a

Rogue Landlords Register. They also provide for Civil Penalties and Rent Repayment
Orders as a sanction.
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Landlord Accreditation:

5.13 Islington promotes the Accreditation and Training for Landlords and Agents Scheme
(ATLAS) formerly London Landlord Accreditation Scheme (LLAS).

5.14 Thisis a voluntary scheme where landlords undergo training and sign up to a Code of
Conduct which requires certain standards of management and maintenance. ATLAS is a
valuable scheme for engaging with well-meaning landlords. It provides support and imparts
the knowledge necessary for them to run their businesses effectively, comply with the law,
and provide safe, decent quality homes. There are currently 976 accredited landlords in
Islington under ATLAS. However, experience has shown that whilst good landlords are
willing to participate in accreditation, a significant proportion of landlords are not and this
includes rogue landlords at the bottom end of the market with whom there is most concern.
For this part of the sector, effective enforcement is the appropriate course of action. The
council will continue to promote landlord accreditation alongside the introduction of any
discretionary licensing schemes.

5.15 The alternative powers outlined above do not offer an effective alternative to Additional
Licensing for the reasons stated. However, using these powers in conjunction with an
Additional Licensing scheme will provide an effective and comprehensive regulatory
framework for the PRS and bring about improvements in property conditions and property
management . Licensing requires the |l andlord
persono criteria i n o rcauecH makes checksttoeensare this id thec e n
case and can exclude criminal landlords from the market. The anticipated outcome of the
Additional Licensing scheme will be a general improvement in property conditions and
management within the five-year lifetime of the designation.

Alternatives to Selective Licensing

5.16 Alternative options for dealing with areas with a high proportion of properties in the PRS that
are suffering problems that are caused by, or attributable to any of the criteria for making a
designation include:

Do nothing:

5.17 As with Additional Licensing, the council could continue with the current approach of
enforcement in response to complaints and identifying properties through street surveys,
linked with a more robust promotion of accreditation for landlords. The reasons stated
above for this not being a preferred approach for Additional Licensing apply to Selective
Licensing also.

Increase enforcement activity:

5.18 The Council could increase the level of resources and amount of enforcement activity
devoted to the PRS. A more proactive approach could be taken to target the worst
landlords. This would involve the need to increase the resourcing for enforcement, funded
from council finances. For the reasons discussed above for Additional Licensing, this does
not ensure the improvement of all privately rented properties in the area that a Selective
Licensing scheme would enable.

Introduce a borough-wide Selective Licensing scheme, or one covering more Wards:
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5.19

Although the PRS is spread across the borough and every Ward has over 20% of properties
in the PRS, our research and evidence base indicate that the highest proportion of
properties with poor conditions are in Finsbury Park Ward. This area is also highest in
considering the other criteria of ASB, crime and deprivation, and so supports the need for a
designation. Although other areas of the borough also suffer problems, they are not as
marked as the data shows for the proposed area and so a Selective Licensing scheme is
not seen as being an appropriate mechanism for the whole borough or other Wards at this
time. It may be that in time, following a review of the success of the proposed scheme, other
Wards that are above average for the relevant criteria will be considered for a future
Selective Licensing scheme.

A programme of renewal:

5.20

5.21

5.22

5.23

The extent of the problem of poor conditions in Finsbury Park Ward and the corresponding
ASB, crime and deprivation is spread across the area and not restricted to specific and
distinct streets or terraces of housing and so renewal of properties is not seen as being a
practical solution to resolving it.

As with Additional Licensing, specifically, there are alternative courses of action for dealing
with poor housing conditions and poor management in the PRS that might be used in the
options above, include the HHSRS, Interim Management Orders, Powers under the
Housing and Planning Act 2016 and Landlord Accreditation Schemes. These alternative
courses of action have been considered and are discussed above for Additional Licensing.

In view of the numbers of PRS dwellings experiencing poor conditions in the proposed
Ward, it is not practical to deal with them on an individual, reactive basis. However, using
these powers in conjunction with a Selective Licensing scheme will provide an effective and
comprehensive regulatory framework for the PRS and bring about improvements in property
conditions and property management. Licensing requires the landlord and managing agent
to me e fit andl proper personocriteria in order to obtain a licence. The Council makes
checks to ensure this is the case and can exclude criminal landlords from the market. For
these reasons there is no practical alternative to a Selective Licensing scheme in proposed
areas selected to achieve the desired outcomes. The anticipated outcome of such a
scheme will be a general improvement in property conditions and a reduction in ASB and
crime associated with the PRS in the designated area, within the five-year lifetime of the
designation.

All licensed properties will be inspected either prior to the issuing of a licence or within the
duration of the scheme. Outcomes from this scheme would be monitored during its operation
in order to determine whether the scheme should be rolled out to other wards with significant
levels of poor housing conditions in the future; although this would be conditional on the
approval of the Secretary of State. For wards with lower levels of poor housing conditions, a
programme of targeted enforcement will continue to be undertaken.
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6.1

6.2

6.3

6.4

6.5

6.6

Proposed Licence fee structure

The council proposes to charge a licence application fee (Part I) to cover the cost of the
administration of the Property Licensing schemes, with an additional fee (Part Il) to be
charged to cover costs of enforcement of the schemes. The Council has a fiscal duty to
charge these fees and must split them into two parts in order to comply with legislation. The
income raised from the schemes is ring-fenced and can only be used for Property
Licensing. It cannot be used to raise income for other council functions.

The council believes that any scheme should minimise the financial burden on landlords. It
therefore proposes that licence fees are kept as low as is reasonably possible, without

j eopar di si n g biltyhtoeundertake itscsiatbt@rysfunetions under either scheme, or
any of its other statutory duties.

For the purposes of both schemes, an accredited landlord is a landlord who is accredited by
the National Landlords Association (NLA), or under the London Landlords Association
Accreditation Scheme (ATLAS), or any other approved letting scheme, and has maintained
their CPD requirements. There are reduced fees for such accredited landlords.

All licence fees will be reviewed each financial year.

A licence will be granted for a period of either one or five years. Licences are non-
transferrable in accordance with section 91(6) of the Housing Act 2004.

Fees are based on the running cost and management of the overall scheme. There are a
range of fees, which differ for single and multiple unit properties. There are also additional
fees relating to assisted licence applications, and a discounted fee for accredited landlords.

Selective Licensing scheme fees:

6.7

For a house, a self-contained flat or non-self-contained flat the total licence fee will be £500
(accredited landlords £425). An assisted licence application will be £167 in addition to the
applicable fee.

Additional Licensing scheme fees:

6.8

6.9

6.10

HMOs consisting of bedsits, bedrooms or studios:

A fee is applicable for each letting. The standard fee will be £288 per letting (accredited
landlords £245).

An assisted licence application will be £352 per HMO in addition to the applicable fee.

For large scale student accommodation blocks, not accredited (ANUK/UNIPOL or
equivalent) or university owned, the fee will be £33 per dwelling.

Converted flats:
The standard fee will be £703 per building/block (E597 for accredited landlords).
An assisted licence application will be £181 in addition to the applicable fee.
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Payment schedule

6.11 Fees will be split into two parts. Full details of all the applicable fees are included in
Appendix 2.

6.12 Both parts of the fee will need to be paid when the application is submitted, if the council
refuses to grant a licence the Part 2 fee will be refunded to the applicant.
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7 Conditions

7.1  Full details of the proposed conditions for Property Licensing are included in Appendix 5.
Each new licence granted would be subject to a series of licence conditions. Licence
conditions under either Additional or Selective Licensing must include the mandatory
conditions set out in Schedule 4 of the Housing Act 2004 and may include additional
conditions relating to management, use and occupation.

7.2  In summary, the mandatory conditions would require licence holders to:

U Provide gas safety certificates annually (if gas is supplied);

U Keep any electrical appliances and furniture provided in a safe condition;

U Supply the authority on demand with a declaration as to the safety of such appliances
and furniture;

U Provide suitable smoke alarms and keep them in good working order;

U Provide suitable carbon monoxide alarms in any room used wholly or partly as living
accommodation and contains a solid fuel burning combustion appliance and keep them
in good working order;

U Supply the authority on demand with a declaration of the condition and positioning of
such alarms (smoke and/or carbon monoxide);

U Issue residents with a written statement of the terms of occupation (e.g. a tenancy
agreement or licence);

U Require references from prospective tenants;

7.3  The proposed additional Licensing Conditions would require licence holders to:

U Limit occupation of the property to the numbers of persons and households specified in

the licence and based on facilities and room sizes;

Provide reasonable terms of occupation;

Put the tenancy deposit in an approved tenancy deposit scheme;

Make suitable arrangements for completing routine repairs and maintenance;

Ensuret hat anyone involved with managing the

Ensure adequate management arrangement during their absence;

Comply and cooperate with the council, and any inspectors;

Demonstrate to the satisfaction of the Council that they have properly managed the

property and have taken all reasonable and practicable steps when dealing with

complaints of antisocial behaviour and/or harassment made against the occupants;

U In the case of HMOs, to display the name, address and telephone number for the

licence holder or manager, certain certificates (e.g. gas safety, electrical installation etc.)

and a copy of the licence in the common parts;

Advise the council of any change in circumstances;

Ensure fire safety;

Ensure the door and doorframe between each kitchen and hallway/landing is a fire door;

Provide a fire blanket in each kitchen;

Provide adequate means of fixed space heating which is economic to run and

controllable by the occupant;

Ensure adequate thermal insulation;

U Provide electrical installation condition reports for the fixed wiring installations at
intervals of not more than five years;

U Ensure the safety of any furniture and furnishings that are provided,;
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Provide adequate security to the property;
Appropriately manage pest infestations;
Provide the council with access to secure bin storage areas;
Comply with I slington counci |obage ahddisposalh ol d
service and policies, provide suitable sufficient recycling and waste containers for
tenantso6 use and make tenants aware of the
and collection of recycling and waste and carry out regular compliance checks;
U Provide written information to all tenants, at the start of the tenancy to ensure that
tenants are advised and reminded of their responsibilities for the proper storage and
disposal of household recycling and waste.
U Ensure all external areas within the curtilage of the property are kept free from waste
and fly tipping deposits;

[ i i

7.4  The council believes that such licence conditions are not onerous, and that good landlords
are unlikely to find that they need to do any more than they already do in maintaining a
good property.
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8.1

The evidence

The council has undertaken an extensive review of available data, both from within its own
organisation and that more widely available, in relation to both the national picture and that
of London in reaching its conclusion that the proposed scheme designations are the correct
course of action to take. A number of data-sets are only available in Census data. The last
Census was in 2011 and so it is recognised that this data is now at least 7 years old.
However, as the recognised reliable data source and as the most recent available, has
been relied upon in some cases. Where possible, more up-to-date data has been sourced
from recognised sources such as the Office for National Statistics (ONS) and the Greater

London Authority (GLA Datastore).

Housing stock

8.2

8.3

8.4

8.5

There were 111,111 properties on the Islington Land and Property Gazeteer in October

2018.

The 2011 Census showed the proportion of different tenures as shown in Table 1.

Ward Owned: Total |Social rented: TotdlPrivate rented: Tota| Total stock
Barnsbury 1757 2132 1512 5401
Bunhill 1418 3173 1961 6552
Caledonian 1383 2733 1822 5938
Canonbury 1586 2694 1257 5537
Clerkenwell 1531 2237 1401 5169
Finsbury Park 1413 2711 1996 6120
Highbury East 2156 1629 1368 5153
Highbury Wes 2047 2339 2316 6702
Hillrise 1665 2294 1021 4980
Holloway 1488 3084 1737 6309
Junction 1605 2443 1449 5497
Mildmay 1598 2739 1360 5697
St George's 1822 2063 1413 5298
St Mary's 1494 2290 1642 5426
St Peter's 1843 2243 1333 5419
Tollington 1758 2538 1629 5925
TOTAL 26564 39342 25217 91123

Table 1. Proportion of tenure of housing stock by Ward i Census 2011

The most recent stock condition survey (SCS) in Islington was in 2008.

Relevant findings from that stock condition survey were as follows:

M

T
T

The most common dwelling type was self-contained flats within converted pre-1919

terraced houses.
Around 90% of the PRS was in self-contained flats.

62.3% of private sector properties (excluding RSLs) were pre-1919 stock (See Figure 1).

This compares with 24.9% nationally and 34.2% in London at that time.
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2008 Islington Stock Condition Survd3rivate Sector
Housing Property Types

19.26637% 2:2094% 11 4632004

J 1,882 3%

17,849 34%
Flat with commercial Terraced Detached/semi detached

Purpose built flat = Converted flat

Figure 1. Housing property types i 2008 SCS

1 Research for the SCS indicated that 3,547 (15.7%) PRS dwellings had at least one
Category 1 hazard and 9.5% of all private sector dwellings had a Category 2 hazard in
Band D and 11.2% in Bands E to I.

1 Estimated costs to remedy Category 1 hazards in the PRS was an average of £4,407
per dwelling and a borough-wide cost of £15.6M

1 Estimated total costs of dealing with disrepair of PRS properties across Islington were
£135.8M.

1 Vulnerable and support needs households in the private sector had considerably higher

average basic repair costs at £2,628 and £4,356 per dwelling respectively.

29.6% of dwellings in the PRS failed the Decent Homes standard.

The average cost of remedying non-decent homes in the PRS was estimated to be

£4,628 and for vulnerable households this figure was £6,421.

1 1,585 vulnerable households lived in non-decent accommodation in the PRS, which was
45.8% of all vulnerable households in the PRS.

1 There were 2,653 converted buildings in the borough, containing 8,685 self-contained

flats (potential Section 257 HMOs).

There were 5,512 flats or houses in multiple occupation (Section 254 HMOs).

It was estimated at the time that there were 758 HMOs that fell under the mandatory

licensing scheme.

1 Section 254 HMOs were more likely to have a Category 1 hazard than other private
sector dwellings (particularly licensed HMOSs).

1 An estimated 814 HMOs had a sharing ratio for amenities of worse than one per five

lets.

97.4% of Section 257 HMOs were pre-1919 buildings.

37.2% of Section 257 HMOs were deemed to be non-decent, compared with 26.4% for

the whole private sector stock.

1 Interms of energy efficiency, the average SAP rating for the PRS in Islington was 61
(out of 100) and older dwellings typically demonstrated lower SAP ratings.

1 22.1% of all private sector households in the borough were in fuel poverty, rising to
35.4% of vulnerable households.

8.6  With 68.5 dwellings per hectare, Islington is the second most dense London borough for
housing and almost 2.3 times the London average. (Census 2011)
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8.7

8.8

8.9

8.10

8.11

8.12

8.13

8.14

Only 38% of the dwelling stock in the borough are houses and there is an average of 2.3
people per dwelling, the same as the average for the UK in the 2011 Census.

There were 91,123 household spaces in Islington in the Census 2011 an increase of 10,362
(12.8%) from 2001 to 2011. A total of 900 households, or 9 in every 1,000 were
overcrowded, compared to 15 in every 1,000 for London. (2011 Census)

Islington ranks 26th of the 32 London boroughs for private rent affordability. Average rent in
Islington is £1,752 per month.

On average, households in the private rented sector spend 34% (including Housing Benefit)
of their income on rent. Social renters spend, on average, 28%. Some 9% of private renters
were either currently in arrears or had been in the previous 12 months, compared with 25%
of social renters. (EHS 2016-17)

The PRS has had the highest level of growth over the period 2011 to 2016 across all
housing tenures in Islington, at 6.3%.

The PRS is estimated to be approximately 26,000 properties and so Islington has the
seventh highest proportion of housing in the PRS compared with other London boroughs
(from figures published by ONS i 2018).

Table 2 shows the change in household property types between the Census 2001 and
2011.

Household space 2001 2011 % increase /
decrease
All household spaces - with residents 82,281 93,556 13.70
All household spaces - with no residents - vacant 1,479 4,640 213.73
Whole house or bungalow - detatched 828 1,093 32.00
Whole house or bungalow - semi-detatched 2,251 2,845 26.39
Whole house or bungalow - terraced 13,445 13,402 -0.32

Flat, maisonette or apartment - in a purpose built 41.978
block of flats or tenement ' 53,386 29.33

Flat, maisonette or apartment - part of a converted 24 001

or shared house (includes bed-sit) ' 24,650 2.70

Flat, maisonette or apartment - in a commercial 2102
building ' 2,753 30.97
Caravan or other mobile or temporary structure 76 67 -11.84

Table 2. Household space change 2001-2011

27.67% (25,217) of household spaces with at least one resident were private rented in
Islington. In London the PRS was 25.4% and nationally it was 17.1%. (2011 Census)

By 2016, 66,300 households, or 29% of Islington households were in the PRS, ranking 11t
in London. (ONS 2018).
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8.15 The PRS is expanding, not through any significant increase in supply but by replacing
owner occupation (down from 3.3% between 2011 and 2016) and meeting the demands of
a reduced supply of social housing (down 3%).

8.16 According to the 2011 Census, every Ward in Islington has greater than 20% of the
properties in the PRS, ranging from 20.5% in Hillrise Ward to 34.56% in Highbury West
Ward. The average of PRS properties per Ward is greater than 27%.

8.17 Of the seven Wards with the worst property conditions (highest rate of Category 1 and 2
hazards found) the percentage of PRS was as shown in Table 3:

Ward No. of properties No. of PRS properties | Percentage of PRS
(Census 2011) (Census 2011)
Highbury West 6,702 2,316 34.56%
Finsbury Park 6,120 1,996 32.61%
Caledonian 5,938 1,822 30.68%
Holloway 6,309 1,737 27.53%
Tollington 5,925 1,629 27.49%
Junction 5,497 1,449 26.36%
Hillrise 4,980 1,021 20.50%

Table 3. Percentage of PRS in the Wards with worst property conditions

8.18 Private renting increased by 85% in Islington between 2001 and 2011. In London it
increased by 75% and nationally by only 8%, while owner occupation was unchanged in
Islington but decreased by 8% in London. In contrast, social renting and mortgage-owned
housing have decreased by 17% and 9% respectively in Islington.

8.19 41.2% of Islington population live in social housing, compared to 23.1% across London.
This is the third highest percentage in London (2016 - London Data Store).

8.20 There are 25,349 local authority dwellings in Islington, the second highest in London in
2017.

8.21 Islington Council owns and manages more than 35,400 council properties. As at May 2018,
the stock comprises 25,349 tenanted and approximately 11,000 leasehold properties. It is
estimated that 40% of these are sublet.

8.22 Partners for Improvement in Islington manage 6,342 tenanted and leasehold properties and
3,103 properties are managed by Tenant Management Organisations.

8.23 There are 2,566 housing benefit claimants in the PRS in Islington.

8.24 For the purposes of this consultation report, a PRS property that is not an HMO is known as
a Single Family Occupied property (SFO) (however, it is acknowledged that a multi-
occupied property with two separate households may fall into this definition). There were
2,669 non HMO PRS properties (SFOs) that Environmental Health had been involved with
at September 2018.

8.25 Taken from the Environmental Health database, Figure 2 shows the distribution of the SFO
properties that have had Environmental Health involvement.
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Known SFO's by LSOA

|:|25 to 56

16 to 25
10 to 13

® - Knownélsfivate Rented Property (non HMO)
Figure 2. Known SFO properties on the EH database September 2018

8.26 It can be seen that the greatest concentration of these is in the north east and central parts
of the borough, with the highest Wards being as shown in Table 4 below:

Finsbury Park 386
Caledonian 370
Holloway 249
Junction 209
Hillrise 223
Tollington 183

Table 4. PRS properties that have had an Environmental Health
involvement (excluding HMOSs) at September 2018

8.27 Council records and records from registered tenancy deposit schemes (TDS) have been
used to identify the approximately 26,000 privately rented properties across the borough.
The distribution of these is shown in Figure 3.

| Legend

/ Private Rented Properties: Proportion by Ward
] 21%
[ 3%
[ 24%
[ 25%
[ 25%
[ 27%
I 28%
B 30%
I 319
B 33%
B 5%
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Figure 3. Distribution of PRS properties determined through analysis of council and TDS
records

8.28 Image 1 shows a typical pre-1919 terrace of housing in Islington. Many of these dwellings
have now been converted to self-contained flats.

Image 1. A typical terrace of pre-1919 houses in Islington

8.29 Figure 4 shows the location of both known HMO and non HMO (SFO) properties on the
Environmental Health database as at September 2018. It can be seen that a significant
proportion of the known HMOs at this point in time are along the main roads of Caledonian
Road and Holloway Road, where the existing Additional Licensing scheme is in force.

) KnownmSFO Prlvate Rented -Property
® = Known HMO
Figure 4. Known PRS properties on the EH database September 2018

8.30 The 2011 Census showed an increase in the number of properties across all sizes from the
Census 2001. Properties with greater number of rooms are more likely to be HMOs.
However, an increase in the number of one and two roomed dwellings can indicate an
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increase in converted flats, which may be S257 HMOs. Table 5 shows the percentage
increase in properties up to eight or more rooms.

Rooms 2001 2011 %
increase

1 room 2,897 | 3,320 14.60
2 rooms 8,290 | 10,921 31.74
3 rooms 22,361 | 26,028 16.40
4 rooms 22,707 | 25,333 11.56
5 rooms 13,652 | 14,722 7.84
6 rooms 5,782 | 6,130 6.02
7 rooms 3,058 | 3,100 1.37

8 or more rooms 3,534 | 4,002 13.24

Table 5. Increase in size of dwellings (Census 2011)
8.31 Figure 5 shows the types of known HMOs on the Environmental Health Database as of
October 2018 by Ward. Caledonian Road and Holloway Road pass through several Wards
through the centre of the borough, however a significant proportion of the currently licensed
HMOs under the existing Additional Licensing scheme fall within Caledonian Ward.
Although there is a greater concentration of HMOs not covered by the existing Additional
Licensing scheme in certain Wards, it can be seen that HMOs are spread throughout the
Wards, with the lowest numbers in the most southerly Wards bordering the City of London.

120 Additional HMO
100 Licence
80 Mandatory HMO
60 Licence
40 Non Licensable HM!
20
0 Unlicensed HMO
Q& QL& > & S RO NS X
P & & » & @ N ¢ & & & & E
N RY & O ¢ R N Q o K ~ N
> > e 0 O > ) S o
N4 ¢ ¢ &S 3
< Q\\ \2\‘%

Figure 5. Known HMOs

8.32 As of July 2019, there were 599 licensed HMOs as shown in Table 6 below.

354
245

Mandatory HMO Licence
Additional HMO Licence

Table 6. No. of known licensable HMOs: July 2019

8.33 The number of HMOs that have a mandatory licence is based upon the pre October 2018
criteria. Although not exclusively so, a significant proportion of older properties in Islington
are of three or more storeys. Therefore, the extended definition for mandatory licensing, to
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8.34

8.35

8.36

8.37

include properties below three storeys in height, with five or more people who do not form a
single household, is not expected to bring a significantly high number of properties into
scope of mandatory licensing from that currently. It is estimated that no more than 100 new
mandatory licences will be required. As at end of December 2018, 18 new mandatory
licence applications had been received for properties below three storeys.

We have used council data sources and records from three tenancy deposit schemes (TDS)
to try to identify the likely number of currently unknown PRS properties, including HMOs
across the borough, that will now become subject to licensing under the new proposals.
This will be made up of a combination of HMOs that fall under either the mandatory
scheme, or the proposed Additional Licensing scheme.

There were 14,789 addresses with TDS deposits registered in Islington at October 2018.
Figure 6 shows the distribution of these addresses by LSOA.

Figure 6. Dlstrlbutlon of propertles reglstered with a custodial TDS

Council Tax data provides us with indicators of likely multiple occupation, such as the
number of unrelated people per dwelling. The Council Tax database identifies properties
which are HMOs for council tax purposes. In accordance with the Council Tax (Liability for
Owners) Regulations 1992, Local Authorities are required to hold the owner rather than the
occupants of an HMO as being responsible for council tax. The owner is normally the
person who has a lease or, if none exists, a freehold interest in the whole dwelling. In
addition the Council Tax database has been analysed for those properties which are
exempt from Council Tax and where all the occupants of that property are considered to be
in full time education i.e. student housing.

Following a reconciliation of all the information, including removing any duplicate premises
and any already licensed HMOs, we believe there are approximately 26,000 PRS properties
in the borough, of which 3,850 Section 254 HMOs that will be subject to licensing.
Assessing the number of Section 257 HMOs is a more difficult exercise as there is no firm
data available about properties that have been converted without complying with the
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8.38

Legend

Number of HMO's per ward November 2018
[ 167-232
B 233-297
Il 298 - 362
363 - 427

Figure 7. Distribution of likely HMOs by Ward

relevant Building Regulations. Evidence from the survey of properties in Finsbury Park
Ward however has been used to provide an estimate of the number of Section 257 HMOs.

Figure 7 below shows the distribution of the properties that have been identified with a high
degree of certainty that they are Section 254 HMOs from these data sources.

8.39 Table 7 below shows the number of properties identified as likely HMOs, with people on the

red)

wo ul

d

not

u s uleoevey, these

Ward / Number of
unrelated people per housq

3

4

o

Grand Totd

Barnsbury

121

57

193

Bunhill

156

75

244

Caledonian

17

157

103

14

338

Canonbury

134

37

191

Clerkenwell

121

35

167

Finsbury Park

47

14

221

117

427

Highbury East

2

118

67

206

Highbury West

27

196

91

338

Hillrise

24

105

52

201

Holloway

34

10

202

105

377

Junction

16

134

96

259

Mildmay

13

171

68

256

St George's

32

130

64

246

St Mary's

10

139

61

Rrlalr]rldv]oldvr|lolr]lr]lr]lR]N

220

St Peter's

5

128

47

189

Tollington

21

B Ll L )

168

91

3

1

1

297

Grand Total

301

83

2401

1166

156

37

3

1

1

4149

Table 7. Number of unrelated persons in properties per Ward
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Council Tax register who are not related, by Ward. Properties with only one or two people,
(highlighted
properties have been identified through other data sets, including existing licensed HMOs
and may therefore indicate S257 HMOs.
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8.40 City University of London and London Metropolitan University are both located within
Islington. In addition, the close proximity to other further education establishments in
neighbouring boroughs around London, leads us to believe there to be a high proportion of
student rented accommodation outside of halls of residence. Figure 8 shows the distribution

of properties registered for Council Tax as student accommodation that is also identified as
in the PRS.

126
Toling(on

Legend

Privately rented properties occupied by students
(not student accommodation)

[ 62-98

[ 99-135

B 136-172

B 173-209

Il 210- 246

Figure 8. Location of PRS occupied by solely students by Ward

8.41 Table 8 lists the number of addresses occupied solely by students by Ward.

No. of addresses occupie

Ward solely by students
Finsbury Park 246

Bunhill 231
Caledonian 231
Holloway 212
Clerkenwell 143
Tollington 126

St George's 125

St Peter's 119
Barnsbury 113
Highbury West 108
Junction 100

St Mary's 89
Mildmay 69
Canonbury 68

Hillrise 66
Highbury East 62

TOTAL 2108
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8.42

8.43

8.44

8.45

8.46

Table 8. Student accommodation numbers by Ward

In addition to the analysis of council data sources as a means of identifying how many PRS
properties and particularly HMOs there are in Islington, a physical survey was conducted
during 2018 to provide some direct evidence of both the numbers of PRS properties and
also the condition of the properties and any problems associated with them.

Finsbury Park Ward was selected for this survey i a Ward where there was a known high
level of PRS from the 2011 Census, and one that was also known to have high levels of
property complaints. Later in this consultation document the findings of this survey were
used to extrapolate likely numbers of PRS properties and HMOs and problems associated
with them. In view of the fact that Finsbury Park is known to be above average compared
with the rest of the borough, the data was reduced by a proportionate factor to avoid over
estimating the numbers across the borough.

The survey identified a total of 338 properties for investigation, selected at random, based
upon a list produced from Council Tax records that indicated likely PRS (a total of 1,443
properties) and from a list of properties registered with one of the tenancy deposit schemes.

Of the 328 properties surveyed, entry was gained to a total of 114 PRS properties. For
these properties a survey form was completed to gather data such as tenure, occupancy
and any problems associated with the property. For those properties where entry was not
gained, an external assessment was used to identify where possible the tenure and any
external problems, such as disrepair, general condition and any refuse within the curtilage.

Table 9 shows the break-down of the tenure/occupancy type of the properties and the
projected number across the Ward, based upon the total number of dwellings identified in
the 2011 Census for Finsbury Park, where 1,996 of a total of 6,120 properties were
identified as in the PRS.

No. of Properties Surveyed: 328
No. of Properties where entry gained or data gathered: 314

Number Percentage of | Projected number
identified | Sample where for Ward based
data gathered | upon 2011 Census
Housing Stock

HMOs identified S254 30 9.5% 581
HMOs identified S257 33 10.5% 643
SFO PRS properties - not HMO 114 36.3% 2,222
Owner occupied or other 137 43.6% 2,668

Table 9. Number of property types in Finsbury Park survey and projected total numbers

8.47 Based upon this calculation, it would indicate there has been a significant increase in total

PRS on Finsbury Park Ward since the 2011 Census, with potentially up to 3,446 properties,
which would be a 72% increase. It is accepted that there may be a significant margin for
error in these projections. Through analysis of Council Tax records the figure for Section
254 HMOs is 427 against 581 from the projection method used from the Finsbury Park
survey (36% increase).
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8.48 The data providing the highest level of confidence for the number of Section2 54 HNMOOG s
the Council Tax method, which suggests there may be up to 3,800 subject to licensing. As
already stated, Section 257 HMOs are far more difficult to identify through council data. The
Council Tax method suggests there may be around 400, although this is thought to be an
underestimate. The Finsbury Park survey suggests there may be an equal percentage of
Section 257 to Section 254 HMOs. Allowing for a margin of error, it could be estimated that
there may be up to a further 4,000 Section 257 HMOs. However, as Finsbury Park is known
to be the Ward with the worst property conditions, it is considered reasonable to assume
that a lower percentage of the converted flats in other parts of the borough have been
converted without compliance with the relevant Building Regulations. The estimate for
Section 257 HMOs is therefore adjusted down by a factor of 2.16 (the proportion of known
HMOs in Finsbury Park compared to the average for the borough) to 1,800. This would put
the estimated number of all HMOs (both Section 254 and Section 257) at approximately
5,600.

Proportion of property in the PRS

8.49 To show that the proportion of property in the PRS is a relevant criteria for the area(s)
proposed for a Selective Licensing designation, it must be demonstrated that the area has
a high proportion of property in the private rented sector.

8.50 Guidance suggests that more than the percentage in the most recent English Housing
Survey would be a high proportion. The current English Housing Survey puts the national
average of PRS properties at 20%. Therefore, if privately rented properties account for
greater than 20% of the total housing stock, the area can be considered as having a high
proportion of PRS.

8.51 Looking at the profile of the borough, from the 2011 Census, the whole borough contained
27.46% PRS and so, if warranted, a borough-wide Selective Licensing scheme could be
designated.

8.52 Breaking the borough down into Wards, every Ward has greater than 20% PRS, ranging
from 20.5% to 34.56%, meaning that every Ward could individually be considered for
designation.

8.53 Table 10 shows the number and percentage of PRS properties per Ward as per the 2011
Census.

PRS
PRS % 2011| Number
Ward Census 2011 Censug

Barnsbury 27.99 1512
Bunhill 29.93 1961
Caledonian 30.68 1822
Canonbury 22.70 1257
Clerkenwell 27.10 1401
Finsbury Park 32.61 1996
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8.54 Figure 9, below shows the LSOAs with greater than 20% PRS. The few areas that do not
fall into this category are predominantly council estates. Criteria: Any Lower Super Output

Highbury East 26.55 1368
Highbury West 34.56 2316
Hillrise 20.50 1021
Holloway 27.53 1737
Junction 26.36 1449
Mildmay 23.87 1360
St George's 26.67 1413
St Mary's 30.26 1642
St Peter's 24.60 1333
Tollington 27.49 1629

Table 10. Number and percentage of PRS by Ward

Area (LSOA) with more than 20% privately rented homes (based on 2011 census
(QS405EW)). In total 92 out of 123 LSOASs met this criteria (75%). The L SOAOG s

this criteria have been shaded in green.

Figure 9. Map show

Low housing demand

8.55 To show that low housing demand is a relevant criterion for the designation of a Selective

(!

SOA (Census 2011)

Licensing scheme, it must be demonstrated that the area is, or is likely to become, an
area of low housing demand.

8.56 This criterion does not apply in Islington and so is not considered further.

Anti-social behaviour
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8.57 To show that anti-social behaviour is a relevant criterion for the designation of a Selective
Licensing scheme, it must be demonstrated that the area is experiencing a significant
and persistent problem caused by anti-social behaviour (ASB).

8.58 Guidance suggests the authority should consider whether private sector landlords in the
designated area are not effectively managing their properties so as to combat incidences of
anti-social behaviour caused by their tenants, or people visiting their properties and in
particular the area suffers from anti-social behaviour as a result of this failure, or because
that failure significantly contributes to that problem.

8.59 For these purposes, the guidance suggests ASB includes acts of (but not limited to):

intimidation and harassment 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

i B el e et el et

860 Data has been gathered from both the police
complaints, as well as the DEFRA data on fly-tipping incidents.

8.61 Fly-tipping incidents in Islington in 2016/17 were 3,011, compared to an average of 11,093
across London. Residential incidents were 33 compared to an average of 123 for London.
White goods fly-tipping incidents, which are often closely associated with the PRS were
204, compared to the London average of 437. Statutory actions however, such as
enforcement notices and fixed penalty notices were higher in Islington than the average for
London. (DEFRA) These figures do not assist in demonstrating that fly-tipping is particularly
an issue in Islington compared with other parts of London and therefore is not helpful in
providing a link to the high levels of the PRS. However, these figures should be treated with
caution as it is evident from the DEFRA website that there are reporting inconsistencies, (for
example the high level of enforcement actions compared to the number of incidences of fly-
tipping compared with others). This data is not taken into account to support the introduction
of a Selective Licensing or Additional Licensing scheme under the anti-social behaviour
criterion.

8.62 From the police, data was available on begging and vagrancy; drugs; rowdy/nuisance
neighbours; rowdy or inconsiderate behaviour; and vehicle nuisance 1 inappropriate use or
inconsiderate behaviour i a total of 4,110 cases in the year to 315 August 2018.

8.63 From council complaints, data was available on drugs; environmental; neighbours;
rowdy/inconsiderate; and nuisance vehicles i a total of 6,304 in the 6 months to 30"
September 2018. These complaints include issues such as dog barking/other animal noise,
noisy neighbours i music, noisy neighbours i people, alarm noise and parties/raves.

8.64 Complaints about noise in 2015/16 in Islington were 36.9 per 1,000 population compared to
14.6 in London and 6.3 nationally. (PHE i Public Health Profiles)
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8.65 Figure 10 shows LSOAs where the total number of ASB Calls to the Council between
November 2016 and October 2017 in the LSOA is above the LSOA average in Islington. In

total 50 out of 123 LSOASs met this criteria (41%). The LSOAs that meet this criterion have
been shaded in green.

Figure 10. Distribution of ASB calls in a 12 month period by LSOA

8.66 Figure 11 shows the number of ASB calls to the police over a three-year period. Although

there are fluctuations, numbers in March 2018 are similar to those in April 2015 and show a
persistent problem.

Number of ASB Calls to the Police by Mompril
2015- March 2018
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Figure 11. ASB calls to the police 2015-2018

8.67 The average number of complaints for all Wards was divided into the total number of
complaints for each Ward, to give an index comparable to the average. The average index
being 1. Tables 11 and 12 below list the Wards with a complaint index of greater than 1
(above average) for police and council complaints respectively.
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